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     PLANNING COMMISSION MINUTES 
              Meeting of April 12, 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, April 12, 2018.  Chairman Price called the meeting to order at 5:30 p.m. 
 

Commissioners Present:  David Butterfield, Regina Dickinson, Sandi Goodlander, Dave 
Newman, Tony Nielson, Eduardo Ortiz, Russ Price, Jeannie Simmonds (Municipal Council liaison) 
 

Staff Present: Mike DeSimone, Russ Holley, Amber Pollan, Kymber Housley, Craig Humphreys, 
Bill Young, Paul Taylor, Debbie Zilles 
 
Minutes from the March 22, 2018 meeting were reviewed. Commissioner Nielson moved that the 
minutes be approved as submitted, seconded by Commissioner Dickinson. The motion was 
unanimously approved.    
 

PUBLIC HEARING 

 
STAFF:  Mr. Holley reviewed the request to demolish the existing home and construct 267 new 
apartments. Thirteen (13) 24-plex buildings and eleven (11) 5-plex buildings are being proposed. 
The 24-plex buildings will be 3-story structures and the 5-plex buildings will be two stories in 
height. The project includes a clubhouse with an outdoor swimming pool and sport court amenities. 
A total of 838 parking stalls are proposed in parking lots that encircle the buildings.   
 
The project includes the expansion of 1000 West along the western border of the site and retains 
the 2200 South frontage along the southern border as being the only block pattern or gridded 
connectivity for the site. At approximately 18 acres in total size and 1,137’ wide by 635’ tall, the 
project site equates in size to about two (2) blocks. Logan’s historic block pattern is approximately 
600’ x 600' forming a 10-acre square block positioned at a north/south axis. As conditioned, with 
additional block and grid connections, the project meets the requirements. 
 
PROPONENT:  Dan Larsen explained that the design of the development is sensitive to the 
environment regarding fireflies that inhabit the area near Heritage Park. The drive aisles on the 
east side have been intentionally aligned to limit vehicle light into the park. Nibley City is planning 
two rows of staggered trees across from the townhomes which will be located on the outer 
perimeter of the project.  The most sensitive time of the year (breeding time) is May-June.  The 
main entrance has been angled so light will be directed east/west instead of directly south into the 
park. The suggestion to extend 900 West would contradict light mitigation efforts.  The 
hammerhead area was based on a request from the Engineering Department to limit access onto 
1000 West, however, the proponent is not opposed to creating an opportunity for more 
connectivity.  A requirement for a road - 900 West (running north-south) - would cut the project in 
half and would make it seem like two separate developments.  The building can be shifted slightly 
for the addition of a pedestrian walkway. The hammerhead can be turned into a ½ road if required.  

PC 18-012 Strata Apartments [Design Review Permit] Dan Larsen-Kartchner/Nibley Sixteen 
LLC, authorized agent/owner, request construction of 13 24-plexes and 11 5-plexes on 18.64 
acres located at 2200 South 1000 West in the Mixed Residential (MR-20) zone; TIN 03-006-
0011;-0014. 
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The storm water detention pond is planned in the southwest corner, designed to be 3’ deep to 
capture water from 2200 South and 1000 West; with a plan to run water down and dump into 
UDOT’s system. The pond will be grass and landscaped.  The building length is important for 
functionality. This project will be similar to the Falls @ Riverwoods and Four Seasons in North 
Logan. The buildings have been designed to mitigate the long portion from public view. The 
driveway to 2200 South allows for better traffic flow. 
 
PUBLIC: Jed Merrill noted that the drain is a serious issue as the 8” pipe is full 75% of the year.   
 
COMMISSION:  Commissioner Butterfield questioned where the Commission gets the authority to 
condition mitigating factors related to the fireflies (as outlined in condition 6), and how this is 
different than the discussion of a Cypress tree during a previous project.  Mr. Housley, the City 
Attorney, explained the difference between trying to prohibit someone from removing a tree on 
private property, versus protecting a rare species that inhabits an adjacent property.  Nibley City 
has requested that the developer help mitigate any possible threats and/or negative impacts to the 
fireflies (especially related to light pollution).   
 
Commissioner Nielson asked about fencing.  Mr. Holley said a fence has not approved by this 
permit, it would have to be reviewed through a separate process.  
 
Mr. Holley outlined the road design for 1000 West at the request of Commissioner Nielson.  
 
Chairman Price asked if the landscaping along the perimeter of the buildings would count toward 
open space.  Mr. Holley said anything that is not a building or parking lot can be counted toward 
the overall open space and may include the detention pond if it is designed in a manner that can 
usable (i.e. grassy bottom).  
 
Commissioner Goodlander does not understand the hammerhead area and why that would not be 
continued to connect with 1000 West.  Mr. Holley said this is the way it was proposed; however, it 
is a good spot for an access point which could provide continuation of the street to provide better 
connectivity to future development.  
 
Chairman Price questioned the layout with regard to connectivity concerns.  Mr. Holley explained 
that this area is tricky because the historic grid pattern is a bit skewed, 800 West jogs a bit to the 
east and 1000 West swings to the west, rather than creating a straight-line grid pattern.  The 
properties have been bought, sold and reconfigured over the years and this is one of the last 
remaining sections with similar dimensions to the historic block style design.    
 
Commissioner Dickinson asked why the Engineering Department would limit access to 1000 West. 
Mr. Holley said typically access is limited on large category roads because of high traffic. 
Grids/blocks need connections, but there is concern with driveway accesses.  
 
Chairman Price expressed concern about the amount of parking facing 2200 South.  There are 
many good elements in this plan. The Land Development Code (LDC) and General Plan (GP) have 
an expectation for building out large sections of property to develop street grids that generate 
future connections.  Many developments in the area have been oriented toward a parking lot, 
which makes walkability unlikely, and is an issue that should be avoided.  The objective is to create 
more pedestrian friendly areas.  Inward-looking developments provide less opportunities for 
connectivity.  He is supportive of requiring something similar to the 600’ block grid pattern. This is 
the first of what will be several developments in this area and the hope is for better access to the 
network and future development.  Commissioner Butterfield wonders if the tradeoff provides a 
more pleasing development by having it laid out in this fashion. Splitting up the development into 
smaller blocks would not be an efficient use of the space and might result in a less pleasant 
design.   
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Commissioner Goodlander asked where 2100 South would be and where it would connect.  Mr. 
Holley pointed out the existing connecting streets (800 West, 2200 South and 1000 West).  The 
layout makes it difficult to provide a straight-gridded street through the development.    
 
Commissioner Nielson agreed with the need for connectivity.  If this project was doubled in size, it 
would be problematic for access. He understands that a road through the development would 
divide the project and disturb the layout, however, there is a concern for connectivity and that 
should be planned for.  Mr. DeSimone, the Community Development Director, said one option 
could be to run 2100 South along the grid line and then redesign the northern piece, as well as 
removing the hammerhead and requiring the developer to construct half of the road going east to 
tie-in to the parking lot.  
 
Mr. Holley pointed out that the Future Land Use Plan (FLUP) indicates the areas to the northeast 
as Mixed Residential housing, as well as possible new commercial development associated with 
the upcoming traffic signal.  
 
Commissioner Newman said connectivity is a real issue.  Most of the parking is located behind 
building 11, with buildings 8-10 having a longer walk to the parking area, which is inconvenient. 
Because the frontages face the street, he asked if there would be rear entrances. Mr. Holley said 
garages are proposed on the rear facade of the townhomes.  
 
Chairman Price said this is the type of plan that would be allowed if it were the last development 
going in, however, based on the expansive size there is a need to provide appropriate access.   
 
Mr. Holley noted that the General Plan indicates that in certain situations, modifications can be 
made (i.e. terrain, sensitive lands, institutional uses, etc.). The Master Transportation Plan 
language is similar with regards to the historic grid pattern. Too many dead-end roads burden other 
streets; the goal is to provide a better overall transportation network. 
 
Mr. DeSimone said. with the idea of being mindful of the firefly issue, it does not make sense to 
require connectivity on 2100 South. 
 
Commissioner Ortiz asked about the plan for the south (Nibley) side. Mr. Holley advised that there 
is an undeveloped, vacant area, with a planned connection to 1000 West, the area to the east is 
yet to be determined. Nibley does not have the same historic grid requirements that Logan has.  
2100 South has a jog, however, in working with the landowner, there may be a way to equitably 
run a road through to connect to 1000 West.  
 
Commissioner Butterfield thinks the condition is adequate and would not support 900 West splitting 
the project and impacting the firefly environment.  He suggested shifting 900 West to the east. 
 
Commissioner Nielson is concerned with parking on 900 West and agreed with Commissioner 
Newman’s concern about the dumpster location. Although the landscaping meets the Code, the 10’ 
strips of grass do not provide useful open areas.   
 
Commissioner Ortiz noted that from previous experience and the community’s perspective, a 120’ 
building length is too long.  It is important to provide usable open spaces with regards to the 
concept of community.  Chairman Price said there have been discussions about allowing up to 
175’ building length in this zone.  Mr. DeSimone said length should be based on the functionality of 
the building. 120’ is an arbitrary length and requiring breaks in a building increases the cost of 
construction.   
 
Chairman Price pointed out that there is no outdoor common space with a design like this, 
however, that has more to do with the layout configuration. He encouraged future discussion about 
this issue. 
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MOTION: Commissioner Butterfield moved to conditionally approve a Conditional Use Permit as 
outlined in PC 18-011 with the conditions of approval as listed below, including an amendment to 
condition #3 to read “In addition to the 1000 West and 2200 South right-of-way acquisition, a 2100 
South and 900 West local street right-of-way shall be established that will better extend the street 
grid into this area of Logan. 900 West may be established at the northernmost and eastern most 
boundary of the project site”.  Commissioner Goodlander seconded the motion. 
 

CONDITIONS OF APPROVAL   
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. A boundary line adjustment shall be submitted and approved that combines the multiple 

properties into one. 
3. In addition to the 1000 West and 2200 South right-of-way acquisition, a 2100 South and 900 

West local street right-of-way shall be established that will better extend the street grid into this 
area of Logan. 900 West may be established at the northern most eastern most boundary of 
the project site. 

4. All storm water detention ponds shall be in rear yard areas and in no case between a building 
and an adjacent street.  

5. All buildings shall be 120’ in length or shorter, unless the pending code amendment is 
subsequently approved within one year, then building lengths shall comply with those new code 
requirements. 

6. Driveway entrances shall be limited to one onto 2200 south to reduce headlight impacts on the 
firefly park and all parking lot and building exterior light fixture shall be completely shielded and 
screened so the no direct light source can be seen from the park property located to the south 
of this project site.   

7. A performance landscaping plan, prepared in accordance with LDC §17.39, shall be submitted 
for approval to the Community Development Department prior to the issuance of the building 
permit. The plan shall include the following: 

a. Street trees planted along adjacent streets in the park strip every 30’ on center. 
b. Open and usable outdoor areas shall match submitted drawings and, in no case, reduce 

below 20% open space and 10% outdoor space.  
c. A total of 372 trees and 932 shrubs, perennials and grasses shall be provided. 
d. Shrubs, grasses and perennials shall be planted around storm water, garbage dumpsters 

and parking areas to visually screen utilitarian areas from public view. 
e. Varieties and sizes of all plant material shall be specified in the plan and plant quantities 

shall be per LDC §17. 39.050 and include a minimum of 25% evergreen varieties for year-
round visual interest.  

8. All dumpster and garbage collection areas shall be screened with landscaping and/or walls and 
located to the side or rear of buildings.  

9. Exterior lighting shall be concealed source, down-cast and comply with LDC regulations. 
10. No signs are approved with this Design Review Permit. All signage shall be approved and 

permitted by staff in accordance with the Land Development Code. 
11. No fences are approved with this Design Review Permit. All fences shall be approved and 

permitted by staff in accordance with the Land Development Code.  
12. All rooftop mechanical equipment shall be fully screened from view.  
13. Weather protection shall be provided above all pedestrian entrances. 
14. Lockable and weather protected bike racks shall be provided on-site.  
15. 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.  Engineering    
i. City storm water design standards do not allow for utilities to be beneath a detention or 

retention pond. Relocate utilities to be outside of detention and retention ponds. 
ii. Provide water shares for or in-lieu of fee for increased water demand (indoor and outdoor) 

for new development. 
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iii. All sewer and water utilities inside of development shall be considered by City to be 
privately owned, maintained and replaced in accordance with Logan City Standards. 
Provide a Water Utility Agreement for private system(s). 

iv. All storm water collection and storage system(s) shall be designed in accordance with City 
Storm Water Design Standards. This includes retention of the 90% storm event on site. 

v. All units with less than 5 dwelling units shall have individual water meters/sewer laterals. 
vi. City GIS Data shows 2200 South to be less than a 66’ right-of-way (existing right-of-way 

appears to vary on 2200 South). Provide half of the right-of-way needed along 
development frontage to ensure a 66’ (33’ to road center line from property line). 

vii. Provide a minimum pavement section on 2200 South of 3” hot mix asphalt, 4” of untreated 
base course (minimum CBR of 70), 12” granular borrow (3” max aggregate, well graded, 
minimum CBR of 45) and a subgrade with a minimum CBR of 5. If subgrade CBR is less 
than 5 provide a geotechnical report and pavement section design. 

viii. See sewer line capacity issues raised by Nibley in attached sheet. Logan City Public 
Works is verifying the Nibley City analysis. 

b.  Fire   
i. Fire sprinklers and alarms required in 24-plex buildings. Fire hydrants required within 600’ 

of all points around the exterior of all buildings and within 100’ of all fire department 
connections (FDC). 

c.  Water  
i. Water meter setters must meet current City standards 
ii. Residential buildings three stories above grade or higher must have a minimum DC 

(ASSE1015) installed and tested. 
iii. Spa and pool water feed must be through a legal air gap 
iv. Clubhouse will need a RP (ASSE1013) installed and tested on water main as it enters 

the building, before any branch offs or connections. 
v. All 2015 IPC and state amendments for water use shall apply during and after 

construction. 
d. Light & Power 

i. Public Utility Easements (PUE) on all property lines. 10’ on lines facing a road and 5’ 
on all other property lines. 

e. Business License 
i. A landlord business license will be required prior to occupancy. 

f. Environmental 
i. Maintain minimum 60’ straight on access for dumpster approaches.  Minimum inside 

measurement of a double enclosure without gates is 22’ wide X 10’ deep.  Gates not 
required; bollards placed to protect enclosure walls. 

 

FINDINGS FOR APPROVAL   
1. The building and site developments are consistent with the ordinance and regulations 

associated with the MR-20 zoning district.   
2. The project conforms to the requirements of Title 17 of the Logan Municipal Code. 
3. As conditioned. the project provides adequate off-street parking in conformance with Title 17. 
4. The project met the minimum public noticing requirements of the Land Development Code and 

the Municipal Code. 
 

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

 
STAFF:  Ms. Pollan reviewed the request for a new 10,000 SF office building. Existing buildings 
will be demolished and the site will be redeveloped with a new building, parking, and landscaping. 

PC 18-015 Nielson Office Building [Design Review Permit] Craig Martindale/Tony Nielson, 
authorized agent/owner, request construction of a 10,000 SF office building on .67 acres located 
at 275 West 1200 South in the Commercial (COM) zone; TIN 02-087-0013. 
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PROPONENT:  Craig Martindale, the project architect, said no entrance on the north frontage is 
based on an agreement with the City that since there will not be access on that facade, it will be 
designed to appear as a front entrance.    
 
PUBLIC:  None 
 
COMMISSION:  Chairman Price asked about the new space created by the realignment.  Ms. 
Pollan said it will be parking (part of the public right-of-way) and landscaping.  
 
Ms. Pollan confirmed for Chairman Price that sidewalks continue to the east and clarified for 
Commissioner Nielson that there is a west access into the parking lot.  
 
MOTION: Commissioner Nielson moved to conditionally approve a Conditional Use Permit as 
outlined in PC 18-015 with the conditions of approval as listed below. Commissioner Dickinson 
seconded the motion. 
 

CONDITIONS OF APPROVAL 
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. With the parking setback at 18’, a Type B separation shall be provided between the sidewalk 

and the parking area that includes shrubs at an average of 3’ on center and small trees planted 
at 15’ on center along the entire border of the parking area. 

3. Vertical plantings and screening landscaping be provided along east elevation. 
4. A performance landscaping plan, prepared in accordance with LDC §17.39, shall be submitted 

for approval to the Community Development Department prior to the issuance of the building 
permit. The plan shall include the following: 

a. Open and usable outdoor areas shall total a minimum of 5,838 SF, or 20% of the 
developed site area.  

b. A total minimum number of 13 trees and 34 shrubs, perennials and grasses shall be 
provided per acre of newly developed property.   

c. Shrubs, grasses and perennials shall be planted around storm water, garbage dumpsters 
and parking areas to visually screen these utilitarian areas from public view. 

d. Varieties and sizes of all plant material shall be specified on the plan and plant quantities 
shall be per LDC §17.39.050 and include a minimum of 25% evergreen varieties for year-
round visual interest.  

5. A provision for bicycle parking for three (3) bikes on-site is required. 
6. Exterior lighting shall be concealed source, down-cast and reviewed and approved prior to 

the issuance of a building permit and shall comply with current LDC regulations. 
7. No signs are approved with this Design Review Permit. All signage shall be approved and 

permitted by staff in accordance with the Land Development Code. 
8. No fences are approved with this Design Review Permit. All fences shall be approved and 

permitted by staff in accordance with the Land Development Code.   
9. 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. Light and Power Department 
i. Public Utility Easements (PUEs) required on all property lines - recorded with a 

subdivision plat or as separate document prior to issuance of a building permit. 
b. Environmental Department 

i. A 60’ straight on access and minimum inside measurement of 12’ wide X 10’ deep is 
required for a single enclosure. Bollards should be provided in the back of the 
enclosure to protect the wall. 

c. Business Licensing 
i. A business license will be required prior to operation. 

d. Water/Cross Connection Department 
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i. The water main must have a RP (ASSE1013) backflow assembly installed and 
tested as it enters the building before any branch offs or connections. 

ii. The landscape irrigation system will need to have a high-hazard rated backflow 
assembly installed and tested. 

iii. If a fire suppression system is required to be connected to Logan City water system 
a DC (ASSE1015) will need to be installed and tested. 

iv. Water meter setter will need to meet current Logan City standards. 
e. Engineering Department 

i. The City is in the process of performing road work on 1200 South that will impact 
current accesses to this parcel. Accesses as shown will work with current City road 
design. Developer should be aware that the west access will be from the new 
proposed public parking area being constructed by the City. 

ii. Current standard by Public Works is to provide individual water and sewer service to 
each service area in the building if they are to be separated and could potentially be 
subdivided in future via a subdivision plat or a condominium plat if the spaces are 
less than 5.  If equal to or greater than 5 these can be serviced by a common sewer 
lateral and by a master meter. Work with Public Works to implement requirement. 

iii. Bids for the new road work being done by the City open on March 28, 2018.  Work 
could begin as early as the middle of May for construction.  All water and sewer 
services for this new building need to coordinated with the City to ensure this work is 
done during road construction.  This may be ahead of the building construction 
schedule.  This will also include the capping of any existing services at the Logan 
City mains which will not be used in the future. 

iv. Provide any water shares or an in-lieu of fee for any increased water demands this 
new development will create - includes both outdoor and indoor usage (assuming 
irrigation is from the public water system). 

v. Area is in a flood plain, must comply with all City and FEMA requirements. These 
include, but are not limited to, lowest inhabitable floor being 1’ above BFE, special 
Code requirements per Chief Building Official, obtain a construction in the flood 
plain permit from the City Engineer. 

vi. Site is less than 1 acre, therefore a State Permit and SWPPP is not required, 
however, a site erosion and sediment control plan must be submitted to Public 
Works for approval for construction. Post Construction Best Management Plan must 
also be submitted for review and approval and follow City Storm Water Standards. 

 

FINDINGS FOR APPROVAL  
1. The building is compatible with surrounding land uses of the COM zone and will not interfere 

with the use and enjoyment of adjoining or area properties. 
2. The project conforms to the requirements of Title 17 of the Logan Municipal Code. 
3. The use as an office is compatible with the surrounding neighborhood character, as this is a 

Commercial use.  
4. The nature of the area and roadway realignment are not conducive to a front entrance on 1200 

South. The building design does reflect an appropriate building frontage to the street.  
5. The use shall provide adequate off-street parking in conformance with Title 17. 
6. The project, as conditioned, conforms to landscaping requirements in Title 17. 
7. The project met the minimum public noticing requirements of the Land Development Code and 

the Municipal Code. 
8. The project has been amended to meet the requirements and conditions of approval. 
 

Moved: Commissioner Nielson    Seconded: Commissioner Dickinson   Approved: 7-0 
Yea: Butterfield, Dickinson, Goodlander, Newman, Nielson, Ortiz, Price    Nay:      Abstain:   
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STAFF:  Mr. DeSimone reviewed the changes made to the proposal based on suggestions from 
past meetings.  A redlined and updated draft of the document were distributed to the Commission 
prior to the meeting. The map and TC boundaries were reviewed. The bulk of this area is already 
zoned Town Center (TC) and only a small amount of property is being changed to TC.  
 
PUBLIC: Gary Saxton, representing the Logan Downtown Alliance, said they agree with the 
changes in both TC-1 and TC-2 which protect and strengthen both downtown and the 
neighborhoods.  He pointed out that the Alliance is one of the biggest advocates for adequate 
parking and they are determined to not have the same scenario as what has occurred in the 
Campus Residential (CR) area. He encouraged the Commission to forward a recommendation of 
approval to the City Council.  
 
Julie Demler grew up in Cache Valley and realizes that there will be growth. She lives on 100 East 
and it is currently very difficult to get in/out of her driveway.  Many people move to Logan because 
it is a nice place to live and she does not want to see too much growth all at once. She would like 
to protect the neighborhood.  
 
Patrick Singleton expressed concern for parking. The revised parking requirements are excessive, 
even for the current parking demand, and unnecessarily high, especially considering future trends.  
The requirements conflict with other City goals, policies and plans.  He recommended retaining the 
original residential requirements (1 stall for studio/one-bedroom units and 2 stalls for 2+ units with 
shared parking options). He suggested allowing parking reductions for residential projects that 
accommodate robust travel demand management strategies (e.g. secure indoor bicycle parking, 
free bike-share memberships, car-share vehicles for tenants) or specifying parking maximums. 
 
LaDonna Connors questioned whether high-density housing in downtown would be able to attract 
tenants given that the average median income in Cache Valley is $40,000 annually.  Logan has 
kept “high-wage” companies out.  Mr. DeSimone said the City does not “attract” tenants or build 
developments, only define the boundaries and standards to build within.  Development will occur 
based on market demands.  
 
Marilyn Griffin expressed appreciation for all the time and effort that has been put into these 
updates, however, there are still many unanswered questions and concerns.  “Unintended 
consequences” is very much a worry.  She is very sensitive to this because of the negative impact 
Campus Residential (CR) has had on the Adams Neighborhood.  Parking needs to be addressed, 
even if people walk locally, Cache Valley is accessed primarily by vehicles. Trying to change the 
culture is a good idea, however, it will not happen overnight and decisions need to be made for 
what is happening now.  She encouraged the Commission to take their time. 
 
Paul Rogers commended the Commission and staff for all their hard work.  He agrees with the idea 
of less parking. Planning for today is an oxymoron, the vision should be for the future.  More 
growth, air pollution, and health issues that go along with urban sprawl cannot be tolerated. He has 
talked with many young couples who would love to live downtown.  Many cities have taken up this 
issue and have come out positively economically and culturally by developing a vibrant downtown.  
 
Mary Ellen Robertson dislikes the idea of bonuses and questioned whether they would be 
cumulative (based on each element) and if there would be maximum cap.  Mr. DeSimone said 
there is a maximum for each zone.  Ms. Robertson said resident feedback has been that this 
proposal is too dense and too tall. The idea for bonuses appears to be tone deaf toward the 
repeated concerns of citizens.   

PC 18-003 Town Center Rezone – continued from March 22, 2018 [Zone Change] Logan City 
requests to rezone multiple parcels, approximately 173 acres,  from Town Center (TC), 
Neighborhood Residential (NR-6) and Public (PUB) to Town Center 1 (TC-1), Town Center 2  
(TC-2), Public (PUB) and Recreation (REC). 
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LuAnn Harris appreciates the public’s chance to voice opinion. She is leery about the City 
becoming involved in real estate (purchase of Emporium site). She does not want Logan to 
become like Ogden or New York.  The City needs to maintain its uniqueness.  The Commission 
should think about now and the near future.  She does not care for high-density projects which will 
not be desired by young families.  Downtown is suffering, another business is closing, and it is sad 
that it has not been addressed before now. The focus needs to be what can be done now. 
 
Janice Bird quoted from a letter submitted by Gail Yost “economically and sociologically, you’re 
looking at the problem of a vibrant downtown from the wrong end of a futuristic telescope”. 
“Success has nothing to do with lack of downtown housing and everything to do with offering 
desirable goods and services to the public”.  Many businesses thrive no matter where they are 
located because of good supply and competitive pricing. Businesses have had to adapt to the 
competition of the online market. When the Emporium was purchased by the City, businesses were 
required to relocate and then the library did not go in. She does not think extra incentives are good.   
The reason for the “spotty” Historic District is that some areas/structures have been torn down 
and/or bypassed. 100 East and 200 East are not more historically recognized because of the 
“ambitious outlook on that area”. Growth should be based on moderate density and geared more 
toward families than a transitory population. The Commission should defend the rights of the 
citizens. There are a lot of things that are not worth the money.  
 
Erika Blomdahl said allowance of a density bonus in TC-2, especially in the area by Garff Gardens, 
is very much a concern. 55’ high is too extreme for 100 East, which already has excessive traffic.  
She suggested changing the zone around the Garff Gardens area to MR-30.  
 
Randy Penrod is against the Garff Garden TC-2 designation and selling the small section of land.  
He is particularly opposed to a 45’ allowed height on west side of 100 East, specifically along 100 
South. 
 
Jeannie Simmonds said the proposal for density bonuses deserves further consideration. There is 
a need to be more introspective and thoughtful about if and how bonuses should be applied. 
 
David Soderberg rides a bike and walks every day but is in favor requiring two (2) parking stalls per 
unit.  As much as he agrees with the future of Logan, residents do have vehicles and need places 
to park. 100 East should not be the “fall block”; if parking is reduced it will increase congestion.  
 
Don Barringer, lives in Smithfield and works and shops in Logan.  Although the concept for the 
future is based on fewer vehicles, decisions should be made for the purposes of today.  Downtown 
used to be very active and something needs to be done.  He agrees with the proposal for higher-
density housing options and diverse culture opportunities.  Saving Logan by “keeping it like it is” 
does not work.  There is a need to move ahead proactively.  He noted that it will not be only young 
adults who are interested in living downtown, the highest demographic for rental housing is the 50+ 
population. 
 
COMMISSION:  Commissioner Butterfield asked why the zoning designation for the church and 
Tabernacle block were not changed.  Mr. DeSimone said it was decided that a new zone would not 
be created for religious buildings. He advised, however, that he will include a finding to the Council 
for consideration. 
 
Mr. DeSimone said it is important to point out that a substantial amount of property (approximately 
1/3 of the overall change) has been downzoned with the intent to lessen the impact of more 
intense areas from residential areas.  
 
Chairman Price asked about Garff Garden park.  Mr. DeSimone said there was no change made, 
per the Commission’s recommendation, although that is contrary to the Downtown Specific Plan.  
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Mr. DeSimone highlighted the main changes: 
TC-1 Zone: 
 Density of up to 70 units per acre. 
 Provision for ground floor commercial component. 
 Clarified setbacks (minimum - front 0-5’, side 0’, rear 5’). 
 Added a clarifier for the Commission to have discretion for compatibility with an adjacent 

property. 
 Maximum Height of 55’ with an allowed step-up up to 80’ using transition standards. 
 Ground floor height requirement changed from 15’ to 12’ 
 Height transitions added (comply with LDC Section 17.12.040). 
 Added residential transparency requirement (20%) 
 Required parking 1.5 stall per studio/one-bedroom unit with no shared parking permitted. 

 

TC-2 Zone: 
 Density of up to 30 units per acre. 
 No density bonuses. 
 Commercial setbacks (minimum - front 10-10’, side 0-8’, side common wall 0’ rear 5’). 
 Residential setbacks (minimum front 0-10’, side 8’, side common wall 0’, rear 10’). 
 Maximum height of 45’. 
 Added residential transparency requirement (20%) 
 Required parking 2 stalls per unit (regardless of size) with no more than 25% provided through 

shared parking. 
 
Mr. Holley outlined the Historic District boundaries per Chairman Price’s request.  Mr. DeSimone 
confirmed that all design reviews within the Historic District boundaries will continue to go through 
the Historic Preservation Committee (HPC) for consideration from a historical context. 
 
Commissioner Goodlander suggested adding “per unit” for parking in the TC-2 zone.  
 
Mr.  DeSimone explained that the purpose for a density bonus program is to create a provision to 
incentivize projects to provide good site and building design either through a choice of materials, 
building design, type of housing, use of structured parking or location. It will be applicable in the 
MR-9, MR-12, MR-20, MR-30 and TC-1 and TC-2 zones. Commissioner Nielson had some ideas 
about exploration of economic incentives; the appropriate tool for this approach would be through 
an RDA process. Mr. Housley said it would be pursuant to state law to allow for the Council to 
make concessions and is not unique to Logan City. 
 
Commissioner Goodlander is comfortable with the parameters of TC-1 and TC-2.  The Commission 
has been methodical and taken time to review issues and receive public input. She is opposed to 
density bonuses because they can have the ability to change the nature of the zone.  She would 
like to explore financial incentives through an RDA process.    
 
Commissioner Ortiz is concerned about pedestrian walkability, especially in the TC-1 zone with an 
allowed 0’ front setback, which opposes the concept of open space within each block and is not 
consistent with the General Plan. Mr. DeSimone said, in terms of walkability, the General Plan 
approaches it from a broad sense; walkability in a downtown context is the ability to walk along 
storefronts. Chairman Price respectfully disagreed with Commissioner Ortiz’s analysis.  The 
sidewalks in downtown are 18’, have benches and trees, and provide opportunities for public 
interaction. The idea of “somewhere to play” are afforded in areas such as the Tabernacle block 
and Garff Garden Park, which provide opportunities for natural interaction.  Mr. DeSimone pointed 
out that the historical grid pattern of 600’x600’ blocks is challenging.  One idea is for center block 
sidewalks to open up blocks. The current TC zone does not require open space; TC-2 requires set 
asides for outdoor and open space.  TC-1 is designed to be a more intensive, urban environment.  
Commissioner Ortiz said the residential portion in TC-1 should have a larger front setback.   
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Commissioner Nielson said the point he was trying make was not only about money. He can 
envision several locations where there is opportunity for high-density housing development, 
however, purchasing the existing homes, demolishing the structures and preparing the land for 
development would be extremely expensive. He does not see anything happening soon.  The 
problem is developers can find locations in the County for much less.  His point is that Town Center 
can be a good improvement for Logan.  A productive downtown requires parking, a reason to come 
downtown and people. The City needs to be proactive.  He is unsure about the idea of density 
bonuses and would like to discuss the details further.  
 
Commissioner Butterfield said he feels good about what has been done, although it may not be 
entirely perfect.  The process has taken time, lots of public input has been received, and much 
thought has gone into the decisions made.  He likes the bifurcation of the Town Center zone to 
create transition areas.  The Commission has tried very hard to strike a balance with the parking.  
He recommended changing the Tabernacle and church properties to a separate zone to better 
identify the functional use of the property.  The idea of density bonuses should be delayed for more 
review, he is a bit wary of the idea, particularly in residential areas.  The idea of a good trade-off 
(i.e. contained parking for more height) might be worthy of further discussion. 
 
Commissioner Newman believes this is a good product and is much better than leaving the area 
Town Center. TC-2 allows for more areas to be downzoned. A lot of concessions have been made.  
He dies not like the idea of density/height bonuses, but thinks incentivizing good development 
through an RDA grant or other type of financial assistance would be a good avenue. 
 
Commissioner Dickinson is in favor of the changes to TC-1 and TC-2, however, she would like to 
see the setbacks for the buildings in TC-1 include a required width for the sidewalk.  Main Street 
has 18’ sidewalks which makes it more walkable and friendly.  A 0’ building setback with a 5-6’ 
sidewalk would not be pedestrian-friendly. She does not agree with density bonuses but believes 
there could be other incentives for good development.  
 
Chairman Price said although it may feel that too much is being done at once, there is nothing 
being built downtown. The General Plan has been in place for many years and the Land 
Development Code has not reflected what is required. The objective of this proposal is to find a 
way to move toward the types of densities called out in the General Plan, based on how the City 
has developed and expanded.  Logan is unique in the fact that it is landlocked. The goal is to find a 
way to attract people downtown.  He does not expect to see much impact in the short-term.  
Parking seems to be a balanced approach, it is better to start with too many than too few.  The 
question about cost of living is interesting.  It is not for the Commission to decide how to attract 
people to the City, there are currently businesses downtown which have multiple uses (offices in 
the basement with retail on the main level).  Businesses will have to find different models that can 
be successful. The idea is to help build a framework to work within.  
 
MOTION: Commissioner Goodlander moved to forward a recommendation for approval to the 
Municipal Council for a rezone of the Town Center area, as outlined in PC 18-003, with the findings 
for approval listed below. Commissioner Newman seconded the motion. 
 

FINDINGS FOR APPROVAL  
1. The location of the subject properties is compatible in land use with the surrounding 

commercial, residential and civic uses.  
2. The subject properties can fulfill the purpose of the General Plan, Downtown Specific Plan and 

Land Development Code by providing a compact, vibrant and urban downtown.  
3. The surrounding streets and infrastructure are sufficient in size and capacity to handle uses 

permitted in the TC-1 and TC-2 zoning districts. 
 
Moved: Commissioner Goodlander   Seconded: Commissioner Newman   Approved: 7-0 
Yea: Butterfield, Dickinson, Goodlander, Newman, Nielson, Ortiz, Price    Nay:      Abstain:   
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STAFF:  Mr. DeSimone reviewed the general changes including formatting, grammatical 
corrections, chapter consolidation, document renumbering, and overall content streamlining. 
 
The specific amendments include eliminating vague or general policy language from the regulatory 
document, eliminating multiple references to specific development standards or regulations, 
clarifying building design standards regarding orientation, massing, articulation and building length, 
and replace Town Center (TC) with two separate and distinct zones (TC-1 & TC-2). 
 
Amendments or changes to existing LDC Chapters are as follows: 
 
Preface: Changed dates, eliminated Amendment/Rezone Tables and updated Table of Contents. 
 

Chapters 17.01 – 17.11, 17.13, 17.20 - 17.35, 17.37, 17.39 – 17.42, 17.44 – 17.59, 17.61 – 17.62. 
Minor grammatical corrections, updated references and eliminated reserve chapters. 
 

The proposed “specific” amendments or changes to existing LDC Chapters are as follows: 
 

Chapters 17.12 & 17.15. Consolidated these two chapters by eliminating the general descriptions 
for each specific residential zone, adding a purpose statement to each spec sheet, and eliminating 
the redundant regulations from the spec sheets already listed elsewhere in the LDC, e.g., fencing, 
parking, etc. The general language for each of the different zones in Chapter 17.12 is non-
regulatory language and is generally very subjective, difficult if impossible, to apply and enforce, 
and has created confusion when applying the regulatory provisions of the code.   
 

Chapter 17.14. Added building length standards to each of the different multi-family zones to 
replace the generic spec sheet maximum building length language of 120’. 
 

Chapter 17.15. Residential Spec Sheets. Eliminated this chapter and move refined spec sheets 
into Chapter 17.12 (old) or Chapter 17.07 (new).  
 

Chapters 17.16 & 17.19. Consolidated these two chapters by eliminating the general descriptions 
for each specific commercial/industrial zone, adding a purpose statement to each spec sheet, 
eliminating the redundant regulations from the spec sheets already listed elsewhere in the LDC, 
and replacing the existing Town Center (TC) zone with both a Town Center 1 (TC-1) and a Town 
Center 2 (TC-2) zones.   
 

Chapter 17.17. Added TC-2 to the Use Table and defined those uses appropriate for this zone. 
Eliminated some of the specific uses listed in the table as they can be accommodated under the 
more general sales/service category. Several of the uses formerly permitted in the Town Center 
zone are outright permitted in the TC-1 zone while listed as a conditional use in the TC-2 zone.   
 

Chapter 17.18. Deleted redundant language found elsewhere in the Code, e.g., design, parking 
landscaping, etc., as well as included specific commercial design language regarding building 
orientation, four-sided architecture, building massing and articulation.  
 

Section 17.18.010.D. Eliminated 17.18.010.D as these items are codified elsewhere in the code. 
 

Section 17.18.020.C.2. Clarified that 4-sided building design is required for all projects.  
 

PC 18-004 Land Development Code – 2018 Update - continued from March 22, 2018 
[Code Amendment] Logan City requests to amend and update the Logan Land Development 
Code as follows: delete Chapters 17.07-17.11; re-number and update 17.12-17.61; consolidate 
17.12 & 17.15; consolidate 17.16 & 17.19; divide Town Center Zone into TC-1 & TC-2 and add 
TC-1/TC-2 language into 17.10-17.12; amend 17.09 & 17.12 to add building orientation, 
massing, length and articulation standards; update 17.36 Home Occupations; amendment 
includes minor grammatical corrections throughout the entire document. 
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Section 17.18.020.C.4. Changed subsection C.4 to clarify that this is about regulating building 
mass through two subcategories (1) Horizontal Articulation and (2) Vertical Articulation.  
 

Horizontal Articulation – changed language to require at least 3 of the 6 different elements. 
Changed the square feet of surface area and distinct planes listed in subsection A and went to a 
maximum wall plan length of 40’, which means that a building shall be broken up into individual 
components no greater than 40’ in length using at least 3 of the 6 different horizontal articulation 
elements. 
 

Vertical Articulation – added limitations on the vertical height of a blank wall to 12’.  
 

Removed the language regarding adaptive reuse in subsection 5, as it is not regulatory and not 
different than rest of design standards. 
 

Section 17.18.030.A. It is important to keep the overall purpose of orienting buildings toward a 
public street, but also need to address the reality that each project is different, each site is different, 
each location or setting is different, each property owner’s preference is different, so it is not 
always realistic to expect that the front door will face the street. The movement away from only 
requiring that the primary door face the public street allows for flexibility for all parties engaged in 
the design and review processes.  
 

Section 17.18.030.C. The City believes that the best side of a building should be oriented towards 
the street and this can be done regardless of where the front door is located. If a developer wants 
to orient the front door toward the parking lot, which by Code is located either to the side or rear of 
the building (not between building and street), the side of the building facing the street needs to be 
equally as attractive. 
 

Section 17.18.040. Transition Areas. Included changes to 17.18.040.C by removing references to 
the height transition standards in the residential section and putting those same standards in the 
commercial section.  
 

Chapter 17.19. Commercial Spec Sheets. Eliminated chapter and moved refined spec sheets into 
Chapter 17.16 (old) or Chapter 17.10 (new).  
 

Section 17.36.020. Removed figures/drawings of typical cross sections and instead referenced 
Public Works to eliminate confusion between the LDC and actual engineering requirements which 
are based on adopted MUTCD and City road standards.   
 

Section 17.38.040. Added a parking standard for call centers of one stall per one employee at 
largest shift.   
 

Chapter 17.43. Simplified the Home Occupation language to line up with recent changes to the 
Logan Municipal Code and State Law. Eliminated the listing of types of home occupations, 
consolidated 17.43.040 with 17.43.050, and eliminated 17.43.150 and 17.43.160.  
 

Section 17.60.440. Increased the civil penalty fee for over occupancy violations from $50.00 to 
$250.00.  
 

The bulk of the changes serve to eliminate redundant, contradictory and/or and unclear language. 
Spec sheet improvements were made to refer to specific Code sections. Building orientation will 
now include 4-sided architecture, requiring the best facade facing a main street; entrance is not an 
important as good design – especially in suburban areas.  Commercial design standards were 
added regarding horizontal and vertical articulation. The building length maximum of 120’ was 
removed to allow for more flexibility in design and compromise for functionality.  The civil penalty 
fee for over-occupancy was increased and parking standards at Call Centers were adjusted. 
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COMMISSION:  Mr. DeSimone advised that, per the Commission’s request, the density bonus 
information will be removed and discussed at a future meeting. Chairman Price said it would be 
useful to have more information/knowledge about the RDA process.  
 
Commissioner Newman said there is a lot of work that has been done to make the Code simpler. 
 
Commissioner Butterfield asked for more information regarding over-occupancy.  Mr. DeSimone 
said the City regulates occupancy to a family or three (3) unrelated individuals in a single-family 
dwelling. The proposed increase in the fee for violation is the equivalent of the cost of a ticket.  The 
public has expressed concern that the penalty is not stiff enough to serve as a disincentive.  
Commissioner Butterfield asked what would happen if the fee is paid, but the violation continues.  
Mr. Housley said each day can be considered a violation and it can be prosecuted criminally if it 
reached that point, however, there is due process that must be followed.  Commissioner Butterfield 
is concerned with government being given “a big enough bat” related to fines.  Mr. DeSimone said 
LDC Section 17.53 addresses the administrative provisions that are in place and outlines the 
enforcement process. The only change is increasing the civil fee from $50.00 to $250.00.  Mr. 
Housley pointed out that the current process allows fines to go as high as $1,000; this proposal is 
only to streamline the process.  If compliance is met, a fine can be dismissed.  This is a direct 
response to what neighbors have asked for.  
 
Chairman Price said specific sections can be adjusted as necessary. The major focus is the design 
review process and whether it is too subjective. Mr. DeSimone said if there are areas that are not 
specific enough, those can be discussed as necessary.  Chairman Price said there is a concern 
about the general level of design that can be accepted, primarily related to design standards.  A 
future workshop to discuss design standards would be useful.  
 
Commissioner Nielson supports the idea of a future workshop discussing design standards.  He 
also supports the increase in the over-occupancy violation fee.  
 
Commissioner Ortiz asked for a summarization of the changes to building length.  Mr. DeSimone 
explained that Section 17.09 (page 14-4) eliminates the 120’ building length maximum.  The length 
of a building along a street frontage or a property boundary adjacent to a NR zone shall not exceed 
150’ in MR-9 and MR-12, 175’ in MR-20, and 200’ in MR-30 and CR.  For every 100’ in length the 
design shall include at least one significant break in the vertical wall plane with a minimum depth of 
at least 8’, minimum length of at least 20’ and run along the full height of the building. The length of 
a building internal shall not exceed 200’ in the MR-9 zone, 225’ in the MR-12, 250’ in the MR-20, 
275- in the MR-30 and 300’ in the CR zone. Few jurisdictions limit building length and focus on 
articulation and massing.  Staff believes these changes will result in a better project. Commissioner 
Ortiz said the focus should not only be on the economic aspect, but should address quality and 
safety issues.  Mr. DeSimone said the design and location should dictate the design rather than an 
arbitrary limitation on length that might prohibit functionality.  Commissioner Ortiz questioned 
connectivity.  Mr. DeSimone said the requirement was for pedestrian connectivity every 120’, 
however, the Factory designed a “chunnel (channel tunnel)” to allow for access. Access across 
private property should not be required, projects should be managed for safety and security.  
Commissioner Ortiz asked if this change is consistent with the General Plan.  Mr. DeSimone said 
when the Town Center was adopted it was found to be consistent with the General Plan and this 
amendment enhances the zone which would make it more consistent.   
 
Chairman Price noted that in the Strata Apartment project discussed earlier, there is not enough 
open space for public interaction, and suggested reviewing open space requirements, which would 
address connectivity. Open space around the perimeter of a project, although meeting the 
requirement, is useless. Mr. DeSimone said that the project also offered amenities such as a 
basketball court and swimming pool.   
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Commissioner Ortiz pointed out that in the finding for approval #8 it should be 200 South rather 
than 300 South. 
 
Commissioner Goodlander agreed with Chairman Price’s concern regarding design standards, 
specifically the ambiguity. A workshop would be a good venue to look at ways of incentivizing 
quality development.  The more definitive the better.  
  
MOTION: Commissioner Nielson moved to forward a recommendation for approval to the 
Municipal Council for an updated to the Land Development Code as outlined in PC 18-004 with the 
findings for approval listed below. Commissioner Newman seconded the motion. 
 

FINDINGS FOR APPROVAL 
1. Utah State Law authorizes the local Planning Commission to recommend ordinance changes to 

the legislative body (Municipal Council).   
2. The amendments are done in conformance with the requirements of Title 17.51 of the Logan 

Municipal Code. 
3. The amendments are consistent with the Logan City General Plan. 
4. The amendments are consistent with the Downtown Logan Specific Plan. 
5. The amendments addressing commercial design standards continue to improve new 

development proposals within the Commercial Districts by affording additional design flexibility 
without negatively impacting the community’s interest in an aesthetically pleasing environment.  

6. The amendments addressing building length in the multi-family zones eliminate an existing 
standard that negatively hampers innovative and creative building design. 

7. The division of the Town Center zone into two distinct Town Center zones recognizes the 
differing levels of development intensity adjacent to Main Street versus those downtown areas 
off Main Street. The amendment creating the TC-1 and TC-2 zones also correlates with a 
pending rezone request. 

8. The geographic area of downtown as established in the Town Center zones generally extends 
from 200 South to 500 North, and from 100 West to 200 East.  

9. The creation of the TC-1 and TC-2 zones will not negatively impact Logan’s Center Street 
Historic District boundaries as projects occurring within the district boundaries, regardless of 
zoning, are required to comply with the historic guidelines.         

10. No public comment has been received regarding the proposed amendments. 
 

Moved: Commissioner Nielson    Seconded: Commissioner Newman   Approved:  7-0 
Yea: Butterfield, Dickinson, Goodlander, Newman, Nielson, Ortiz, Price    Nay:      Abstain:   
 
WORKSHOP ITEMS for April 26, 2018   

 PC 18-016 Bristlecone Enterprise [Conditional Use Permit] 
 PC 18-017 Hidden Cove Subdivision 
 PC 18-018 800 Block Student Housing [Conditional Use & Design Review Permit] 

 
Meeting adjourned 8:53 p.m.  
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