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The Lindon City Planning Commission will hold a regularly scheduled meeting on Tuesday, March 28, 
2017, in the Council Room of Lindon City Hall, 100 North State Street, Lindon, Utah. The meeting will 
begin at 7:00 p.m. This meeting may be held electronically to allow a commissioner to participate by video 
or teleconference. The agenda will consist of the following: 

   

 

AGENDA 

Invocation:  By Invitation 

Pledge of Allegiance:  By Invitation 

1. Call to Order 

2. Approval of minutes 

3. Public Comment  
 

(20 minutes) 
4. Conditional Use Permit — West Coast Towing, 12 South 1550 West 

Robert A. Face, West Coast Towing, requests conditional use permit approval for an impound 
yard to be located at 12 South 1550 West, in the Light Industrial (LI) zone. 

(30 minutes)           
5. General Discussion — Lindon City General Plan 

Staff will present information regarding the current Lindon City General Plan, specifically introducing 
the elements and introduction section of the General Plan. No formal action will be taken at this time. 

 

6. New Business from Commissioners 

 

7. Planning Director Report 

 

Adjourn 
 

Staff Reports and application materials for the agenda items above are available for review at the Lindon City Planning 
Department, located at 100 N. State Street, Lindon, UT.  For specific questions on agenda items our Staff may be contacted directly 
at (801) 785-7687.  City Codes and ordinances are available on the City web site found at www.lindoncity.org. The City of Lindon, in 
compliance with the Americans with Disabilities Act, provides accommodations and auxiliary communicative aids and services for 
all those citizens in need of assistance.  Persons requesting these accommodations for City-sponsored public meetings, services 
programs or events should call Kathy Moosman at 785-5043, giving at least 24 hours notice. 
 

The above notice/agenda was posted in three public places within Lindon City limits and on the State 
http://www.utah.gov/pmn/index.html and City www.lindoncity.org websites. 
 
Posted By: Brandon Snyder, Associate Planner   
Date: March 24, 2017 

Time: 10:30 a.m.    

Place: Lindon City Center, Lindon Police Station, Lindon Community Center 

Scan or click here for link to 

download agenda & staff 

report materials. 
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Item 1:  Call to Order 
 
March 28, 2017 Lindon City Planning Commission Meeting 

 

Roll Call:  

  

Sharon Call 

Steve Johnson 

Rob Kallas  

Charlie Keller  

Mike Marchbanks 

Mike Vanchiere 

Bob Wily 
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Item 2:  Approval of Minutes 
 

(Planning Commission meeting minutes for March 14, 2017, will be ready for review in April.) 
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Item 3:  Public Comment 
 

1 - Subject ___________________________________  

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________ 

 

 

2 - Subject ___________________________________ 

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________ 

 

 

3 - Subject ___________________________________ 

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________ 
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Item 4:  Conditional Use Permit — West Coast Towing 

12 South 1550 West 
 
Robert A. Face, West Coast Towing, requests conditional use permit approval for an impound 
yard, to be located at 12 South 1550 West, in the Light Industrial (LI) zone.  
 

Applicant: Robert A. Face, West Coast Towing 
Presenting Staff: Brandon Snyder 
 
General Plan: Light Industrial 
Zone: Light Industrial (LI) 
 
Property Owner: Out of the Woods Properties 
LLC (Registered Agent: Robert Tucker Woods)  
Address: 12 South 1550 West 
Parcel ID: 14-061-0081  
Lot Size: 4.602 acres 
 
Type of Decision: Administrative 
Council Action Required: No 

SUMMARY OF KEY ISSUES  
1. Whether to approve the applicant’s 

request for a conditional use permit. 
2. Whether to impose reasonable 

conditions to mitigate potential 
detrimental impacts. 

 
MOTION 
I move to (approve, deny, continue) the 
applicant’s request for a conditional use permit 
for an impound yard to be located at 12 South 
1550 West, with the following conditions (if 
any): 

1. The parking and storage of the tow 
trucks and impound vehicles will be 
limited to within buildings A and B. 
Overflow parking and storage may be 
located immediately to the west of 
building B, but not to expand beyond 
the current construction limits 
identified on the site plan. 

2. (The Planning Commission may also 
consider limiting the number of 
employees if necessary to comply with 
currently available onsite parking.) 

 
OVERVIEW 

The applicant has requested to use a portion of the existing site to operate transport, towing and 

impound services. This proposed use requires a 

conditional use permit in the LI zone. 

(Wrecking and salvage yards are not permitted 

in the LI zone.) The purpose of the Light 

Industrial (LI) zoning district is to provide 

areas in appropriate locations where light 

manufacturing, industrial processes and 

warehousing not producing objectionable 

effects may be established, maintained, and 

protected. The regulations of the district are 

designed to protect environmental quality of 

the district and adjacent areas. 
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The applicant’s business plan and site plan is attached. The applicant has further indicated that a small 

portion of building “A” will be used for office purposes by one employee. Two additional employees will 

be based out of building “B” where the tow trucks and impound vehicles will be stored. The employees 

will “park and go”. (The buildings are identified on the attached site plan.) 

 

The site is currently occupied by Woods Crane Services. The owner has indicated that there is available 

space within the currently developed phase of 

the property to accommodate the proposed 

request by the applicant. This is due to the 

cranes not always being stored on the site.  (The 

applicant requests approval for an impound 

yard.)  

 

The existing site improvements were installed 

after approval by the Planning Commission of 

the Woods Crane Service Site Plan (14-009-5), 

on May 13, 2014 (minutes attached). The 

applicant was required to limit site activities to 

the current phase (that corresponded with the 

extent of the existing road improvements).  

 

The intent is that the improvements (future road, landscaping, parking, etc.) will be required and 

installed with the future construction or use of the remainder of the parcel. 

 

The site currently has eighteen 

(18) onsite parking stalls. Parking 

was approved with the following 

ratios: 1/1000 sq. ft. warehouse 

and 1/500 sq. ft. office. No 

changes are proposed to the site 

or buildings at this time. Woods 

Crane Services has indicated that 

they currently have two office 

employees based out of building 

“A”, and ten (10) employees that 

are based out of this location, but 

are mostly out in the field with 

the cranes on different job sites.  

 

Third party notices were mailed 

on March 17, 2017, to the 

adjoining property owners in accordance with Lindon City Code Section 17.14.50 Third Party Notice. 

Staff has received no public comment at this time.  
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ANALYSIS 

 

Applicable laws and standards of review 

 State Code defines a conditional use as "a land use that, because of its unique characteristics or 

potential impact on the municipality, surrounding neighbors, or adjacent land uses, may not be 

compatible in some areas or may be compatible only if certain conditions are required that 

mitigate or eliminate the detrimental impacts."  

 Section 10-9a-507 of the State Code requires municipalities to grant a conditional use permit "if 

reasonable conditions are proposed, or can be imposed, to mitigate the reasonably anticipated 

detrimental effects of the proposed use in accordance with applicable standards." Once granted, 

a conditional use permit runs with the land. 

 State Code further provides that a conditional use permit application may be denied only if "the 

reasonably anticipated detrimental effects of a proposed conditional use cannot be substantially 

mitigated by the proposal or the imposition of reasonable conditions to achieve compliance with 

applicable standards." Utah Code § 10-9a-507.  

 Lindon City Code Section 17.20.060 provides that a conditional use may be denied when: 

o "[U]nder circumstances of the particular case, the proposed use will be detrimental to 

the health, safety, or general welfare of persons residing or working in the vicinity, or 

injurious to property or improvements in the vicinity, and there is no practical means 

available to the applicant to effectively mitigate such detrimental effects;" or, 
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o "[T]he applicant cannot or does not give the Planning Commission reasonable assurance 

that conditions imposed incident to issuance of a conditional use permit will be complied 

with." 

 

 

ATTACHMENTS 

 

 APPLICANT’S DESCRIPTION OF THE PROPOSED USE 

 SITE PLAN 

 PLANNING COMMISSION MEETING MINUTES MAY 13, 2014. 
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that it fits in with the guidelines and the ordinances. Mr. Van Wagenen stated the design 
2 is consistent with the guidelines and agreed metal is not encouraged as a building 

material but it is an architectural feature. He noted that a lot of the aspects of the building 
4 that do meet the guidelines. Mr. Cullimore then read the section of the code. 

Skip Dunn, property owner in attendance, addressed the Commission at this time. 
6 Mr. Dunn commented that he owns the property next to the site location and noted that he 

has a few concerns. Mr. Dunn stated that when he bought the property (which is not part 
8 of the Walmart annexation) there was a 12ft. section of ground that joins his ground in 

the back of the property that he does not have control over (or owns) but takes care of 
10 (per his conditional use permit). He noted that he does not have control of the sprinkling 

system (controlled through Walmart) and when Taco Bell comes in the sprinlding system 
12 will be abandoned. Mr. Dunn stated that he would like to xerospace the area but that has 

previously been denied by the City. 
14 Mr. Dunn stated that the retaining wall is another concern. He noted that he 

would like to see the elevations to make sure they are not undermining the retaining wall 
16 and ensure that it will compliment his property. He stated that he would like to see 

someone take care of the 12ft. strip or have Walmart deed him the ground and, if so, he 
18 will continue to take care of it as he does not want it to be a blithe to his property or the 

City. Mr. Dunn also inquired about the white 2 rail fence on his property stating it is hard 
20 to maintain. Chairperson Call stated the fencing requirement has been removed from the 

ordinance and he may remove the fence if he wishes. Mr. Dunn added that he feels that 
22 this development will be a great addition to the City. 

Chairperson Call stated that City Staff will work with Mr. Dunn and Walmart on 
24 the landscaping strip behind his property. Chairperson Call commented that these issues 

will not affect the site plan discussed tonight. Mr. Cullimore directed the Commission to 
26 consider the option of waiving the berm in the motion. 

Chairperson Call called for any further discussion or comments from the 
28 Commissioners. Hearing none she called for a motion. 

30 COMMISSIONER MARCHBANKS MOVED TO APPROVE THE REQUEST 
FOR SITE PLAN APPROVAL BY DESERT DE ORO FOODS, INC., FOR A 2,111 

32 SQUARE FOOT TACO BELL RESTAURANT LOCATED AT 571 NORTH STATE 
STREET WITH THE CONDITION THAT THE BERM IS WAIVED IN THE FRONT 

34 20 FEET TO ALLOW FOR ADA ACCESS AND ALSO BE SUBJECT TO THE 
EASEMENT RIGHT OF WAY ACCESS WITH W ALMART. COMMISSIONER 

36 GUNNELL SECONDED THE MOTION. THE VOTE WAS RECORDED AS 
FOLLOWS: 

38 CHAIRPERSON CALL AYE 
COMMISSIONER ANDERSON AYE 

40 COMMISSIONER MARCHBANKS AYE 
COMMISSIONER KALLAS AYE 

42 COMMISSIONER WILY AYE 
THE MOTION CARRIED UNANIMOUSLY. 

44 
6. Site Plan- Woods Crane Service, 1550 West 20 South. KBR Construction requests 

46 site plan approval for a 14,900 square foot office/warehouse building in the Light 
Industrial (LI) Zone. The new building will be located on a 4.6 acres lot. 

48 

Planning Commission 
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Hugh VanWagenen, Planning Director, opened the discussion by explaining this 
2 is a request by KBR Construction for site plan approval for a 14,900 square foot office 

warehouse building in the Light Industrial (LI) Zone. He noted that the new building will 
4 be located on a 4.6 acres lot. Mr. VanWagenen then passed out a new amended site plan 

showing some minor changes. Mr. Van Wagenen then presented photos of the site plan 
6 location. Mr. VanWagenen stated that Buck Robinson, representing KBR Construction 

is in attendance along with Tucker Woods, representing Woods Crane Service, to address 
8 the Commission. 

10 Mr. Van Wagenen then presented the analysis of the site plan followed by discussion: 
Landscaping Requirements -Lee 17.49.060 

12 • The landscaping plan complies with LI zone landscaping requirements. The 20 
foot landscape strip is being provided along the 1550 West frontage with 

14 associated trees planted every 30 feet on center. There is an existing storm water 
ditch along the 20 South frontage. Landscaping along that frontage will 

16 incorporate the existing ditch and trees will be planted in consideration of the 
open ditch. 

18 Parking Requirements- Lee 17.18 
• Parking spaces required: 10 stalls for warehouse, 5 for office: 15 Total 

20 o Spaces provided: 20 
• Bicycle stalls required: 2 

22 o Stalls provided: 2 
• The proposed configuration for vehicle and bicycle parking meets Code 

24 requirements. 
Interior Parking Lot Landscaping Requirements- LCC 17.18. 085 

26 • 40 square feet oflandscaping required for every stall; 20 * 40 = 800 square feet 
o 850 square feet shown on plan. However, a portion shown on plan does 

28 not meet requirement to be considered interior parking lot landscaping. 
This can be remedied by increasing another area of landscaping on the 

30 plan or by reducing the number of parking stalls on-site. Either way, only 
a small modification will be required to meet code. 

32 Architectural Design Guidelines-Lee 17.49.070 
• Exterior 

34 o The Planning Commission may approve ribless, metal, flat-faced, stucco 
embossed, metal sandwich panel buildings when the Planning 

36 Commission finds that the building is aesthetically pleasing, adequately 
trimmed, contrasted with different colors, is proportioned, blends in with 

38 surro1mding property and has a similar look to that achieved by 
17.49.070(1). The exterior appearance of such buildings shall primarily be 

40 of earth tone colors. 
o The building elevations show a stucco embossed, flat-faced, metal 

42 sandwich panel building with a four foot exposed concrete foundation 
with a pattern. The color appears to be gray. 

44 
Mr. Van Wagenen commented that this development will be a nice improvement 

46 from what is currently at the location. He then turned the time over to Mr. Robinson and 
Mr. Tucker. Commissioner Kallas asked if there has been any thought to tie it in with the 

Planning Commission 
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existing building. Mr. Robinson stated that they plan on matching the other building 
2 exactly. Commissioner Marchbanks commented that it will look much better and be an 

improvement in the area. Mr. Van Wagenen stated that their department has been 
4 contacted by business owners regarding the dust issue from the cranes in the area. 

Chairperson Call stated that she will accept public comment at this time. 
6 Larry McColm, property owner, was in attendance. Mr. McColm stated that he 

owns the buildings to the east of the proposed site. He noted that he thinks this will be an 
8 improvement, but voiced his concern that he is hoping that the ground will be covered 

with paving, heavy gravel or something similar to keep the dust down from the heavy 
10 cranes as it is an issue. Mr. Robinson commented that these improvements will make it 

look a lot better and the cranes will be moving on asphalt and concrete which should 
12 alleviate the dust problem. Mr. McColm also inquired about the chain link fencing. Mr. 

Robinson stated that they will be discussing the re-alignment of the fencing; he added 
14 that there will not be any chain lin1c fencing in the front anymore. 

Mr. McColm also inquired about 200 south and stated that it would be helpful to 
16 make it connect for access issues and they desperately need an access road to the west in 

the area. He inquired if the City could assess this area to alleviate the limited access and 
18 other associated problems. Mr. VanWagenen commented that a Special Improvement 

District may be an option (where the property owners would collectively fund the 
20 infrastmcture) among other options. There was then some general discussion regarding 

the issue of 200 south going through or connecting for access purposes. Chairperson Call 
22 stated that the property owners will need to work with staff on these issues and discuss 

the options. 
24 Mr. Van Wagenen commented that the Commission could choose to approve this 

site to be subdivided into its own lot leaving the remainder piece untouched, and to also 
26 make it clear that no more frontage would need to be dedicated or approved (which 

would require additional engineering work and a separate application). Chairperson Call 
28 stated, at this point, if the site plan is approved, planning staff will still need to meet with 

the property owners to find a resolution regarding access. Chairperson Call directed the 
30 applicant to follow-up with staff on the road options. Chairperson Call also commented 

that it appears that this will be a nice development that will improve the area. 
32 Following some additional general discussion by the Commission, Chairperson 

Call called for a motion. 
34 

COMMISSIONER KALLAS MOVED TO APPROVE THE REQUEST FOR 
36 SITE PLAN APPROVAL OF A 14,900 SQUARE FOOT OFFICE/WAREHOUSE 

BUILDING IN THE LIGHT INDUSTRIAL (LI) ZONE WITH THE FOLLOWING 
38 CONDITION: ALLOW THE APPLICANT TO IMPROVE THE SITE NO FURTHER 

THAN WHERE THE ROAD IS IMPROVED. COMMISSIONER WILY SECONDED 
40 THE MOTION. THE VOTE WAS RECORDED AS FOLLOWS: 

CHAIRPERSON CALL AYE 
42 COMMISSIONER ANDERSON AYE 

COMMISSIONER MARCHBANKS AYE 
44 COMMISSIONER KALLAS AYE 

COMMISSIONER WILY AYE 
-46 THE MOTION CARRIED UNANIMOUSLY. 

48 7. NEW BUSINESS- Reports by Commissioners. 
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Item 5: General Discussion — Lindon City General Plan 
 
The 2011 General Plan document can be accessed via: 
https://siterepository.s3.amazonaws.com/00442201111180734557936.pdf 
 
Please read through the Table of Contents and the Introduction sections for discussion purposes. 

  



 

Item 6: New Business (Planning Commissioner Reports) 
 

Item 1 – Subject ___________________________________ 

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

______________________________ 

 

 

Item 2 – Subject ___________________________________ 

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

______________________________ 

 

 

Item 3 – Subject ___________________________________ 

Discussion 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

______________________________ 
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Item 7:  Planning Director Report 
 Utah APA Conference (Brigham City, UT April 20-21, 2017) 

 General Plan 

  

 

 

 

 

 

 

 

 

 

 

 

 

Adjourn 
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