
River Heights City

PLANNING COMMISSION AGENDA

Tuesday, September 14, 2021

Notice is hereby given that the River Heights Planning Commission will hold its regular meeting
beginning at 6:30 p.m., anchored from the River Heights City Office Building at 520 S 500 E.
Attendance can be in person or through Zoom.

6:30 p.m. Adoption of Previous Minutes and Agenda

6:35 p.m. Public Hearing to Consider a Conditional Use Permit Application from Dave and
Jami Palmer for a Swimming Pool

6:50 p.m. Discuss Revisions to the General Plan

8:00 p.m. Adjourn

Posted this 9^*^ day of September 2021

Sheila Lind, Recorder

To join the Zoom meeting:

https://us02web.zoom.us/i/84382630435

Dial: 1 669 900 6833, Meeting ID: 843 8263 0435

Attachments for this meeting and previous meeting minutes can be found on the State's Public Notice Website (pmn.utah.gov)

In compliance with the American Disabilities Act, individuals needing special accommodations (including auxiliary
communicative aids and services) during this meeting should notify Sheila Lind, (435) 770-2061 at least 24 hours before the
meeting.

520 South 500 East River Heights, Utah 84321 Phone & Fax (435) 752-2646
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River Heights City Planning Commission
Minutes of the Meeting

September 14, 2021

Present: Commission members:

Councllmember

Recorder

Tech Staff

Others Present:

Levi Roberts, Chairman
Noel Cooley
Heather Lehnig
Lance Pitcher

Cindy Schaub

Blake Wright
Sheila Lind

Joseph Johnson

Dave and Jami Palmer, Ezra Roberts, Ryan and IVIary
Seager

Motions Made During the Meeting

Motion #1

Commissioner Schaub moved to "approve the minutes of the July 27, 2021, Commission
Meeting, as well as the evening's agenda." Commissioner Cooley seconded the motion, which carried
with Cooley, Pitcher, Roberts and Schaub in favor. No one opposed. Lehnig hadn't arrived at the
meeting yet.

Motion #2

Commissioner Pitcher moved to "approve the swimming pool request for Dave and Jami
Palmer of 867 S 525 E with the following conditions: 1) Install a 6' tall, unclimbable fence with a self-
locking gate, 2) Finish installation within 18 months from the date of issuance of the CUP, and 3)
Build in accordance with the Cache County codes and obtain the required permits from that entity."
Commissioner Shaub seconded the motion, which passed with Cooley, Lehnig, Pitcher, Roberts and
Schaub in favor. No one opposed.

Proceedings of the Meeting

The River Heights City Planning Commission met at 6:30 p.m. in the Ervin R. Crosbie Council
Chambers on September 14, 2021.

Pledge of Allegiance

Adoption of Prior Minutes and Agenda: Minutes for the July 27, 2021, Planning Commission
Meeting were reviewed.

Commissioner Schaub moved to "approve the minutes of the July 27,2021, Commission
Meeting, as well as the evening's agenda." Commissioner Cooley seconded the motion, which

iiiiu'ei' lleighu Mlawwiwg cemwiooioH wiocimg, u/l'l/M
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45 carried with Cooley, Pitcher, Roberts and Schaub in favor. No one opposed. Lehnig hadn't arrived

46 at the meeting yet.

47 Commissioner Lehnig arrived.

48 Public Hearing to Consider a Conditional Use Permit Application from Dave and Jami Palmer

49 for a Swimming Pool: Mr. Palmer (of 867 S 525 E) said they desire to install a built-in swimming pool

50 and a fence, which would include a concrete wall. The pool will have a locked covering. He explained

51 where their lot was located. Commissioner Cooley asked the setbacks of the pool. Mr. Palmer said

52 they will have 6' in the rear yard and 8' on the north side. There will be lots of space on the south.
53 Commissioner Roberts opened the public hearing. There were no comments.

54 Commissioner Roberts read the conditions imposed on a previous swimming pool conditional

55" use permit, which included: 1) Install a 6'^tail, unclimbable fence with a self-locking gate. 2) Finish
56 installation within 18 months from the date of issuance of the CUP. 3) Build in accordance with the

57 Cache County codes and obtain the required permits from that entity. The Palmers assured they
58 were already planning on each of these conditions. Specifically, they are planning on a 6' vinyl fence,
59 which will pass code.

60 Commissioner Pitcher moved to "approve the swimming pool request for Dave and Jami

61 Palmer of 867 S 525 E with the following conditions: 1) Install a 6' tall, unclimbable fence with a
62 self-locking gate, 2) Finish installation within IS months from the date of issuance of the CUP, and
63 3) Build in accordance with the Cache County codes and obtain the required permits from that
64 entity." Commissioner Shaub seconded the motion, which passed with Cooley, Lehnig, Pitcher,
65 Roberts and Schaub in favor. No one opposed.

66 Discuss Revisions to the General Plan: Commissioner Roberts explained how to find his

67 updates to the Affordable Housing section on the Drive.

68 Commissioner Cooley brought up the question of preserving 200 East. Public Works Director
69 Nelson had informed the group at the last meeting that Logan City is still planning on it.
70 Commissioner Roberts said River Heights isn't required to show 200 East on their long-range plan, if
71 they don't want to show it, perhaps they should explain why. Commissioner Schaub felt River
72 Heights should show it on their plan. Commissioner Pitcher agreed. Commissioner Lehnig said Logan
73 didn't follow the original plan for 200 East and now the situation is a mess. Mr. Pitcher asked if
74 others felt they should at least show a bridge.

75 Commissioner Roberts agreed that Logan changed the plan into a different situation. He

76 reminded of previous discussion where they agreed that the benefit of 200 East coming through the
77 Riverdale area would not outweigh the negative impact. He guessed most of the traffic would be
78 from Logan and others passing through.
79 Commissioner Pitcher said eventually all the properties in the area will be developed. Having

80 200 East will be a safer system than the current situation. It makes more sense to show a third
81 option because the two current roads in and out of the Riverdale area are not very good.
82 Commissioner Cooley said once the city council passes the PUD ordinance, a developer will
83 come to the Planning Commission for approval. The General Plan may or may not be approved by
84 the time they see the development plan, it was pointed out that 200 East is shown in the current
85 General Plan. Mr. Cooley was concerned that a road the size of 200 East would take out a large
86 chunk of the property, which may cause it to be cost prohibitive to develop. They discussed the
87 amount of traffic it would bring through the area and felt it wouldn't be a benefit to River Heights.
88 The potential cost was discussed. Mr. Cooley said there may be funding available from the CMPO and
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COG. Commissioner Schaub reminded that the cost of the road would be borne by the developer.

90 IVIr. Cooley didn't think the city could force them to pay for a 66-foot right of way. Commissioner
91 Roberts said the developmental impact would need to be as great as the need for the wider road.
92 Commissioner Roberts asked for a straw poll for including 200 East in the General Plan.
93 Lehnig said, 'no.' Pitcher would like to show a right of way or bridge, but not in the current location.
94 Roberts didn't think the benefit was worth the impact. Schaub felt it should be shown so developers
95 would be aware that Logan is proposing to put 200 East through. Cooley felt it should be shown, with
96 a note stating this is a regional plan, not a River Heights plan. Lehnig liked that idea.
97 Councilmember Wright arrived at 7:05pm and was asked his opinion on the 200 East matter.

98 He agreed it should be shown in the plan, with a note. They agreed to leave 3.1.3:2.A with the
99 addition: "consistent with the CMPO Regional Transportation Plan."
100 Commissioner Cooley led a discussion on the amendments he suggested in the water, sewer,
101 and stormwater sections.

102 Councilmember Wright said the city council is in the construction design phase for the Stewart
103 Hill area park. He asked if there was enough pressure in the secondary water system to design its use
104 in this area. Commissioner Cooley responded that secondary water is not available in this area.
105 Commissioner Schaub asked about the water rights that had been applied for (4.1.4) and
106 wondered if this was still in the works. Commissioner Cooley said he checked on it and found out the
107 application (submitted 10 years ago) is still at the state. It hasn't been denied, nor acted upon. Other
108 cities have been able to get more rights by converting their irrigation shares into culinary, which

require a mitigation plan showing the need for the additional water and how they would convert the
'  _ shares.

111 Commissioner Schaub suggested the 1994 sewer study done by Wallace Jibson be updated.
112 Commissioner Cooley suggested adding a statement about the need for further studies regarding the
113 Riverdale area to determine if adequate sewer connections can be added. He will draft some

114 verbiage to add.

115 Formatting changes were discussed.
116 Commissioner Roberts reviewed and led a discussion on his changes to the Affordable

117 Housing section. A few additional changes were made.

118 Commissioner Roberts suggested changing the words, "policies" and "recommendations" to
119 "strategies."

120 Commissioner Schaub brought up wanting to require developers to leave the mature native
121 trees and vegetation along the river. It was noted that this was addressed in land use and sensitive
122 area sections. Commissioner Roberts said It would need to be addressed in an ordinance, since the

123 plan is just recommendations. Commissioner Schaub will send some additional verbiage to Recorder
124 Lind.

125 Commissioner Roberts suggested someone edit the document and the city engineer review
126 the substance as well as update the maps. Councilmember Wright stated that Councilmember Huntly
127 is very good at editing.

128 Recorder Lind will make the changes discussed at the meeting and then forward the

129 document and maps to the city engineer for his review. Once he gives his recommendations, the
Commission will discuss them and then schedule a public hearing. Ms. Lind stated she would like to

'  send the document to each of them before the engineer's review to make sure she has included
132 everyone's changes.

River Heights Planning Commission Meeting, 9/(4 /21 3



133 The meeting adjourned at 8:25 p.m.
134

135

136

137

138 Sheila Lind, Recorder

139

140 Levi Roberts, Commission Chair
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River Heights City

Conditional Use Application

For office use

Hearing Date:

Afnount Paid:

Approved

h/m
I36.00

Denied

APPLICANT

Name;

'  ̂ - "O 1
VkvYYU^

Mailing Address: 9)ln'l ^"2-^ B • 'PhV-P)^" VV-AA ^ IaT"
t

Phone:
\

email:

¥
Please check one of the following:

^  3
owner buyer renter agent other

PROJECTINFORMATION

Name:

Existingione:

Address/Location: *6* - K .i/CT 9u^'J\
Property Tax ID: "DA-VTaI ) ^

What is the current use of the property? J

How many employees will be^orking at this location induding applicant, immediate family, and non-

family members? (2
How many vehicles will be (coming and going daily, weekly, or monthly?

I agree to abide by the River Heights City Parking Ordinance (10-14). Initial ' JP hp
I agree to abide by the River Heights City Sign Ordinance (10-16). Initial

Description of Request: [a)/'< MJuIJ. i . ~h) ̂ ^IAaI A (XVy ^//lC/v7Tk,iV^

(id ^
Ia)C (a/(1I Lyy. (TMh nAyd I

f. (AJiII W, 3f)-(T WMyMot-lr. •
(ik gjilf pgi-f ho rUoAicdl

SUBMJTTAL REQUIREMENTS

Completed and signed application form

$100 application fee

8  X 11 copy of plans

h'C Provide a Fire Protection evaluation from the fire department.
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RIVER HEIGHTS CITY GENERAL PLAN

1  INTRODUCTION

Utah State law requires that cities prepare a general plan for the "present and future needs of
the municipality." This plan is the official statement that describes overiall goals and strategies
for the future development of the City. This plan functions within a community to:

■  Improve the physical environment of the community as a setting for human activity. This
purpose is in accord with the broad objective of locai government to promote the health,
safety, order, convenience, prosperity, and general welfare of the citizens.

■  Promote the public interest of the community at large, rather than the interest of
individuals or special interest groups within the community. By adopting and following a
general guideline it will help prevent arbitrary, capricious, biased actions. The
contributions of the plan to a demccraticaiiy responsible government help safeguard the
public interest.

■  Facilitate the democratic determination and implementation of community policies on
physical development. A general plan is a policy instrument. It is a declaration of long
range goals. It places the responsibility for determining policies on the elected officials
and provides an opportunity for citizen participation under the democratic process.

■  inject long range consideration into short range actions. It provides for coordination
through time, to attempt to make sure that today's decisions lead to tomorrow's goals.
The use of forecasts and the establishment of long range goals are significant features
of the general plan.

■  Bring professional and technical knowledge to bear on the making of political decisions
concerning the physical development of the city. This is intended to promote wiser
decision making, to achieve informed, constructive government. The importance of a
general plan as a policy document and a general guide to the future of River Heights
should be emphasized. It should be considered as a compass, it sets the direction which
the City should take but it is not static. Future events may necessitate a change in
course. It should be reevaluated on a regular basis and updated as it becomes
necessary to do so to guarantee its relevancy.

This document has five sections:

1. introduction

2. Land Use

3. Transportation
4. Infrastructure/City Utilities
5. Affordable Housing

Each section contains a description of the current situation and conditions, applicable
background information, and recommendations for adoption by the Planning Commission and
the City Council.



Once adopted this becomes the plan for the future development of River Heights. The Zoning
and other ordinances are then changed, as needed, to comply with and implement the
provisions of this adopted plan. The ordinances then become the Instrument by which these
policies are put into effect. These two planning documents are interwoven.

Planning is more than the production of a general plan and regulatory ordinances. It is an
ongoing process. Therefore, after this plan is adopted it will be reassessed on a regular basis.
This document can change over time.

Planning Is dynamic. The initial adoption of the General Plan and its elements is the beginning
of the planning process. A periodic reevaluation process will be used to maintain the validity of
the goals and policies of the plan.

Amending the plan can take two forms. Most amendments will come through the Planning
Commission. At periodic intervals they should review the plan and determine if it still coincides
with existing conditions and attitudes. If It is determined that It does not meet the needs of the
city at some future time, after appropriate public Input, it should be changed.

A second method of amending the general plan Is by written application submitted by an
individual requesting a consideration for a change.

In both of the above referenced methods for changing the general plan, the Planning
Commission should hold a public hearing, consider the data, and make a recommendation to
the City Council. The Council conducts a final review and enacts needed changes and takes
final action.

1.1 BACKGROUND

Incorporated as a Town in 193^ and becoming a City In 1968, RIvor Heights Is ono of tho
youngest communitlos in Cacho County. Originally pasturo land it started slowly and evolved
into a community of well kept homes. It Is on the east bench lands of Cache Valloy, a remnant
of ancient Lake Bonnoville. Tho Boar Rivor rango of tho Wasatch Mountains Is tho oast
backdrop of tho city. Providonco City Is to tho south and Logan City Is to the north, oast and
wost.

Tho first settlors of tho area camo in tho 1880s and built homos In tho area botwoon Providonco

and Logan whorb land was inoxponsivo. Namod "Dry Town" for obvious reasons, now
Inhabitants arrived slowly and It was incorporated Into a Town only when It booamo nocosoary
to rocoivo a grant from tho fodoral government to drill an Irrigation well to augment scarce wator
supplies during tho drought of tho 1930s.

Rivor Heights Is unique among most other Cacho communitioo. It is completely surrounded by
oithor other cities or physical barriers that will limit Its long term growth. Whilo there still romains
land that can bo dovolopod, it is limitod. Tho community is primarily rosidontlal with some
agricultural aroas with only limited possibilities of future commercial dovoiopmont.

The first settlers came in the 1880s and built homes in the area between Providence and Logan

where land was Inexpensive. The land sat above Loaan River and tended to be drv. therefore

earned the name "Drv Town". New inhabitants arrived slowlv. It was Incorporated Into a Town



when it became necessary to receive a grant from the federal aovemment to drill an irrigation
well to augment scarce water supplies during the drought of the 193Qs.

incorporated as a Town in 1934 and becoming a City in 1968. River Heights is one of the

youngest communities in Cache County. Orialnailv pasture land and orchards It slowly evolved
Into a residential community. River Heights Is on the east bench lands of Cache Valley: the
Valley is a remnant of ancient Lake Bonneville. The Bear River range of the Wasatch Mountains
is the east backdrop of the city. Providence City is to the south and Logan City Is to the north,
east and west.

River Heights Is unioue among most other Cache communities. It Is completely surrounded and
confined bv other cities or physical barriers. While there stiil remains some land that can be

developed, growth potential is limited. The community Is primarily residential with some

agricultural areas: there Is a small commercial zone on the west side of River Heights near

Highway 89/91.

1.2 DEMOGRAPHICS

1.2.1 Population

Table 1 shows the historical population of River Heights:

Year 1950 1960 1970 1980 1990
4995

2000

nrxnn

2010

2095

2017

Population 468 880 1088 1211 1274
4929

1495

■iAqR

1734
4555
2028

Table 1
Historical Population

1.2.2 Projected Population

While Cache County has experienced about 2.0% annual growth rate since 1950, River Heights
has shown a rate of less than 1.5%. Growth for the ten year period 1980 to 1990 was
approximately 0.5% per year and for the period 1990 to 2000 it was 1.6%. Growth for the five
year period 2000 to 2005 was less than 1.0%. That rato of growth could chango dramatically.
The growth rate from 2010 to 2016 was 13.1%. with an increase of 228 people. As the
southeast bench area of Logan continues to fill up, pressure will build for new subdivisions and
homes in River Heights. The following table shows growth projections through 2020 as
interpolated from information provided by the Cache County Planning Office.

Year
2949
2020

2929
2030

Population 4959
2291

4959
2589



Table 2

Population Projections

There are approximately 200 1^ acres of land currently undeveloped that are either inside the
current city boundaries or inside the annexation declaration policy area. There are
approximately 75 acres of land in the county that could be incorporated. This land represents
the growth limits of the City. Assuming three lots per acre, there could be approximately §00
474 additional homes in River Heights compared to the current number of 660. This population
projection would add approximately 2,000 1560 more residents for a total of 3,850 3,580. These
numbers are estimates based on available land and current zoning and building trends.

The above estimate is especially useful in planning for infrastructure needs.

2  LAND USE

Current land use is almost exclusively single family residential. There are a few apartments in
the City, however, no apartment complexes are allowed under current zoning. The city is
divided into three residential density zones allowing for 8,000 square foot lots, 10,000 square
foot lots, and 12,000 square foot lots. 15.000 souare foot lots have been requested bv some
residents of River Helohts but at present no zone of that size exists. There are also Planned

Unit Development, and Commercial and Mixod uso zones available but they have been used on
a limited basis to date.

Intense development of commercial use is occurring on land adjacent to River Heights to the
west and southwest in the cities of Logan and Providence. Community leaders of the City
recognize the need for commercial zoning within River Heights for a number of reasons:

1. Landowners of properties adjacent to current commercial use will likely want the option
to zone commercially;

2. In some cases it may be the best "use" fit for the area;
3. There is an increased revenue need to support city infrastructure; and
4. It is important to design commercial and mixed-use zones that will best serve the City.

An ordinance establishing an Agricultural Zone was passed by the City Council in 1998. All land
annexed in the City is placed under this zone. The agricultural zone allows the integration of
residential areas with open space.

2.1 PARKS AND OPEN SPACE

Few things define the ambiance and general attractiveness of a city more than its parks and
open spaces.

At present, there are four sjx developed parks in the City; Heber Oisen Park, the playing fields
behind tho now River Heights Elementary School, the DUP Park, and tho Hillside Park,
Saddierock Park, and Stewart Hill Park.



Heber Olsen Park is six acres in size and is next to the former elementary school and city office
building. Within this park is Ryan's Place Park (playground), built in the spring of 2007.
Adjacent to Ryan's Place Park are tennis courts, playing fields and a pavilion area for public
use.

In 1997, the City transferred approximated 8.4 acres, near 600 South and 800 East, to the
Cache County School District. That land'had been set aside by the City for a park. The Cache
County School District uses that land for outside recreation grounds and playing fields (softball,
soccer, etc). Under an agreement made with the School District in 1997, the School District
allows these recreational grounds and playing fields to be used by residents of the City and the
general public. The public can use the fields at any time except during school hours. This land
is, therefore, part of the River Heights City park system. The total area of these the school
recreation grounds and playing fields is 5.6 acres.

The DUP Park, located at 400 East and 450 South, is 0.13 acres. Hillside Park, north of River
Heights Boulevard and east of 600 East, is 0.27 acres and Saddlerock Park located north of 600
South is .29 acres and Stewart Hill Park, on Stewart Hill Drive, is 3.58 acres.

The In 2018. the National Recreation and Park Association recommend as a guideline 6.25 to
407§ 10.1 acres of park land per 1,000 residents. Counting the recreation grounds near the
elementary school. River Heights is within the recommendation at nine acres per 1,000
residents. If River Heights reaches Its potential population of SrSSQ 3580 it will be at ̂^84 3.43
acres per thousand people.

In the future there is the possibility of ̂  twe additional park areas: one in the Riverdale area

2.2 GEOLOGY

River Heights is located on firm ground. None of the existing neighborhoods in River Heights
are built on land said to be unstable for development. A study by Evans, McCalpIn, and Holmes,
Department of Geology, Utah State University, published in 1996 indicates this. Appendix A
contains details about the geology of River Heights.

2.3 SENSITIVE LANDS

Sensitive areas In and near River Heights include the Logan River corridor, the Spring Creek
drainage, and steep slopes. There may also be wetlands in some of the undeveloped fields in
River Heights. Spring Creek is located between River Heights and Providence City. Steep
slopes separate the upper terrace of River Heights from the Riverdale neighborhood, the Logan
River, and the area in Logan known as the Isiand.

2.3.1 Logan River Corridor

The Logan River provides about 3,000 feet of the border between Logan City and River Heights,
in the Riverdale neighborhood. This area has the potential for flooding, but the River Heights
side of the river is higher than the Logan side and thus less susceptible to flooding. Landowners
in Riverdale report that the Logan River did not overflow its banks during the 1983 flood. Flood


