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       PLANNING COMMISSION MINUTES 
             Meeting of November 8, 2018 

 
 

Logan City Council Chambers (290 North 100 West Logan, UT 84321) www.loganutah.org 
 

Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, November 8, 2018. Chairman Butterfield called the meeting to order at 5:30 p.m. 
 

Commissioners Present: David Butterfield, Roylan Croshaw, Regina Dickinson, Sandi Goodlander, 
Dave Newman, Tony Nielson, Eduardo Ortiz  
 

Staff Present: Mike DeSimone, Russ Holley, Amber Pollan, Kymber Housley, Debbie Zilles, Paul 
Taylor, Tom Dickinson, Jeannie Simmonds (Council liaison) 
 

Minutes from the October 25, 2018 meeting were reviewed. Commissioner Croshaw moved the 
minutes be approved as submitted; seconded by Commissioner Newman. Approved unanimously.  
 

PUBLIC HEARING 

 

STAFF: Ms. Pollan reviewed the request for an in-home daycare with a maximum of 16 children. 
The Land Development Code (LDC) allows Family Group Care with a maximum of 16 clients in the 
Neighborhood Residential (NR-6) zone as a Conditional Use. Chris Bice currently operates a 
daycare with up to 16 children at 295 East 300 North in Logan and will be moving to the 510 North 
400 West property owned by Clint and Margaret Housley and operating the proposed daycare 
Monday through Friday from 5:30 am to 6:30 pm.    
 
Ms. Bice plans to have one (1) additional employee to assist with the daycare on the site. There is 
a two (2) car garage on the 500 North side of the property with a driveway that would allow for two 
(2) vehicles to park.  Parking for an employee could be accommodated on-site.  The home is on 
the corner and there is public street parking along 500 North and 400 West, where a walkway 
leads to the front door.  Drop off times are staggered between 5:30 am and 9:00 am and pick-ups 
peak at 5:30 pm.   
 

PROPOPENT:  Chris Bice was in attendance and did not have any additional information to add.  
 

PUBLIC:  None 
   
COMMISSION:  None 
 

MOTION: Commissioner Nielson moved to approve a Conditional Use Permit for PC 18-040 with 
the conditions and findings for approval listed below. Commissioner Newman seconded the 
motion.  
 

CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded with the Conditional Use Permit and are 

available in the Community Development Department. 

PC 18-040 Chris Bice’s Daycare [Conditional Use Permit] Clinton & Margaret Housley, 
authorized agents, request an in-home daycare for up to 16 children with the hours of operation 
from 5:30 a.m. to 6:30 p.m. Mon-Fri located at 510 North 400 West in the Neighborhood 
Residential (NR-6) zone; TIN 05-066-0012 (Ellis Neighborhood). 



 

Planning Commission Meeting Minutes for November 8, 2018                                                        2 | Page 

 

2. The daycare shall operate between the hours of 5:30 AM and 6:30 PM.  The daycare shall not 
have more than eight (8) children arriving earlier than 7:00 am.  After 7:00 am, no more than 
sixteen (16) children shall be at the home at any one time. 

3. One dedicated off-street parking stall within the driveway shall be provided during business 
hours for the employee. 

4. The proponent will coordinate drop-off and pick-up times to be supervised, safe, and reduce 
the impact of traffic on the street as much as possible.   

5. The proponent shall comply with all state and local regulations and licenses regarding in-home 
daycare facilities for up to 16 clients. 

6. Prior to issuance of business License, the Director of Community Development shall receive a 
written memorandum from each of the following departments or agencies indicating that their 
requirements have been satisfied:  

a. Fire Department 
i. Inspections to be kept current and compliant. 

b. Water/Cross Connection  
i. A hazard assessment should be done on this property to look for the possibility of a 

cross connection to ensure the safety of the water for the homeowner, the children 
and the City’s water supply. 

c. Business License Division 
i. Business license required for daycare use for up to 16 children.  Business license for 

295 East 300 North property, OL 18-15787, will be inactivated.   
d. Environmental 

i. Additional collection bins are available.  
 

FINDINGS FOR APPROVAL 
1. The daycare is compatible with surrounding land uses and zoning designations and, as 

conditioned, will not interfere with the use and enjoyment of adjoining properties.   
2. As proposed, the streets, providing access to the property have adequate capacity for the 

proposed use and parking/drop-off/pick-up management will be provided and regulated.   
3. Other infrastructure to the property has adequate capacity, or suitable levels of service, for the 

proposed use.  
4. The project conforms to the requirements of Logan Municipal Code Title 17 as an identified 

conditional use. 
5. The project was noticed as required by State and City regulations and proper procedure was 

followed in processing this request. 
 

Moved: Commissioner Nielson    Seconded: Commissioner Newman   Approved: 7-0 
Yea:  Butterfield, Croshaw, Dickinson, Goodlander, Newman, Nielson, Ortiz      Nay:      Abstain: 

 

STAFF:  Mr. Holley reviewed the request to rezone approximately 34 acres (8 parcels) north of 
2200 South and west of 1600 West from NR-6 to MR-9. This area was annexed into the City in 
2005 and previously approved as the Spring Creek Village PUD Subdivision in 2007. Spring Creek 
Village had only the first phase constructed, with some of the lots later being re-platted differently 
than the original design. In 2014, the 80-lot Meadow Creek Subdivision was approved, but a final 
plat was never recorded and has since expired. This area contains a pond (Spring Creek 
Reservoir) and the Spring Creek waterway that defines the northern border of the project site. A 
second ditch/canal traverses the site to the southwest corner. The area is generally flat and 
currently used for agricultural purposes.  
 

PC 18-041 Meadow Creek Subdivision Rezone [Zone Change] Visionary Homes LLC/DHI 
Builders LLC, authorized agent/owner, request a zone change from Neighborhood Residential 
to Mixed Residential (MR-9) on approximately 33 acres located at 2200 South 1400 West; TIN 
03-005-0061;-0062;-0053;-0004;-0057;-0062 (Bridger Neighborhood). 
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Considering the location of this property and comparing the future land use designations, current 
developments and approved projects within a 1/4-mile radius, single-family detached homes are 
significantly outnumbered by multi-family attached and mobile home units (approximately 700 
multi-family units, 250 mobile/manufactured homes, and 200 single-family homes). The expired 
Meadow Creek Subdivision would have added 80 single-family home sites. This proposal is for that 
same property. The Future Land Use Plan (FLUP) indicates this area as detached single-family 
land uses. There are additional MR areas identified on the FLUP near 1000 West and 2200 South 
for future multi-family housing possibilities.  
 

The MR-9 zone allows attached housing at a maximum of nine (9) units per acre of land. When 
considering rezone applications, the entire range of development possibilities should be 
anticipated. If the entire 34 acres were to be developed with multi-family attached housing at 
maximum densities, it could create over 300 units. Given the adjacent proximity to the existing 
homes within the Spring Creek Village Phase 1 and the fact that this area would not be considered 
a transitional zone as explained in the Land Development Code (LDC), staff would recommend 
denial of this request.     
 

PROPOPENT:  Jeff Jackson, with Visionary Homes, has a strong passion for this project.  As the 
Valley continues to grow, they have looked at opportunities for smart growth. This request is not for 
townhomes and density is not the end goal. The objective is to create a good community design 
with zoning utilized as a tool to accomplish that. The original project was a Planned Unit 
Development (PUD) which is no longer available; Neighborhood Residential (NR-6) as it is 
currently zoned does not work or allow for the flexibility needed for this project, therefore, they are 
requesting a change to Mixed Residential (MR-9).  The plan includes open space and trails. He 
pointed out that the 34 acres being considered X the square footage and minus the 20% road 
reduction (considering that there is no open space requirement in the NR-6 zone) equals a net 
square footage of 1.1 million, which would allow for 197 lots (at 6,000 SF) which theoretically could 
net 160-170 lots.  Using the same equation with 4,000 SF lots and a 20% open space requirement 
provides 888,000 acres of development which equates to approximately 222 lots. The open space 
cost x $3.00/SF minimum is offset by the profits from the additional 25 lots. Developers often put 
money back into open space, amenities and features. He pointed out that Amber Fields is similar 
to what would be done in the NR-6 zone. This property, however, has some amazing natural 
features that they would love to take advantage of; the MR-9 zone would allow for clustering and 
would provide 12.5 acres of open space. There is not much difference between a 6,000 SF lot and 
a 4,000 SF lot from a building standpoint. The goal is to work around the natural resources, 
amenities and features, especially the Spring Creek reservoir.  The proposal is to have 3,000’ of 
walking trails (.64 miles). They are willing to put deed restrictions in place (restricting development 
to single-family, detached homes).  The flexibility of MR-9 provides for more design options.  
 

PUBLIC:  Glen Baer, lives on Johnson Ridge Lane, said Mr. Jackson “paints a good picture”, 
however, things happen and there is a good chance it will change. One of his biggest concerns is 
the traffic. In 2007 when a development project was first approved, there were going to be 204 
homes put in, most households have at least two vehicles, which could result in 400+ trips in and 
out of the area. Increasing the zone to MR-9 could increase that to over 600 trips per day.  The 
current road system cannot handle that type of traffic.  2200 South intersects with the highway on 
an angle and there is only one egress to the subdivision. Johnson Ridge Lane is still a private road. 
He questioned whether Visionary Homes would be responsible for developing 1600 West, which, if 
not developed it would not be a viable alternative/solution.  He recommended a traffic impact study 
be done to determine the viability of the roads. Plans for a light at 3200 South may help, a possible 
light at 2600 South would certainly help.  If this property is rezoned to MR-9 and the property is 
sold, development could go down into the pond area. The roads in the original subdivision are only 
25’ wide, which makes travel difficult, especially with on-street parking.  He encouraged the City to 
carefully consider the road/traffic issues before any type of development is approved. 
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Frank Schofield, Logan City School District Superintendent, said his concern is not only with the 
potential density, but also the type of homes.  If the zone is changed, there is no guarantee that 
this project will be developed. Home ownership in Logan is only 45%, which has a detrimental 
effect and creates challenges for the neighborhood, community relations and the schools. High-
density developments are generally rentals and do not provide long-term stability.  He would like to 
see more stability to help promote community health and welfare.  
 

Ed Jensen submitted a letter to the Commission prior to the meeting.  He lives west off 1600 West 
and advised that there is a lot of traffic along the road. Travel from 1800 South to 1000 West during 
peak times is almost impossible. Accessing the highway from 2200 South, with the high speeds on 
the highway, is dangerous. The City needs to be realistic about transportation concerns.  The 
traffic load on 1600 West continues to increase.  Another element to consider is the canal.  He is a 
shareholder in the Spring Creek Irrigation Company; when the area was originally being 
considered for development, there was an assurance that the existing canal would be re-routed 
and the road would be based on the top of the piped canal. The canal company owns easements 
on both sides of the canal and was not interested in that plan. Mr. DeSimone said this issue would 
be handled during the subdivision phase, tonight’s discussion is only about the rezone request.   
Mr. Jensen said another concern is the existing pump station is not adequate, it often gets 
plugged.    
 

Kara Hilden reiterated concerns regarding traffic. Every developer that has been interested in the 
property has assured residents that Johnson Ridge will not be used, however, it is continually 
being used and it makes it quite difficult.  
 

Luke Rashall echoed concerns relative to traffic and said the sewer pump needs to be re-done so it 
is efficient and it should be maintained by the City.  
 

COMMISSION:  Commissioner Newman asked (based on the proposed design) how the residents 
on the west would access the open space area on the east without having to go all the way around 
the development. Mr. Jackson said City sidewalks would be utilized and there will be two entrances 
into the trail system; the project would be developed in phases.  
 

Mr. Jackson confirmed for Chairman Butterfield that the proposal is only for single-family, detached 
housing (cottage-style community like Daybreak in Utah County) with a price point approximately 
$230,000-$250,000.  
 

Chairman Butterfield advised that the Commission is only empowered to make a recommendation 
to the City Council regarding the request for a zone change.  Many of the specific concerns that 
have been discussed tonight will need to be addressed later. The Commission is interested in the 
concerns, and they will need to be handled, whether this property is rezoned or not. 
 

Tom Dickinson, Public Works representative, advised that the concerns highlighted tonight are 
certainly legitimate, however, cannot be adequately addressed at this point.   
 

Mr. Housley, the City Attorney, explained that a deed restriction could be placed on the property, 
limiting it to only single-family detached housing.   
 

Chairman Butterfield asked why the same concept (trails and open space) could not be achieved in 
the NR-6 zone.  Mr. Housley said it could be done, however, lots would have to be given up.  The 
reason for the request to MR-9 is to allow for clustering homes close together, thus allowing more 
usable, open areas.  NR-6 zone does not allow for a clustering layout.  
 

Mr. Housley confirmed for Commissioner Goodlander that there would be no difference in road 
requirements between NR-6 and MR-9; roads are based on use and must be all the applicable 
requirements.  
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Commissioner Croshaw said the Meadow Creek subdivision (4 years ago) had a plat that 
addressed 80 lots in NR-6 and this proposal is for 160+ lots.  Mr. Jackson said the original design 
chose to break up the acreage differently.  From a mathematical standpoint, there could be up to 
197 lots.  Visionary has a layout, based on 6,000 SF lots, which has 160 lots.  The original 
designed used a traditional, front-load layout.  The NR-6 allows for alleys and courtyards, which is 
an option that would make the 160-lot design possible. Mr. Holley pointed out that the Meadow 
Creek proposal in 2014 was not the entire 34 acres. It was based on a smaller footprint.  
 

Commissioner Croshaw likes the idea of open space and is a bit concerned with the number of 
units that could potentially be put in.  Even with a deed restriction, he would be leery about 
rezoning the property, with the possibility of another type of development going in. 
 

Commissioner Newman noted that this property does not lend itself to well-balanced development. 
The open space is off to the side, and if it is done in phases, the green space would not be 
developed first.  If something goes wrong, the open space may never go in.  Mr. DeSimone said 
this concern could be handled at the subdivision phase. The issue at hand is what zone is 
appropriate for this property, regardless of the proposed plan that was presented by Mr. Jackson. 
 

Commissioner Nielson does not like setting a precedent for a deed restriction.  The applicant 
should present the idea with a specific restriction in place, rather than the Commission requesting 
and/or crafting one.   
 

MOTION: Commissioner Dickinson moved to recommend denial to the Municipal Council for a 
rezone as outlined in PC 18-041 based on the findings for the denial as listed below. 
Commissioner Ortiz seconded the motion.  
 

FINDINGS FOR DENIAL   
1. The location is not considered a transitional area between higher and lower-intensity land uses.  
2. The property was never identified in the General Plan and Land Development Code as an area 

for future multi-family development or MR zoning.  
3.  The existing single-family residential homes in the vicinity are anticipating additional single-

family uses, not multi-family uses. 
 

Moved: Commissioner Dickinson    Seconded: Commissioner Ortiz     Approved: 6-1 
Yea: Croshaw, Dickinson, Goodlander, Newman, Nielson, Ortiz      Nay: Butterfield     Abstain:  
 
TRAINING 
Planning is a process to determine what is wanted and desirable in a community, it is not an 
attempt to merely predict the future. 
 

The Community Planning Process includes: 
 Vision 
 The Plan 
 Accomplishing the Plan 
 Ongoing nature of Planning 
 Recognize previous “generations” that prepared the plan. 
 Do not re-legislate the plan with every project. 

 

History of Planning 
 Early American vision 
 Growth of American cities 
 Need for reform 
 Engineering functionality 
 Sprawl & mobility 
 Environmental concern 
 Return to traditional approaches 
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Why Plan? 
 Get to your destination 
 Manage growth (not prohibit growth) 
 Stimulate growth 
 Prevent long-term mistakes 
 Protect community resources 
 Establish legal basis for decisions 

 

The General Plan “A Practical Vision for the Future” 
 Inventory and fact finding 
 Vision development 
 Analysis 
 Alternative solutions 
 Vision/Basis 
 Growth 
 Community Resources 
 Transportation 
 Housing 
 Parks & Recreation Community Design 

 

Zoning & Land Development Code 
 Tools to accomplish the Plan’s vision 
 Euclid, Ohio vs Ambler Realty (1926) 
 Citizen Participation 
 Zoning Map 
 Consistency with General Plan 

 

Legal Authority to Regulate Property 
  Police power given to municipalities by the State: 

 Must achieve legitimate government purpose 
 Not arbitrary (written clearly) 
 Not discriminatory (applied equally) 
 Must allow some economic benefit 
 Assure due process 
 LUDMA (Land Use Development & Management Act) Title 10, Chapter 9a 
 

Due Process 
 Clear regulations HB232 requires plain language 
 Fair access to process 
 Unbiased decision-making 
 Open meetings 
 Adequate notice 
 Equal protection 
 Freedom of Religion and Speech 
 Basic Theme of LUDMA 
 “A land use authority shall apply the plain language of land use regulations” 
 If a land use regulation does not plainly restrict a land use application, the land use 

authority shall interpret and apply the land use regulation to favor the land use application. 
 

Powers & Duties of the Planning Commission 
Legislative Actions (Advisory to Council) 

 Rezone 
 Code Amendments 
 General Plan Amendments 
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Administrative Actions (Quasi-Judicial) 
 Conditional Use Permits 
 Subdivisions 
 Design Review Permits 
 Interpretation of the Code 
 Other duties assigned by the Council 

 

Legislative Role 
 Advisory to City Council 
 Role – shape policy NOT make policy 
 Broader discretion in deliberation/decision 
 Public clamor is OK 
 Commission does not have a constituency 
 Recognize and accept that the Council is under no obligation to take the Planning 

Commission recommendation. 
 

Administrative/Quasi-Judicial Role 
 Apply the law – “Does the application comply with the ordinance?” 
 PC opinion of the merits of an application or applicant not relevant to the process. 
 PC/public opinion only relevant to the extent regarding compliance with law/codes 
 Public clamor not ok. 
 Less discretion in decision making 

 

Administrative Guidelines 
 Remember LUDMA: If a land use regulation does not plainly restrict a land use application; 

the land use authority shall interpret and apply the land use regulation to favor the land use 
application. 

 The PC’s role is not to “deny” a project; rather to help a landowner accomplish with their 
land what the landowner desires, in a manner consistent with the city’s plans and 
ordinances (Utah League of Cities). 

 Do not like something, work to change the law. 
 Do not design a project on the fly 
 Stay within the box. 
 Apply design discretion where permitted and to get better projects without tossing all the 

rules out. 
 Use conditions of approval to achieve Code compliance. 
 Recognize where PC authority starts/stops. 
 Recognize inherent conflicts between standards, design requirements and reality. 

 

Design Review 
 Design is subjective due to personal likes/dislikes “stucco vs brick”. 
 Goal of design review is to achieve substantial conformance and not hold out for perfection, 

because what is perfection? 
 Apply discretion as permitted in the Land Development Code 
 Help PC bridge the gap between standards, requirements and reality. 
 Apply adjustments (up to 10%) for numerical standards – height, bulk, open space, 

landscaping, setbacks, etc. 
 Can have overlap between those items that are numerical and/or design elements. 
 Adjustments for design standards – building placement or orientation, form, materials, 

fenestration, articulation, wall planes, façade variation may be approved if: 
o Not base on financial consideration 
o Consistent with surround land use patterns 
o Will not compromise future projects/designs 
o Deviations reflect a desire to permit development with lasting value to the 

community 
 Adjustments cannot be used to eliminate a specific requirement. 
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Conditional Use Permits 
Apply conditions to address anticipated off-site impacts and ensure neighborhood compatibility 
such as traffic, noise, lighting, aesthetics, landscaping, fencing and site layout. 
 

Effective Administration 
 Bylaws 
 Meeting conduct 
 Open & Public Meetings Act 
 Work sessions 
 Public Clamor 

 

Appearance of Fairness Doctrine 
 No prejudgment 
 No partiality 
 No conflicts of interest (personal interest, employment, business competition, family 

relationships) 
 Recusal 
 Right to be heard 
 No ex-parte (one party) contacts 
 Right to cross examination 
 Findings of fact 
 Written decisions 

 

Public Hearings 
 Notice 
 Opportunity to be heard 
 The right of cross examination 
 Disclosure/conflicts of interest 
 Prompt decisions 
 Records of proceedings 
 Ground rules 
 Purpose of hearing 

 

Meeting Management 
 Time management – time is valuable 
 Strive for efficient & focused presentations, discussions & deliberations 
 Be prepared ahead of time 
 Ask questions ahead of time 
 Don’t get lost in the “weeds” 
 Applicable to all of us (PC, staff, public) 

 

Tips for Commissioners 
o Listen 
o Educate/Be Prepared 
o Polite & Patient 
o Ask Questions 
o Do Your Homework 
o Avoid Ex-Parte Contacts 
o Recognize Conflicts of Interest 
o Attend and Contribute 
o Be Independent & Informed 
o Make a Difference 

 
MEETING ADJOURNED: 7:25 p.m.  
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Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting of November 8, 2018. 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     David Butterfield  
Community Development Director   Planning Commission Chairman   
 
 
 
____________________________________ __________________________________    
Russ Holley      Amber Pollan 
Senior Planner      Senior Planner 
 
 
  
____________________________________  
Debbie Zilles       
Administrative Assistant       
 
 
 


