
 

Planning Commission Meeting Minutes for October 22, 2015                                                        1 | Page 
 

  
      
     PLANNING COMMISSION MINUTES 
                Meeting of October 22, 2015 

 
City Hall 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 
Thursday, October 22, 2015.  Chairman Davis called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  Amanda Davis, Tom Jensen, Dave Newman, Tony Nielson, Russ 
Price   
 
Planning Commissioners Absent:   Sara Sinclair, David Butterfield 
 
Staff Present:  Mike DeSimone, Russ Holley, Amber Reeder, Kymber Housley, Bill Young, Paul 
Taylor 
  
Minutes as written and recorded from the October 8, 2015 meeting were reviewed. Commissioner 
Price moved that the minutes be approved as submitted. Commissioner Nielson seconded the motion. 
The motion was unanimously approved.    
 
PUBLIC HEARING 
 
PC 15-049 Canyon Landscaping  [Conditional Use Permit, Zone Change, Code Amendment]  BJ 
Smith/Raymond & Judy Z Jensen Trust, authorized agent/owner, request a zone change from 
Resource Conservation (RC) to Gateway (GW); a Land Development Code amendment allowing 
maintenance/repair service for buildings as a conditional use in the Gateway zone; and a Conditional 
Use Permit for light outdoor storage within the use located on 1.10 acres at 2250 South Hwy 89/91 in 
the Resource Conservation (RC) zone; TIN 03-007-0013. 
 
STAFF:  Mr. Holley reviewed the request recommending approval of this project based on the 
applicant proposing and committing to the notion that the business model and layout will be similar to 
an agricultural use. If carefully managed and controlled this new land use should be similar in 
appearance and as impactful as the existing use or uses allowed (agricultural) in RC zone. If public 
funds were available to purchase this property and demolish the buildings and create preserved open 
space (500’ setback) in exact accordance with the South Corridor Plan, then that would accomplish 
the plan goals. But that effort has not begun and/or may never begin because of political and/or inter-
jurisdictional reasons. With commercial nodal development planned at certain intersections along the 
highway corridor, a “transfer of development rights” type of opportunity may be a good way to obtain 
and preserve open lands in between nodal development. With multiple jurisdictions regulating land 
use, a transfer of development rights scenario would need to be universally adopted; something that 
has been difficult to accomplish in the past. Aside from a structure-free preserved open space, the 
proposed use, if managed similarly to that of agriculture, should not compromise the overall goals in 
the South Corridor Plan.  
 
With adjacent cities aggressively courting commercial development opportunities, coupled with 
current auto-oriented developments morphing away from the original “Plat of Zion” grid pattern to that 
of large-radius vehicle circulation and movement patterns, as evident with the newer CampSaver 
building, the planned 2600 south traffic signal (directly east-west alignment) may in the future be 
adjusted to 2300 South (angled orientation).  
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As with other areas of growth in the region, UDOT typically makes “remedy” changes based on 
vehicle accident and newly generated traffic data. UDOT will also consider political pressure and with 
new money and growth invested in a certain area, political interests become heightened.  It is 
probable that 2300 South will become a traffic signal and thus defaults into a nodal commercial 
development. If that happens, this property will most likely be re-assessed and planned for something 
more commercial in nature.  
 
The South Corridor Plan’s worst case scenario is development along this corridor that creates a “strip-
commercial” pattern spread out along the entire stretch, similar to areas north of Logan. This scenario 
creates unsafe and uncontrolled traffic access problems and will compromise valley-wide character 
along with the attempt to create an aesthetically pleasing “front door” impression for Logan City. This 
is not a re-development proposal that would move Logan City closer to the above-mentioned 
scenario; it is a change in land use with very limited customer traffic and with careful screening of 
materials and equipment it would be similar to what currently exists.  
 
Rezoning the property from RC to GW does change the primary permitted uses from residential to 
commercial. Although this particular proposal, as conditioned, should minimize commercial 
appearance and impacts, thoughtful consideration should be given to anticipate every possible land 
use permitted in the new zone and decide the appropriateness based on a worst case scenario. In 
this case, the GW zone has a limited amount of permitted uses and with larger setbacks and 
enhanced landscaping standards it is quite different from other commercial zones.  
 
PROPONENT:  BJ Smith, owner of Canyon Landscaping, said his understanding from the preliminary 
meeting with UDOT would be that he would have conditions issued on the permit, including the 
requirement to have cross-access with and/or through adjacent property should development occur. 
There will be equipment and machines stored onsite.  The equipment is typically out on work sites 
and during the winter they will be stored within a building on the property. They will not be storing 
substantial amounts of material as they are continually using the material. Customer traffic to the site 
is limited. They have had two clients meet at their office in the last 30-45 days.  The nature of the 
business is to meet customers at the site for quotes and/or work discussion.  They are intending to 
have an agricultural feel to the site and want to be respectful of the City’s goals.  
 
PUBLIC:  Bette Pitcher, 2240 S. Hwy 89, lives adjacent to the subject property and felt that there 
needs to be a survey completed on the property lines to make sure they are accurate. She does not 
have any concern with fencing, however she is concerned about the dust and how it could affect her 
husband’s health.   
 
Ms. Pitcher was advised that property line disputes would be a civil matter; she was encouraged to go 
to the Cache County Recorder’s office to obtain legal descriptions for the property and/or hire a 
surveyor to come out.  
 
COMMISSION: Commissioner Jensen asked for clarification on the UDOT requirement for future 
cross-access easements.  Mr. Holley discussed that if adjacent properties are developed, this 
property may have access consolidated with future development under UDOT’s review.  
Commissioner Jensen is concerned that this is not in line with the Cache Valley South Corridor Plan 
to eliminate individual access points. He would like to see the highway preserved.   
 
Bill Young, the City Engineer, stated that the current discussion is there could be a signalized 
intersection allowed at 2300 South or 2600 South, but not at both.  At this stage there is no specific 
plan at either of those locations. The City has made some purchases on the west side of Hwy 89/91 to 
be able to align 2200 South with an intersection at 2300 South (which is speculative at this point). 
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Commissioner Price clarified that the Future Land Use Plan (FLUP) for the property is Rural Reserve 
Area (RRA).  Adding the land use category of “Maintenance and Repair Services for Buildings” in the 
Gateway zone is concerning.  It may be an appropriate use but it was not included in the 2011 update 
for a reason.   
 
Commissioner Jensen said he does not have concerns with the type of material the proponent is 
proposing to store however, there could be other items that would not be desirable. Chairman Davis 
agreed that the concern is for potential future uses/storage in the Gateway zone. Mr. Holley said this 
is difficult category to define because it is a broader land use.  Mr. DeSimone pointed out that 
Maintenance/Repair Services is not specifically defined in the Use section of the Code. The area of 
the Gateway zone was reviewed on the map.   
 
Mr. DeSimone suggested leaving the zone Resource Conservation (RC) and amending the Use Chart 
in that zone.  Mr. Housley pointed out that in reality this is not going to be an “easy sell” to the 
Municipal Council, so it should be clearly defined at this point in the process as to the Commission’s 
concerns/desires.  
 
Chairman Davis asked where this type of use would be permitted.  Mr. Holley explained that it is 
currently an allowed use in the Commercial (COM) and Industrial (IP) zones.  
 
Mr. DeSimone questioned whether this could be considered “General Office” which is an allowed use 
in the Gateway zone.  Mr. Holley said the outdoor storage component could be handled with a 
Conditional Use Permit.  Mr. Smith said they were trying to be consistent within the Gateway zone, 
however, this area is a visually commercial area adjacent to CampSaver, and it is difficult to structure 
the Gateway concepts in these types of areas.   
 
Chairman Davis asked Mr. Housley if outdoor storage could be considered within a Conditional Use 
Permit.  Mr. Housley said it would but it would need to be considered for future projects as well.  Mr. 
DeSimone reminded the Commission that conditions can be placed on projects to mitigate any 
concerns/issues (relating to possible future projects). 
 
Commissioner Jensen asked about if the Commission could be selective on the types of materials 
that could be stored.  Mr. Housley explained that determinations would have to be based on the 
impact of the project, not just the aesthetic (e.g. noise, odors rodents, traffic etc).  Conditional Use 
permits help mitigate any potential negative impacts.    
 
MOTION: Commissioner Price moved to recommend approval to the Municipal Council for a Zone 
Change from Resource Conservation (RC) to Gateway (GW) at 2250 South Hwy 89/91; recommend 
denial of an amendment to the Land Development Code to allow the land use “Maintenance and 
Repair Services for Buildings” in the GW zone; and conditionally approve a Conditional Use Permit 
as outlined in PC 15-049 with the conditions of approval as listed below.  Commissioner Nielson 
seconded the motion.   
 
CONDITIONS OF APPROVAL FOR THE CONDITIONAL USE PERMIT 

1. All standard conditions of approval are recorded available in the Community Development 
Department. 

2. All outdoor storage of equipment and materials, including employee parking, shall be completely 
screened from view along Hwy 89/91 with a 6’ tall solid opaque fence and gate. The fence 
material shall be wood or something similar and look rural residential/agricultural in nature. No 
slated chain link or similar industrial looking fences allowed. 

3. Shrubs and trees shall be planted on the west side (outside) of the required fence for additional 
buffering and screening. 

4. Outdoor materials shall not be stacked or placed higher than 12’ tall.  
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5. The outdoor storage area shall be confined to the rear yard only and at least 130’ from the Hwy 
89/91 right-of-way, which is approximately the front wall of the back southern accessory shed.  

6. The customer parking stalls located south of the building shall be located behind the front plane 
of the existing home and dense vertical landscaping, including shrubs and perennials shall be 
placed between the first stall and the highway. 

7. After the north driveway is removed, as per UDOT requirements, the area shall be landscaped 
and re-vegetated.  

8. The customer parking lot shall be asphalt, concrete or an approved hardened surface by the 
Public Works Dept. 

9. Because of the lack of utilities in the immediate area and fire suppression issues outlined below, 
no new accessory buildings or building additions will be allowed without first obtaining a Design 
Review Permit and an assessment and approval from the Logan City Fire and Public Works 
Departments.   

10. Prior to issuance of a building permit, 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   

i. (IFC 503.1.1) Fire Apparatus Access shall extend to within 150’ of all portions of the facility as 
measured by an approved route around the exterior of the building. 

ii. Fire Apparatus Access from the Hwy 89/91 appear to provide adequate fire apparatus access 
within 150’ of all portions of the existing facility as measured by an approved route around the 
exterior of the building.  

iii.  (IFC 507.5.1) Fire Hydrants shall be located within 400’ of the building as measured by an 
approved route around the exterior of the building.  

iv. No fire hydrants exist in the area.  
v. (IFC 507.1) An approved water supply capable of supplying the required fire flow for fire 

protection shall be provided to premises upon which facilities, building or portions of buildings 
are hereafter constructed or moved into or within the jurisdiction. (IFC 507.3) Fire flow 
requirements for buildings or portions of building and facilities shall be determine by an 
approved method.  

vi. No fire hydrants exist in the area to evaluate fire flow.  
b. Engineering  

i. All access shall comply with UDOT CAMP meeting requirements 
ii. All cleaning and/or maintenance of landscaping equipment shall comply with all stormwater 

discharge requirements as required by local, state and federal laws and regulations. 
iii. Provide stormwater detention/retention for site.  Stormwater detention/retention to be located 

on site such as not to impact private water well or septic drain field located on parcel. 
iv. All product bins shall be covered or drainage shall be such that product remains on site during 

storm events and not discharged to area drainage systems. 
v. The closest City sewer and water services are located at 2175 South and 1450 West.  It is 

anticipated that the existing home and structure will be serviced by the onsite well and septic 
tank/drain field.  Septic tank and drain field shall be inspected prior to occupancy by a 
landscape company to ensure proper operation, size and capacity based on proposed new 
use. 

c. Environmental (Waste Management)    
i. Continue to use residential carts; additional carts are available if needed. They can also 

switch to a frontload dumpster if desired. 
 

FINDINGS FOR APPROVAL OF THE CONDITIONAL USE PERMIT 
1. The project is compatible with surrounding land uses and will not interfere with the use and 

enjoyment of adjacent properties with the conditions placed on the property that mitigate visual 
impacts.     

2. The project conforms to the requirements of Title 17 of the Logan Municipal Code. 
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3. The project meets the goals and objectives of the GW designation within the Logan General Plan 
by providing generous landscaping and visually aesthetically pleasing properties.   

4. The project met the minimum public noticing requirements of the Land Development Code and the 
Municipal Code. 

 
FINDINGS FOR REZONE APPROVAL 
1. The rezone to the Gateway (GW) zone will match areas to the north along Hwy 89/91 and if UDOT 

decides to locate the traffic. 
2. Based on the South Corridor Plan objectives and the recent developments at 3200 South by 

Nibley City, it is probable that a traffic signal will be placed there and the FLUP will then have to be 
reassessed and amended.   

3. The proposed use of the property, as conditioned, will have a similar appearance to an agricultural 
use, or the FLUP RRA designation outlined in the 2010 map.  

4. The utility services to the subject property have adequate capacities as proposed, if future 
development is proposed major utility upgrades will be required.   

5. The subject property, as conditioned, will be compatible with adjoining land uses.  
6. The request, as conditioned, will not compromise the overall objectives of the South Corridor 

Development Plan. 
 
Moved: Commissioner Price    Seconded: Commissioner Nielson   Passed: 5-0 
Yea:  A. Davis, T. Jensen, D. Newman, T. Nielson, R. Price       Nay:     Abstain: 

 
PC 15-050 LDC Amendment – Outdoor Storage [Code Amendment] Logan City requests to amend 
the Land Development Code sections to include a major and minor outdoor storage and to define 
outdoor retail merchandise display.   
 
STAFF:  Mr. Holley reviewed that the amendment to LDC Section 17.17.030 is to create a major and 
minor category for outdoor storage and a category for outdoor retail merchandise storage for 
businesses and properties with outdoor retail areas adjacent to the commercial building. 
 
Currently, the Land Development Code has one “catch all” outdoor storage option. With such a 
diverse mix of business and services offered in Logan City it has become evident that additional 
options are needed.  This amendment defines and differentiates between outdoor storage and retail 
merchandise displayed outside. It also creates and defines two outdoor storage land uses, one 
geared toward large scale manufacturing or industrial properties and one geared toward smaller 
commercial or light manufacturing properties. The minor outdoor storage category limits the overall 
storage area to less than one acre and no taller than 12’ in height.     
 
PUBLIC:  None 
 
COMMISSION: Commissioner Jensen thinks this is an improvement. 
 
Commissioner Newman asked about the “Storage (Outdoor Retail Merchandise)” definition that 
includes merchandise “must be in open areas adjacent to and within 20’ of the primary structure” and 
how this would apply to things like shed and display storage at hardware locations like Home Depot or 
Lowe’s.  Mr. Holley advised that most other jurisdictions indicate that it had to be “adjacent”.  Draper 
City had a 20’ requirement.   
 
The Commission decided to removed the wording “Land within 20’” from the definition and add “...or 
front setback, whichever is greater” to both the outdoor storage definitions.  
Commissioner Nielson asked how this would pertain to outdoor storage containers.  Mr. Housley said 
it would only be pertinent if the storage containers were being sold; this is for retail purposes only.   
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MOTION: Commissioner Nielson moved to recommend approval to the Municipal Council for an 
amendment to the Land Development Code regarding outdoor storage as outlined in PC 15-050 with 
removal of 20’ and the findings as listed below.  Commissioner Newman seconded the motion.   
 
FINDINGS FOR APPROVAL 
1. Utah state law authorizes local Planning Commission to recommend ordinance changes to the 

legislative body (Municipal Council).   
2. The Code Amendment is in conformance with the requirements of Title 17.51 of the Logan 

Municipal Code. 
3. The Code Amendment clarifies outdoor storage and outdoor retail merchandise display.                
4. The provision of this amendment is consistent with the overall goals and objectives of the Logan 

General Plan. 
5. No public comment has been received opposing the proposed amendment. 
 
Moved: Commissioner Nielson    Seconded: Commissioner Newman   Passed: 5-0 
Yea:  A. Davis, T. Jensen, D. Newman, T. Nielson, R. Price        Nay:     Abstain: 

 
 WORKSHOP ITEMS for November 12, 2015 

� PC 15-051 Cache High Subdivision 
  
Meeting adjourned at 7:05 p.m. 
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Minutes approved as written and digitally recorded for the Logan City Planning Commission meeting 
of October 22, 2015. 
 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     Amanda Davis 
Community Development Director   2015 Planning Commission Chair   
 
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Amber Reeder  
Senior Planner      Planner II  
 
 
 
 
___________________________________    
Debbie Zilles        
Administrative Assistant         
 
 
 
 
 
 
 
 
 
 
 
 
 
 


