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Project #21-066 

Ethan’s Honest Automotive 
Service and Repair Rezone 

Located at 175 West 1950 North 
 

REPORT SUMMARY… 
Project Name: Ethan’s Honest Automotive Service and Repair Rezone 
Proponent/Owner: Jason Thompson / Miller Real Estate Enterprises, LLC 
Project Address: 175 West 1950 North 
Request: Rezone from Commercial (COM) to Commercial Services (CS) 
Current Zoning: COM 
Date of Hearing: November 18, 2021 
Type of Action: Legislative  
Submitted By: Tanya Rice, Planner II 
 
RECOMMENDATION 
Staff recommends that the Planning Commission recommend denial to the Municipal Council 
for a Rezone of approximately 2 acres of property located at approximately 175 West 1950 
North (TIN# 04-080-0044) from COM to CS.  
 
Land use adjoining the subject property 
North: North Logan City  East: COM: Commercial Uses 
South: COM: Commercial Uses West: NR-6: Vacant 
 
PROJECT 
The proponent is requesting to rezone a 2-acre parcel at 175 West 1950 North from 
Commercial (COM) to Commercial Services (CS). Ethan’s Honest Automotive conducts auto 
service and repair allowable in the CS zoning district. The vacant lot is on the northeast corner 
fronting 200 W and 1950 N (Auto Mall Dr.). Both 200 W and 1950 N are classified as local city 
streets and lack ROW improvements. The parcel has been zoned COM since around 1980 
when it was annexed into Logan City.   
 

 
Figure 1 shows the project request area 
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GENERAL PLAN  
The property is currently designated as Commercial in the Future Land Use Plan (FLUP). The 
General Plan, a nonregulatory visioning plan, describes Commercial areas as being intended for 
retail, service and hospitality businesses that provide employment centers and serve city-wide 
and regional populations. Residential development is encouraged when it is an integral part of 
the project whole. 
 

 
Figure 2 - Future Land Use Map  
 
LAND DEVELOPMENT CODE - ZONING 
The Land Development Code (LDC) regulates land uses and entitles properties with specific 
development allowances.  
 
COM – Current Zone: The COM zone is intended for retail, service, and hospitality businesses 
that serve city-wide or regional populations. The COM zone is typically located along major 
collector and arterial streets with nearby large capacity utilities and served by mass transit. 
Residential development is allowed in the zone. The COM zone limits land uses that are 
industrial in nature. 
 
Commercial Services (CS) – Proposed Zone:  The CS zone fills a need between industrial 
and commercial land uses. CS areas provide alternative locations for light manufacturing, 
warehousing, wholesaling, or other uses that support construction and manufacturing trades 
that are typically service oriented. The CS zone does not allow for residential uses. Generally, 
the CS zone is less restrictive than the COM zone regarding the range of permitted uses as it 
does include a variety of lighter industrial uses.  
 
Generally, the development standards for each zone are nearly identical with the exception of 
the maximum building height would change from 40’ – 55’ in the COM zone to 38’ in the CS 
zone. Otherwise, requirements for lot coverage, building and parking setbacks, 
transparency/fenestration, and open space are the same.  
 
NEIGHBORHOOD COMPATIBILITY  
The subject site is 2.0 acre in size and is located between a single-family residential zone 
separated by 200 West and an auto dealership.  Vacant commercial land is south of the 
property and North Logan City commercial zoning is adjacent to the north. Many of the 
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properties surrounding the site are vacant parcels zoned for single-family homes and 
commercial development. Existing buildings and structures within a 600-foot radius are single 
family homes to the west and automobile related commercial uses built around 2000.  
 
STAFF REVIEW 
The primary concern with this proposed rezone from the COM zone to the CS zone is whether 
or not the range of permitted and conditionally permitted uses in the CS zone are compatible or 
incompatible with the adjoining (existing & planned) residential areas to the west.  The range of 
uses in the COM zone are oriented towards retail, service, hospitality & office, while the range of 
uses in the CS zone include a wider range of industrial types of uses including contractor 
outdoor storage, storage of petroleum products, welding operations, impoundment/tow lots, and 
manufacturing/processing/fabrication operations.  A comparison of the list of industrial uses for 
each of the two zones is below, and complete comparison of all land use categories in Table 
17.11.030 of the LDC is provided as an attachment to this report. 
 

Industrial Uses 
 COM CS 
Contractor supply store C P 
Contractor supply store with outdoor storage N P 
Contractors outdoor storage N C 
Crematorium N P 
Impound and Tow Lot N P 
Industrial Services N P 
Industrial Machinery and equipment sales and service N C 
Lumberyard N P 
Manufacturing, processing, fabrication, packaging, or assembly of 
goods N C 

Manufacturing, light  C P 
Petroleum products storage  N C 
Truck Stop N P 
Warehouse, Freight Movement  N P 
Waste Related Uses  N C 
Welding or machine shop N P 
Wholesale Sales and Service  C P 
Wrecking or Salvage Facilities, Enclosed N C 
Wrecking or Salvage Facilities, Open  N N 

 
On the west side of the subject property are existing auto dealerships that conduct similar work 
as that allowed in the CS zone, namely the auto repair element. The difference is that these 
existing sites primary focus is on the retail trade of automobiles, are oriented to Main Street, and 
are not immediately adjacent to residential zoning. The large size of the existing dealerships 
allows for separation of on-site activities to adjacent properties where the 2-acre project parcel 
is subject to conducting business closer to property lines because of its smaller size. 
 
Landscaping and buffering codes in Section 17.32 of the LDC are intended to promote space 
and compatibility between differing land uses. However, landscape standards for COM and CS 
are the same and are not enhanced based on a specific use.  Customizing landscape plans to 
buffer on-site activities from a residential area is typical but may not mitigate potential visual, 
noise, and lighting impacts from CS zone activities.  
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This staff report is an analysis of the application based on adopted city documents, standard city development practices, and available information.  The report is to be used 
to review and consider the merits of the application prior to and during the course of the Planning Commission meeting.  Additional information may be revealed by 
participants at the Planning Commission meeting which may modify the staff report and become the Certificate of Decision. The Director of Community Development 
reserves the right to supplement the material in the report with additional information at the Planning Commission meeting. 

SUMMARY 
The subject property is zoned Commercial and designated on the FLUP as Commercial. The 
COM and CS zones are similar in nature and design and development standards with the 
primary exception being that the CS zone permits a wider range of light industrial uses. The 
COM zone is intended for retail, service, office, and hospitality businesses and encourages 
residential development when integrated into a broader project.  CS permits businesses that 
support construction and manufacturing trades that are typically service oriented. The site is 
located adjacent to existing and future residential areas on the west, commercial zoning to the 
south, and existing automobile dealerships to the east. There could be land use incompatibility 
issues such as visual, noise, and lighting impacts with a CS development.  Staff recommends 
that this property remain COM zoning. 
 
AGENCY AND CITY DEPARTMENT COMMENTS 
No comments have been received.  
 
PUBLIC COMMENTS 
Notices were mailed to property owners within 300 feet of the subject property. As of the time of 
this report, one comment had been received. 
 
PUBLIC NOTIFICATION 
Legal notices were posted on the City’s website and the Utah Public Meeting website on 
11/8/2021, published in Herald Journal in a quarter page ad on 11/4/2021, Legal Notice 
published in the Herald Journal on 11/6/21, and a Public Notice mailed to property owners 
within 300’ were sent on 11/1/2021.  
 
RECOMMENDED FINDINGS FOR DENIAL  
The Planning Commission bases its decision on the following findings supported in the 
administrative record for this project:  

1. The Logan City FLUP identifies the area as COM and is not intended for industrial uses. 
2. The CS Zoning district allows a wide range land uses that could be considered 

incompatible with residential land uses.  
3. This land is better suited for commercial uses as it is adjacent to commercial and 

residential zones. 
4. There is no other CS zoning in the area. 
5. Changing the zone from COM to CS is inconsistent with previous planning commission 

decisions in this area. 
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