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              TOWN CENTER DISCUSSION 
        PUBLIC MEETING MINUTES  
                         August 8, 2017 

 
City Hall Public Conference Room ∗ 290 North 100 West Logan, UT 84321 ∗ www.loganutah.org 

 

The public meeting convened at 5:30 p.m. 
 

Committee Members Present:  Holly Daines, Russ Price, Jeannie Simmonds, Tony Nielson, 
Dave Newman, Tom Jensen 
 

Staff Members Present: Mike DeSimone, Russ Holley, Amber Pollan, Kymber Housley, Debbie 
Zilles, Kirk Jensen, Mark Nielsen, Mayor Petersen 
 

Attendance: Dorothy Rackley, Paul Borup, Marcus Murdock, Keith Schnare, Marilyn & Clair 
Griffin, Amy Anderson, Rick Steele, Gail Yost, Bronwyn O’Hara, Reed Brower, Jake Young, Tony 
Johnson, Keni Althouse, Marty Moore, Danny MacFarlane, Blake Parker, Dave & Kris Williams, 
Gary Saxton, Elizabeth Blanchard, Christian Wilson, Janice Bird 
 

Welcome & Opening Comments: 
Russ Price opened the meeting by explaining that two working groups have been established; one 
to review the Land Development Code (LDC) and make any necessary changes, especially in 
response to new land use laws that require more specificity within the Code.  Another committee 
has been tasked to review the General Plan.  Both committees are comprised of members from the 
Municipal Council and Planning Commission. 
 
Holly Daines expressed appreciation for public involvement and advised that the committee is 
eager to receive input, suggestions, ideas and concerns.   
 

Discussion – Planning Documents involved in decisions regarding Town Center and 
downtown development: 
Mr. Holley, Senior Planner, provided an overview of the documents and plans that are in place.  
The General Plan (GP) was adopted in 2007, with data collection that began in 2000.  The Plan 
sets a broad vision for the general direction of the City and serves as a guide for making land use 
decisions. It addresses quality growth principles regarding effectively managing development and 
growth.  Cache Valley’s population is projected to double every 30 years.  In 2002 the City began a 
public involvement process for the plan with many community-wide surveys, workshops, public 
meetings and numerous other public outreach efforts. The General Plan calls out the need for 
future specific plans and the City has completed a Downtown Specific Plan, 4th North Corridor Plan 
and several specific neighborhood plans.  
 
Envision Cache Valley (ECV), a plan put together by Envision Utah, was a culmination of an 
extensive public visioning process.  The outcome of that research was a desire to grow inward 
rather than outward.    
 
The Specific Downtown Plan was adopted in 2012. The process was similar to the General Plan in 
reference to data collection, research and analysis and public outreach.  A parking inventory and 
analysis was completed and it was determined that supply was sufficient for the current demand.  
Ideas for future parking management were addressed.  
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The Land Development Code (LDC), a place-based Code adopted in 2011, helps fulfill the goals 
and policies of the General Plan and is used to address development standards.  There was a city-
wide rezone update completed in 2013 where each specific area within the City was reviewed. 
 
Town Center encourages a mix of retail, office, entertainment, residential and civic uses with a 
variety of entertainment and cultural activities.  Specification standards in this zone allow for 
residential density up to 70 units per acre, lot coverages up to 100%; setbacks can be 0; the 
parking allowance range is 0.5 to 2.0 for residential and varied for commercial uses depending on 
the type of business; building heights range from 45’ to 68’; and mixed-use development is 
allowed.  A recent amendment to the Code includes height transition standards when next to a 
residential area. 
 

Public input & discussion 
Paul Borup asked about Wells Fargo building height. Mr. Holley advised that it is approximately 
55’.  A building height of 68’ would only be allowed along the Main Street corridor.  
 
Tom Jensen asked how a “unit” is defined (allowance of 70 units/acre).  Mr. Holley said that a unit 
is defined as a separate residential area. The occupancy allowance, per unit, is one family or three 
(3) unrelated individuals. 
 
Jeannie Simmonds asked when the couplet study was completed.  Mark Nielson, the Public Works 
Director, advised that it was adopted with the Master Transportation Plan in 2011. 
 
Mr. Holley clarified for Bronwyn O’Hara that 70 units per acre is the current standard in the Town 
Center zone.   
 
Gail Yost asked about public outreach.  Mr. DeSimone, advised that all the downtown property 
owners were mailed a CD with a draft copy of the Downtown Specific Plan; all meetings are 
publicly noticed in the Herald Journal; the 2011 rezone review included postcards being mailed out 
city-wide multiple times.  Holly Daines also noted that is why this particular meeting is being held.  
 
Keith Schnare asked about the comment at the last Council meeting that the ordinance which 
governs Town Center does not fit with the intent of the zone.  Ms. Simmonds said sometimes the 
intent language is not specific enough.  Intent language is used to “set the stage” and her 
questions revolve around how that is actually carried out.  Current legislation makes intent 
language less meaningful.  She would like to see it defined more specifically.  Mr. Schnare said he 
thought the current ordinance did not allow certain things.  Ms. Simmonds said her comment at the 
last meeting was related to a footnote on one of the tables in the Code that highlights how 
complicated land development is. The particular note she referenced: “residential shall be 
accessory to the primary use” can be quite confusing.  Mr. Schnare asked if apartments would be 
disallowed.  Ms. Simmonds said apartments are allowed. Mr. Price said this particular language 
has often been interpreted to mean the primary use of a building in Town Center should be 
commercial, which has been envisioned to be a commercial ground floor use with a residential 
component above.  
 
Danny MacFarlane advised that the market dictates development.  The Land Development Code 
does a good job focusing on form.  The City should not be a “quasi-developer”.  Developers 
conduct feasibility studies which determine financial viability.  Nothing of substance has happened 
in the Town Center zone since it was adopted. Logan City is one of the most stringent and difficult 
cities to work with. Risks are taken by a developer, if standards are too strict, nothing will happen.   
 
Elizabeth Blanchard advised that the Code should be followed and not left to the interest of 
developers; there is a need for appropriate guidelines.  
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Evan Millsap agreed with Mr. MacFarlane’s comments.  As discussed at the recent candidate 
debate, there are many rentals that are not being well maintained.  Part of the problem is the lack 
of high-density housing that is available to help with the population growth.  It “can’t be both ways” 
in regards to not wanting high-density housing, yet not wanting students spilling into residential 
neighborhoods.  Ms. Blanchard said it depends on what is being built.  Residential housing in Town 
Center can work well, however, the amount per acre is what is important. 
 
Marilyn Griffin said “Logan is not Provo, Salt Lake or Ogden; we need to decide what we want in 
Logan and not model ourselves after them”.  The integrity of the community must be maintained.  
She is not against progress or growth but would like to see development that complements the 
historic character of Logan. Historic needs to be better defined. There are buildings that are 
beautiful and many new improvements happening downtown.  
 
Ms. Yost said development must complement the historic culture of Logan.  Her home at 261 
South 100 East was built in 1881 but is not part of the Historic District.  There should be a 
reflection of how Logan started. Her neighborhood is old, however, owners take care of their 
homes and have lived there for decades.  She wants to see stability in that area.  Homes are 
emotional anchors and the people within the community need to be considered.  She would like to 
see the planning for future growth reflect the type of values that are most important.  
 
Jake Young appreciates the history of Logan and the pioneer heritage of the area.  Good things 
can happen with good planning.  There are few pedestrians on Main Street; activity increases with 
more employment, restaurants and housing.  Millennials are looking for high-quality housing with 
amenities.  The General Plan, Land Development Code and the Downtown Specific Plan all 
encourage an urban, mixed use downtown.  Developers, public and City officials need to work 
together to make this happen.  
 
Janice Bird said she is surprised that the Cragun development was withdrawn after so many 
residents throughout the City expressed stringent opposition to the project.  She believes that any 
construction/new development should be based on a vote because residents have strong opinions 
and “we need to go into a little more depth to get true representation”.  Ms. Simmonds asked her to 
clarify what she meant.  Ms. Bird advised that changes in the Town Center historic area should be 
put to a general vote. 
 
Mr. Price said the time for public input is when zoning is decided. Once a project is presented at 
Planning Commission there is little flexibility regarding what can be done; if a project meets the 
requirements of the Code, it must be approved.  Specific projects often gain a lot of public attention 
and comment, however, zoning discussions generally do not garner much interaction. 
 
April Mortensen has attended many City meetings and provided input.  She agrees that residents 
do not become involved in the process as quickly as they should.  Projects in historic downtown 
need to include a collaborative effort for public notification and discussions between residents, the 
developer and City officials. Residential property owners want to know that their rights and security 
will be protected. There are apartments downtown although they are not the “trendy” ones that 
millennials desire. More and better employment should also be addressed. 
 
Mr. Borup noted that the idea of millennials wanting to live downtown in high-density developments 
is changing. He used the example of the Gateway project in Salt Lake that was “the hot place to 
be” when it was first developed and now it is declining.  The Avenues area in Salt Lake used to be 
undesirable, however, the historical character was never changed and now it is quite a popular 
place to live.  Logan needs to protect its historical brand.  Residential (as is currently above the 
Sportsman and the Book Table) should be kept at the scale that it is currently at. 
 
Mr. Schnare mentioned the importance of green space to help attract people downtown. 
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Marty Moore, a developer and investor, asked whether the process should be front or back loaded.  
Most people will live somewhere on the east side of the valley (which will eventually fill up). There 
will eventually be high-density downtown.  Logan City is exceptionally difficult and expensive to 
develop in.  He suggested enacting ordinances to clean up the older and vacant properties 
downtown.  Land owners should be responsible for the maintenance and upkeep of their property.  
Nothing has happened downtown in the past decade and if there is no change made, it will not be 
profitable for developers and nothing will happen. 
 
Tom Jensen knows what a vital community looks and feels like.  With continued growth, the 
question is where to locate people.  If growth continues outward, it will ruin open and agricultural 
areas.  If the intent of Town Center is to densify, there needs to be a way to interface with the 
neighborhoods.  Downtown needs density to become vital.  “Retail follows rooftops” so there is a 
need for people in Town Center.  The City cannot be 20 miles long and 1/2-block wide.  Density is 
not necessarily a bad thing and is manifest in traffic, noise, movement and pedestrian activity.  The 
Falls at Riverwoods is a dense project that works very well. Mr. Price agreed that density should be 
people being actively involved in living. 
 
Ms. Daines said the objective is to be able to translate bigger concepts into specific changes to the 
Code and determine what is reasonable for the entire zone as well as specific areas of focus.  She 
asked for continued public feedback. 
 
Richard Steele said that a transition zone from Town Center to residential is essential. Density can 
be achieved without crowding people into one building.  
 
Mr. Price pointed out that Town Center is a very narrow area and the character of 100 West and 
100 East is much different than the Main Street corridor. There needs to be way to effectively 
transition; he suggested the possibly of allowing commercial development to grow around a node.  
He questioned the idea of having residential without a commercial component.  Mr. Jensen said 
the market is not ready for commercial now, however, recommended having the ability of a building 
(or part of a building) to be able to transition to a commercial use when appropriate.  
 
Mr. Moore has developed apartments along the Wasatch Front that have underground parking, 
first-floor commercial with residential on upper floors, however, these projects are not financially 
feasible in Logan. Investors have to be able to have a return on investment to make it worthwhile.  
 
Tony Nielson asked Mr. Moore if he thought the required commercial component was a flaw.  Mr. 
Moore said it is doable.  Mr. Nielson questioned whether the community service needs of residents 
would be met without some type of commercial element.  
 
Ms. Yost said the process needs to begin with determining what constitutes livability in Logan.  
Decisions should not be only market-driven or based on generational trends.  She does not want to 
lose the quality of the area and questioned the idea of living downtown without green space. Online 
retail is growing and she asked if “we are going to restore something that may not be restorable”.  
The area north of Center Street on 100 East is becoming more commercial/urban and questioned 
why the rest of 100 East has to change.  People have to be happy where they live so they will want 
to stay. The human side of development needs to be considered. 
 
Mr. Jensen advised that developers will find where the land price makes a project feasible.  There 
is a development pattern “concentric donut theory” where development occurs in rings outside the 
main part of town; the interior portion then begins to deteriorate.  He questioned whether Logan 
wants to wait until that happens or plan effectively for the future now.  He suggested providing 
incentives for development in less valuable areas of the City.  
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Ms. Blanchard said green space is very valuable, especially with respect to the interface from 
Town Center to residential.  Garff Garden park is a tremendous sound barrier from Main Street. 
 
Ms. Griffin pointed out that there are many vacancies along Main Street.  Property owners need to 
have a responsibility to help improve the area and attract future tenants. 
 
Gary Saxton, Logan Downtown Alliance Manager, said communities can evolve.  Downtown has 
buildings from 1902 that are occupied.  Retail is driven by commerce, not by Councils or 
Commissions.  He does not buy into the argument that developers are inhumane.  The City 
Council represents the citizens and they should have a say in what they want their City to be.  The 
Specific Downtown Plan has great concepts and can be used as a important tool to grow.  Other 
communities can be used as examples of growth and development.  The Downtown Alliance 
represents 188 property owners who want people to come downtown.  There is a polarization to 
the north and south because it is more viable to develop elsewhere.  Logan is landlocked and 
needs to find ways to be creative; abutting residential areas has always been a challenge.  
 
Dorothy Rackley, owner of Stonehouse Bakery, is interested in purchasing property downtown, 
however, will have a parking need for up to 40-60 people at times. She asked about changing or 
modifying the Code, or the possibility of the City building a parking structure for downtown 
businesses.  It is very difficult to bring a project into the area with the parking requirement.  Ms. 
Simmonds said the residents would have to pay for construction of a parking structure and there 
would have to be a willingness on behalf of the community for that type of project.  Mr. Price said 
one of the purposes of Town Center is to densify in such a way as to allow for more pedestrian 
circulation and less vehicle traffic. 
 
Mr. Jensen said one dimension between the idea of suburban and urban is the fact that a 
suburban development has buildings with large parking lots, urban areas create places to gather in 
a denser manner that utilizes shared parking.  Urban development cannot expect every business 
to have large parking areas. 
 
Christian Wilson works with local developers and noted that the only activity downtown has been 
restoration of existing buildings.  He is currently working on the renovation of the Wells Fargo 
building.  New construction is prohibited because of parking requirements. Too many restrictions 
will push developers to find other areas.  
 
Mr. Price said some things the City could, and may need to do over time, is to provide different 
infrastructure including transit districts. 
 
Mr. Borup asked what would keep outer area green spaces from filling up even with downtown 
densification. The City should look at what residents need.  The character of an environment will 
cost money, downtown property owners know the land is valuable.  Mr. Price agreed there is no 
way to avoid potential creep, even if density is centralized.   
 
Mr. DeSimone pointed out that downtown development is an evolution.  There are many good 
things happening such as the new Zions Bank building and the renovation of Cache Valley Bank 
among others.  The process is incremental and slow and happens over time; it is important to be 
patient and work with the system.  
 
Ms. Simmonds said Town Center needs to be better defined and some of the definitions firmed up.  
There is too much “squishy” language that cannot be enforced.  There is a need to work with 
developers, however, there is also a need for standards and regulations.  Incentives are a good 
idea, however, they need to be consistent and thoughtful. This may be a long process but she 
believes this is a good starting point. 
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Amy Anderson noted that the consensus seems to be that Town Center is a good idea and 
essential to moving forward.  There is a need to identify ways to draw businesses downtown.  She 
agreed that infrastructure changes will likely need to be made in the future. 
 
Evan Millsap agrees with what has been said about infrastructure.  He lives on 400 West 600 North 
and there are no sidewalks, which discourages walking.  He noted that even marked crosswalks 
can be a challenging.   
 
Mr. Moore recommended the area east of Main Street at 500 North, near the Cache Valley Transit 
Center, as an appropriate area for Town Center.  The valley has a good transit system in place. 
 
Richard Steele said the recent Garden Park Apartments proposal had a fence planned around the 
project and he could not understand how that would integrate into the neighborhood.  He likes the 
idea of small retail, like the Island Market, which could help with interfacing.  Many of the buildings 
need to be refurbished and downtown needs to reinvent itself as the cultural, entertainment and 
restaurant center of the valley and become a destination spot. 
 
Dave Newman has had businesses downtown and knows that it can be difficult and parking is an 
issue.  When a project reaches the Planning Commission, it is too late for most of the public 
concerns. Public involvement needs to occur at the planning level.  Meetings such as this are 
important in understanding what the process is and how the community can become involved in 
decisions.  It is important to have a team effort with developers, public and the City to work 
together effectively.  
 
Tony Nielson appreciates the public attendance and input.  More people need to be involved in the 
decision-making process.  He would like to hear more input from downtown property owners and 
agrees that parking needs to be addressed.  The City tries hard to draft an appropriate Code and 
determine what is acceptable for historical value.   
 
Ms. Daines encouraged continued public feedback as the City works through complex issues. 
 
Mr. Price would like to create a place online to continue dialogue.  
 
Ms. Simmonds said there are a list of questions that were distributed and asked residents to use 
these as a springboard to submit comments, concerns and thoughts.  Infrastructure is an important 
point to consider.  Vibrant communities have vibrant economies and there may need to be more 
discussion about job-related issues.  It is very important to hear the voice of the public.   
 
Mr. Jensen thanked everyone for their involvement.  Democracy is organized discussion, even 
when there is disagreement.  People act in their own best interest; there are many different wants 
and needs.  The City needs to create opportunities for developers and residents.  
 
Meeting adjourned at 7:38 p.m.  
 

 
 

 
 


