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     PLANNING COMMISSION MINUTES 
              Meeting of October 12, 2017 

 
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, October 12, 2017.  Chairman Price called the meeting to order at 5:30 p.m. 
 

Commissioners Present:  David Butterfield, Regina Dickinson, Sandi Goodlander, Tony Nielson, 
Eduardo Ortiz, Russ Price  
 

Commissioners Excused: Dave Newman 
 

Staff Present:  Mike DeSimone, Russ Holley, Amber Pollan, Paul Taylor, Kymber Housley, Debbie 
Zilles  
 
Minutes from the September 14, 2017 meeting were reviewed. Commissioner Nielson moved that 
the minutes be approved as submitted. Commissioner Goodlander seconded the motion. The 
motion was unanimously approved.    
 

PUBLIC HEARING 
 
PC 17-037 LDC Amendment – 17.24 Airport Overlay Zone [Code Amendment] – Logan City 
requests an amendment to the Land Development Code Chapter 17.24 to clarify the permitted 
uses within the Airport Overlay zone.  
 
STAFF:  Mr. DeSimone reviewed the proposal for changes to Section 17.24 which would eliminate 
the list of uses in the Airport Overlay Zone as prescribed in Section 17.24.050, and instead defer to 
the uses permitted in the underlying zoning. The geographic applicability is defined by 17.24.0120 
and identified as the “Lands of Limited Development” in the Logan-Cache Airport Specific Plan. 

 

This area extends to 1800 North on the south, Main Street on the east and 1200 West and 
includes existing commercial uses along Main Street, residential uses adjacent to 1800 North and 
industrial uses along 1000 West, and are zoned as such. The list of uses in Section 17.24.050 is 
inconsistent with the Logan Cache Airport Specific Plan, as that plan states the underlying zoning 
determines the uses. The City created the Airport Zone around the airport which governs the range 
of uses permitted near the airport. The removal of 17.24.050 will eliminate an inconsistency within 
the Land Development Code.  
 
The purpose of the Logan-Cache Airport Specific Plan is to ensure that all uses, either adjacent to 
or within close proximity of, the airport are compatible with airport operations and impacts (noise). 
The City works with the Airport Authority when projects are proposed near the airport to ensure 
technical concerns are addressed. 
 
PUBLIC: None 
 
COMMISSION: Commissioner Dickinson asked if this had been a workshop item. Mr. DeSimone 
explained it was not because the September 28, 2017 meeting was cancelled. 
 
Mr. DeSimone explained that projects in this area are reviewed by the Airport Authority and FAA.  
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Commissioner Goodlander asked if there was a specific project that prompted this amendment.  
Mr. DeSimone explained that there was not, the purpose is to take care of inconsistent language. 
 
MOTION: Commissioner Butterfield moved to recommend approval to the Municipal Council for 
an amendment to the Land Development Code as outlined in PC 17-037 based the findings for 
approval as listed below. Commissioner Ortiz seconded the motion. 
 
FINDINGS FOR APPROVAL 
1. Utah State Law authorizes local Planning Commissions to recommend ordinance changes to 

the legislative body (Municipal Council).   
2. The amendment is in conformance with the requirements of Logan Municipal Code Title 17.51.  
3. The amendment is minor in nature, eliminates inconsistencies with the Land Development 

Code, and clarifies the range of permitted uses near the Logan Cache Airport.           
4. The provision of the amendment is consistent with the overall goals and objectives of the 

Logan General Plan. 
5. No public comment has been received regarding the proposed amendment. 
 
Moved: Commissioner Butterfield   Seconded: Commissioner Ortiz    Approved: 6-0 
Yea:  Butterfield, Dickinson, Goodlander, Nielson, Ortiz, Price     Nay:       Abstain: 
 
PC 17-031 LDC Amendment – MR Zone Development Standards – continued from July 13, 
2017 [Code Amendment] – Logan City requests an amendment to the Land Development Code 
Chapter 17.13 Neighborhood Residential Zone Structure Type (Table 17.13.030); Chapter 17.15 
Specific Development Standards Residential Zones Section(s) 17.15.080 (MR-9), 17.15.090 (MR-
12), and 17.15.110 (MR-30) to clarify the specific development standards in the MR-9 and MR-12 
zones and establish building length and mass standards in the Mixed Residential (MR) zones. 
 
STAFF:  Mr. Holley reviewed the proposal for modification to Section 17.13.030 (Structure Type 
Table) of the Land Development Code for allowance of townhomes and multi-dwellings in the MR-
9 zoning district. The proposal includes modifications to 17.15.080, which clarifies lot size and 
width applicability for single-family homes in the MR-9 zone. 
 
Staff considers townhomes, duplexes, triplexes and four-plexes appropriate structure types in the 
MR-9 zoning district if density and acreage are below the allowed maximums. If lot widths and 
minimum sizes apply to all structure types, it becomes problematic for a townhome or twin-home 
project to individually subdivide. A higher ratio of home ownership is something Logan City is 
striving to achieve and these adjustments will help facilitate that.    
 
PUBLIC: None 
 
COMMISSION: Commissioner Ortiz questioned the language in LDC §17.12.070 “Promote both 
the detached, single-family character and limited attached housing that meets the needs of a wide 
range of residents”.  Mr. Holley explained that the intent wording in the Land Development Code is 
not regulation language, the proposed changes will not be contradictory.  The City can still promote 
detached housing, as well as multi-family, in the MR-9 zone. Lower density zones naturally limit 
larger complexes.  Purpose statements are often difficult to define when it comes to “promoting 
and/or limiting”.  Both attached and detached structure types would be allowed in the MR-9 zone.  
Commissioner Ortiz wanted to ensure that the concept of the zone remains compatible with these 
changes.   
 
Commissioner Nielson asked how the maximum width of street-facing garage doors (not exceeding 
50% of the overall width of the primary structure) is measured.  Mr. Holley said the door is 
measured against the house to determine the percentage. 
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Chairman Price clarified that this zone will now be similar to other zones in terms of the ability to 
split lots.    
 
Commissioner Ortiz felt that it is important, when making changes to the Land Development Code, 
that the concept is in line with the requirements and clear to understand.  Chairman Price asked 
Commissioner Ortiz if he thought “limited” should be removed from the language.  Commissioner 
Ortiz agreed. Chairman Price questioned whether it would be a significant change; he thinks that 
the MR-9 zone is a conceptual idea that is still not clear.  Mr. DeSimone explained that the 
intent/purpose language is very general, the goal is to align the intent statement with specific 
regulations and will be handled in future amendments.  Chairman Price agreed that the language 
within the Code should be enforceable.  
 
Chairman Price understands that this zone is being aligned with other zones, however, it permits a 
large development to subdivide, allowing for individual units to be sold. Although he agrees that 
this may help provide more home ownership opportunities, the potential consequences can 
become problematic and it is much more difficult to re-aggregate a “project” if units are separately 
owned. He would like to have more discussion about all the Mixed-Residential zones in the future 
and how this aspect is being handled.  Mr. Nielson agreed. 
 
MOTION: Commissioner Nielson moved to recommend approval to the Municipal Council for an 
amendment to the Land Development Code as outlined in PC 17-031 based the findings for 
approval as listed below. Commissioner Goodlander seconded the motion.  
 
FINDINGS FOR APPROVAL 
1. Utah State Law authorizes local Planning Commissions to recommend ordinance changes to 

the legislative body (Municipal Council).   
2. The amendment is in conformance with the requirements of Logan Municipal Code Title 17.51.  
3. The amendment clarifies the applicability of lower-density structure types and lot width and size 

applicability for multi-family residential projects.               
4. The provision of the amendment is consistent with the overall goals and objectives of the 

Logan General Plan. 
5. No public comment has been received regarding the proposed amendment. 
 
Moved: Commissioner Nielson   Seconded: Commissioner Goodlander    Approved: 5-1 
Yea:  Butterfield, Dickinson, Goodlander, Nielson, Price     Nay:  E. Ortiz   Abstain: 
 
PC 17-036 Steak n Shake [Design Review Permit] Terraform Companies (Elliott Smith)/TFC 
Logan 1, LLC, authorized agent/owner propose a 3,029 SF fast food restaurant with a drive-thru on 
1.02 acres located at 734 South Main in the Commercial (COM) zone; TIN 02-063-0025. 
 
STAFF:  Mr. Holley reviewed the request for a new 3,029 SF commercial fast-food restaurant. The 
proposal includes landscaping improvements, a new 55-stall parking lot, drive-thru window and 
outdoor patio/dining area. The project site is a 1.01-acre property with shared vehicular access to 
Main Street and 700 South to the north. The site is currently unpaved and contains partially 
demolished concrete footings and foundations of two old accessory storage buildings.  
 
LDC §17.18.030 requires a building’s primary entrance to be oriented to the street and accessible 
by street sidewalks. This building is oriented toward the parking lot in the rear (east). The proposed 
Main street facing facade (west) shows minimal architectural features, lower parapet treatments, 
no door or entryway and windows completely covered in sticker advertisements.  
 
The debate concerning building orientation revolves around most customers arriving via vehicle 
and the location of the parking lot. The applicant, and numerous other businesses, prefer to orient 
the entrance to the parking lot for ease of access and to avoid any confusion as to where to enter 
the building.  
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The opposing viewpoint is broader and community based. A backward-oriented building does not 
contribute to the overall community character and would be considered contrary to the goals of the 
General Plan and the LDC. If parking lots are positioned in the front, the building orientation 
becomes irrelevant; however, a large asphalt parking lot adjacent to a road does not create an 
emphasis on pedestrian orientation as outlined in LDC §17.16.030.B. One possible solution would 
be having the customers that arrive by vehicle walk an extra few feet around to the front of these 
businesses, preserving the overall community character and creating the pedestrian orientation 
along street fronts required in the LDC.  
 
PROPONENT:  Elliott Smith, from Terraform Companies – the sole owner of the LLC that holds 
ownership of property, requested removal of condition of approval “3. The building shall be 
oriented to face Main Street with the primary pedestrian entrance located on the west facade.  A 
secondary entrance may be positioned on the side facade, near the outdoor patio area, for easier 
entrance from the parking lot”. Because the parking lot will be on the east side of the building, it 
makes sense to have the main entrance on the east.  There is very little pedestrian traffic in this 
area, most customers will be traveling by vehicle, so requiring the building to be re-oriented would 
be detrimental. This location is outside the main downtown area and the precedence for orientation 
has been set with Starbucks, Mountain America Credit Union and Maverik. Signage will comply 
with all the regulations and a door can be added to the west facade to meet the transparency 
requirement.  
 
Commissioner Butterfield asked about the addition of a door on the west side. Mr. Smith explained 
that it will be similar to the Starbucks design to create an entrance appearance for street appeal, 
even though it will not serve as a functional entrance.  
 
PUBLIC: Geraldine Niederhauser, whose family owns property to the south, wanted to ensure that 
their property will still be accessible as they consider future options for development. She would be 
opposed to anything that would block access. 
 
COMMISSION: Mr. Holley confirmed for Commissioner Butterfield that the proponent is well above 
the minimum parking requirement of 18 stalls, with a proposed 55 stalls.  There is no current 
maximum restriction related to parking. Chairman Price said this seems like quite a bit of parking 
for this location and asked if cross access with other properties exists. Mr. Holley said parking 
maximums have been discussed, however, there is currently no regulation.     
 
Commissioner Nielson noted that the main floor plan shows a storage door, but it is not indicated 
on the elevation.  Mr. Holley said it is not represented on the facade and assumes it will be a solid 
surface metal door that will be accessed from the interior. 
 
Chairman Price expressed concern with the proposed window wrap.  Mr. Holley explained that 
window covering is addressed during a sign permit application. Commercial advertisement is 
limited to no more than half the overall window space, and no more than 60 SF.  Chairman Price 
said the west elevation, as shown, is difficult to interpret. Mr. Holley said the elevations will have to 
be approved and permitted regarding signage (listed as condition of approval #12). 
 
Commissioner Goodlander asked for clarification regarding access. Mr. Holley explained that as 
part of the Starbucks development, UDOT required a median on Main Street restricting traffic to 
right in/out.  When Mountain America Credit Union was built, cross access from 700 South was 
created and will continue south for future development.  UDOT has indicated that additional curb 
cuts near the Y-intersection are difficult.  The City has purchased property and is working with 
landowners to continue 80 East (which is currently a dead end) which would provide a back 
entryway into this business area.    
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Commissioner Nielson respects the City’s position on building orientation and is concerned that 
buildings oriented away from the main street will continue.  Even though this area is not part of 
downtown, it eventually will be, and he prefers the main elevation to be street-facing. 
 
Commissioner Butterfield explained that allowances were made for previous projects, related to 
building orientation, however, the difference is that they went to great lengths to design the street 
elevations to look like main entrances.  The west elevation of this proposal is clearly the side of a 
building and is not attractive.  Although this is not a walkable area, this location is highly visible and 
he is in favor of this proposal.  
  
Mr. DeSimone pointed out that the interior of the building can be oriented however they want for 
functional purposes, the west elevation should not look like the back of a building and should 
contain the elements that are important on a street-facing facade.  
 
Commissioner Dickinson said that a precedence has been set by allowing other businesses in this 
area to orient main entrances away from the street; not allowing this proponent the same 
opportunity would be unfair.  
 
Chairman Price said this developer should have been completely aware of the requirements.  
 
Commissioner Goodlander said she understands the desire for a project to have a nice street 
appeal and look good, nevertheless, because other projects in this area have been afforded an 
allowance, it would not be fair to require this project to orient differently. She agrees that the west 
elevation should be redesigned to be more appealing.  
 
Commissioner Butterfield explained that the Commission did not allow other projects to bypass an 
element of the Code, and this is not an idea of “fairness”.  It was allowed in previous instances 
because of an effort to appropriately meet the spirit of the Code with relation to the front elevation; 
this project does not meet that – it clearly looks like a side of a building and is not a welcoming 
front entrance.   
 
Mr. Housley, the City Attorney agreed with Commissioner Butterfield and advised that a standard 
of allowing a building to orient away from Main Street has not been set. The requirement is that 
regardless of building orientation, the street-facing facade should look like a front entrance and 
meet all applicable elements required in the Code.   
 
Mr. Holley explained that the orientation requirement was adopted in 2011.  The Chick-fil-A project 
(with the drive-through facing Main Street) was the catalyst for the change.  LDC §17.18.080 
affords the Commission latitude regarding building orientation.  The proponent could mimic the 
east elevation on the west side and keep the orientation as proposed, which would accomplish 
what the standard was designed for.  
 
Chairman Price suggested allowing the conditions of approval to stand, and the details of the 
design could be handled at a staff level to ensure requirements are met.  The Commission’s job is 
to enforce the Code.   
 
MOTION: Commissioner Butterfield moved to conditionally approve a Design Review Permit as 
outlined in PC 17-036 with the conditions of approval as listed below. Commissioner Nielson 
seconded the motion.  
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. The Planning Commission accepts the 45% building frontage width as substantial conformance 

to the Land Development Code (LDC). 
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3. The building shall be oriented to face Main Street with the primary pedestrian entrance located 
on the west facade. A secondary entrance may be positioned near the outdoor patio area for 
easier entrance from the parking lot. 

4. The west facade shall have a minimum of 30% transparency (windows).  
5. All public pedestrian entrances shall have weather protection provided above.   
6. A minimum of 18 parking stalls, 8 stacking positions in the drive-thru aisle and a bike rack shall 

be provided.  
7. A sidewalk connection that has curb cuts and paint markings across the drive-thru aisle shall 

be provided that connects the building to the Main Street sidewalk.  
8. 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 along all adjacent streets, provided every 30’ on center, unless otherwise 
noted. 

b. Open space and useable outdoor areas shall total a minimum of 8,758 SF.   
c. A total of 20 trees and 50 shrubs, perennials and grasses, shall be provided; 25% of 

the trees shall be evergreen. 
d. Drive-thru shall be buffered and screened from Main Street with shrubs and flowers.  

9. Dumpsters shall be visually screened or buffered from public streets by using fencing, walls 
and landscaping. 

10. Rooftop mechanical and/or building wall mechanical equipment shall be placed out of view 
from the street or screen from view from the street.  

11. Exterior lighting, including gas canopy lighting, shall be concealed source, down-cast and 
shall not illuminate or cast light onto adjacent properties, in particular the residential uses 
located to the east.   

12. No signs are approved with this permit.  All signage shall be approved and permitted by staff 
in accordance with the Land Development Code. 

13. No fences are approved with this permit.  All fences shall be approved and permitted by staff 
in accordance with the Land Development Code. 

14. 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. Environmental  

i. Will use existing dumpster enclosure.  Must maintain the 60’ straight on access. 
b. Water  

i. Water main must have an RP (ASSE1013) installed and tested as it enters the building 
before any branch offs or connections. 

ii. Landscape irrigation must have a high-hazard rated backflow assembly installed and tested. 
iii. If a fire suppression system is necessary, a DC (ASSE1015) is required and must be tested, 

riser must be installed as per City of Logan standards. 
iv. All points of use of water must comply with IPC 2015 and State of Utah amendments. 

 
FINDINGS FOR APPROVAL 
1. The project is compatible with surrounding land uses and will not interfere with the use and 

enjoyment of adjacent properties due to the building design, site layout, materials, landscaping, 
and setbacks.  

2. The project conforms to the requirements of Title 17 of the Logan Municipal Code. 
3. The project provides adequate open and useable outdoor space in conformance with Title 17. 
4. The project provides adequate off-street parking.  
5. The project meets the goals and objectives of the COM designation within the Logan General 

Plan by providing services near high-capacity roadways and is designed in way for easy 
circulation of both pedestrian and vehicles.   

6. The project complies with maximum height, density and building design standards and is in 
conformance with Title 17.  
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7. The project met the minimum public noticing requirements of the Land Development Code and 
the Municipal Code. 

8. Main Street provides access and is adequate in size and design to sufficiently handle all traffic 
modes and infrastructure related to the land use. 

 
Moved: Commissioner Butterfield   Seconded: Commissioner Nielson   Approved: 5-1 
Yea:  Butterfield, Goodlander, Nielson, Ortiz, Price     Nay:  Dickinson     Abstain: 
 
WORKSHOP ITEMS FOR NOV. 9, 2017 MEETING: (There will be no meeting Oct. 26) 

� PC 17-038 Lauren Larson’s Daycare [Conditional Use Permit]  
� PC 17-039 Ms. Heather’s Home Daycare [Conditional Use Permit]  
� PC 17-040 Green Gorilla Express Car Wash [Design Review Permit]  
� PC 17-041 Baked Cookies [Conditional Use Permit]  
� PC 17-042 The Blue House [Conditional Use Permit]  
� PC 17-043 Westfield Rezone [Zone Change]  
� PC 16-029 Bridger Neighborhood Downzone – continued from July 27, 2017  

 
Meeting adjourned at 6:45 p.m.  
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Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting of October 12, 2017. 
 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     Russ Price 
Community Development Director   Planning Commission Chairman   
 
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Amber Pollan 
Senior Planner      Senior Planner  
 
 
 
 
___________________________________    
Debbie Zilles        
Administrative Assistant         
 
 
 
 
 
 
 
 
 
 
 
 
 
 


