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PLANNING COMMISSION 

Meeting of January 8, 2009 
 

 M I N U T E S  
 

Municipal Council Chambers  City Hall  255 North Main Street  Logan, UT 84321 
 
 
Minutes of the 4:30 p.m. bus tour of the agenda sites: Participants included Doug Blaser, Karl 
Ward, John Kerr, Ray Robison, Leo Bravo, John Wuthrich, Kristen Clifford, Russ Holley. 
 
09-001   Independence Place/CAPSA Transitional Housing Project.  Mr. Holley reviewed the 
project and commission members toured the site. 
 
Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, January 8, 2009.  The Chair, John Kerr, called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present: Doug Blaser, Jeannie Simmonds, Karl Ward, John Kerr, 
Ray Robison, Leo Bravo, John Wuthrich. 
 
Planning Commissioners Absent: None 
 
Staff Present: Jay Nielson, Russ Holley, Kristen Clifford, and Glen Goins.    
 
Minutes as written and recorded from the December 11, 2008 meeting were reviewed by the 
Commission.   
 
Commissioner Blaser motioned that the minutes be approved as submitted.  Commissioner 
Ward seconded the motion.  The motion was unanimously approved. 
 
Public Hearings 
 
09-001  Independence Place/CAPSA Transitional Housing Project.  Design Review, 
Subdivision, Zone Change, Joseph Beck/Jill Anderson (CAPSA Director), requests an 11-lot 
subdivision with 10 new s.f. homes and a zone change from Single-Family Residential (SFR) 
zone to Single-Family Residential Planned Development zone (SFR-PD) at 308 West 1000 
North; TIN#05-046-0021. 
 
STAFF:  Mr. Holley reviewed the staff report as written.         
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Mr. Holley pointed out that the proponent has shown 11,761 sq. ft. of common open space.  The 
LDC requires 10,000 sq. ft. with a 10-lot planned development.  The open space the proponent 
has suggested, however, as staff sees it is not entirely usable.  Staff submits that streets are not 
considered usable open space. 
 
Mr. Holley presented and distributed a copy of a letter that was received from local residents 
whose main concern was in reference to storm water runoff and drainage. 
 
Mr. Holley talked with Paul LIndhardt, from the City Engineering Department, who advised that 
the detention basin, at time of construction, was built per City standards.  Since then 
(approximately a year ago) the City has added a pipe that connects to the detention pond, runs 
south and connects to the ditch that runs east/west.  Historically, anything that is drained off 
cannot be increased by the project.   
 
Ms. Simmonds asked for clarification about Mr. Holley’s last statement.   
 
Mr. Holley explained that a new development cannot increase what storm water has historically 
drained off; so new projects/developments need to contain all the water produced from the 
project.    
 
Ms. Simmonds asked how runoff has been measured historically. 
 
Mr. Lindhardt explained that the design engineer of the project would apply equations using 
rainwater, storm intensity, and soil conditions to determine what a certain storm event would 
create for runoff and those numbers would be used to not go over the historical flows.  
 
Ms Simmonds asked if this project, as designed, met this condition. 
 
Mr. Lindhardt indicated that it would have to be part of the design, appropriate to streets, in 
order to make sure any pervious material put down with the asphalt would go to detention pond 
so it would not increase runoff. 
 
Mr. Lindhardt explained that in lot #1, the existing detention pond was designed and built 
according per current city codes at time.  The 12” pipe along west side was installed to try to 
alleviate some of the concerns, as expressed in the letter.   As part of project the proponent 
would need to pipe the irrigation ditch along the south edge to alleviate some of the canal 
plugging and overflowing. This aspect would have to be approved by the irrigation company.   
 
Ms. Simmonds asked if the west side would have to be re-piped.  Mr. Lindhardt said it would if it 
is not functioning properly and clarified that this is not an irrigation pipe.  He said that the 
developer and design engineer will need to coordinate with the City Engineering Department for 
the location of a storm drainage pipe which may be located under proposed homes along the 
west property line. 
 
Mr. Kerr inquired about the 1300 sq. ft. minimum open space per lot and asked if the code 
allowed for any excess open space on each lot to be included in total required open space for 
the project. 
 
Mr. Holley said that the code reads as 1300 sq. ft. per lot and he interprets that to mean a 
“minimum of 1300 sq. ft. and the 1000 sq. ft. required is in addition to that and is placed 
somewhere else on the property”. 
 
Mr. Kerr introduced the format of the meeting and informed the public in attendance that any 
concerns or issues related to the irrigation company are out of the scope of this body and 
therefore will not be entertained at this meeting.    
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PROPONENT:  Mr. Joseph Beck, the architect for the project, clarified that historical data on 
storm drainage is based on the past 100 years, thus allowing a safe buffer.  He indicated he 
serves on the committee for transitional housing and explained the concept of traditional 
housing.  Mr. Beck clarified the east entrance will be gateway, and will not be a gated 
community, rather it will serve as a “celebratory entrance”, and although it has not been fully 
designed, it will meet the minimum requirements  and have 14 ft. of ground clearance.  A plan 
detailing this structure will be submitted.  The gate on the north side of the property that 
connects the CAPSA building with the proposed planned development will be a continuation of 
vinyl fence. The Fire Department will have key code access to this gate.  The main entrance will 
be the 910 North access.  Mr. Beck distributed a color board for members to review.  He 
indicated they will have multiple color schemes with the hope of creating and enhancing the 
value of the homes. 
 
Mr. Blaser asked how many of each style of homes there would be.  Mr. Beck advised that the 
plans call for four (4) single-story and six (6) 2-story units. 
 
Mr. Beck indicated that the biggest issue they are facing is that of the required 10,000 sq. ft. of 
common open space and appreciated Chairman Kerr’s previous query.  He pointed out that the 
lot coverage, relative to the size of units in area, is much smaller.  The footprint on a 2-story unit 
(not counting the garage) is only 700 sq. ft, and 1100 sq. ft on single-story.  The width of units is 
1600 sq. ft. wide, with lower roof heights. Since the project is unable to use the additional green 
space per lot to be counted toward the 10,000 required, they have tried to be creative.  As 
defined “usable outdoor areas, landscape, plazas, courtyards, playfields, sport-courts, etc”.  Mr. 
Beck is proposing that the roadways be considered part of the open space, thus allowing the 
project to meet the requirements.  Mr. Beck felt that low traffic in the area helped with 
justification for the roadways to be counted as part of the open space requirement.  Many 
tenants will not have vehicles or limited use to them.  The intent of this project is to create an 
interactive neighborhood, with the roadway being part of community area and thus possibly 
qualifying as a plaza–type area. Mr. Beck distributed pictures of actual roadways between 
developments with landscaping on both sides for examples.  The only other alternative would be 
to reduce the development by one home (from 10 to 9) but they would prefer the roadway-use 
proposal.  
 
Mr. Beck also mentioned that the project will assist in taking some responsibility to work on 
drainage problem(s) in the area. 
 
Mr. Kerr mentioned his observation of this particular challenge.  He stated that although aware 
of the great service CAPSA provides, the application is for a residential subdivision. The 
proponent’s intention is to apply a use that is somewhat unique, and there is no mechanism by 
which the Commission can restrict it only to the specialized use being proposed.  If in the future 
CAPSA were to sell off the lots, which is entirely within their capacity to do so, the commission 
has to weigh the contribution against the notion of participating in the creation of a non-
conforming subdivision.  Therefore, as part of the quasi-judicial role as members of the 
commission, consideration will need to be given in weighing that contribution against possible 
future cost(s). 
 
Mr. Beck expressed his appreciation of Mr. Kerr’s concern, however, he feels CAPSA provides 
a need that will most likely be continued. He also noted that the State is looking at this as a 
flagship project to possibly develop in other areas.   
 
Ms. Simmonds suggested possibly shortening or modifying some of the lots to the south (that 
back up to canal) and using part of those lots toward the open space requirement.  
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Mr. Holly said problem is the lot sizes are already at the minimum of 5,000 sq. ft.  
 
Mr. Beck requested that the Commission at least consider the roundabout area as open space 
as they intend to use it as a “roundabout plaza in the historical sense in a lot of ways”.   
 
PUBLIC:   Mr. Ed Danahy, owner of the property on western perimeter of proposed project, 
reported that the catch basin on the southwest corner has caused considerable problems to 
homes along the west perimeter.  He pointed out that the open canal along south perimeter has 
also caused problems because of blockages and sloping.  The flow of water is east/west and 
has caused previous flooding in the area.  Seepage does not occur because of the clay contact 
of the soil.  Mr. Danahy said he does not feel this is a building project area. 
 
Richard Hutchison also expressed concerns with drainage and clogging.  He was of the opinion 
in, reference to the project density, that it should have 9 units instead of 10.  He felt there was 
no guarantee of the number of cars that may utilize the road and that considering the roadway 
as part of open space would be misguided.  He asked if the north end was going to remain 
gated and the commission confirmed that it would.  He also relayed his concerns about snow 
removal and asked if they will provide their own, and if so, where would the snow be piled.  Mr. 
Kerr indicated that they would provide their own snow removal and the issue of where to put the 
snow would be a concern that they would have to deal with.  In closing Mr. Hutchison said that 
CAPSA has been a good neighbor and he appreciates the service they provide.   
   
Maurice Welch, property owner to the west of project, also expressed concerns about water 
drainage (previously addressed).  He expressed a concern about deadend streets in 
development and access to the north, and asked if the proponent was creating a right of way 
from 1000 North to the project, and if so would parking be eliminated.  Mr. Kerr advised that 
there would be no access from 1000 North. The main entrance will be off of 910 North.  Mr. 
Welch also said he was concerned about guest parking if each resident was only allowed two 
parking stalls and parking would be prohibited on the street. 
 
Reid Andreason, resident of 942 North 350 West, advised that the catch basin never had a 
drain until this past fall.  He advised that right now the property is a “weed/rodent patch and 
needs something done”.  His main concern was relative to density affecting water runoff due to 
the fact that many neighbors have had to put in sump pumps.   He advised that he was not 
against building in the area, just the density proposed.  He also had concerns with the width of 
roads being smaller and problems getting snow removed.  He said “if the ditch runs in front of, 
or on your property, you are responsible to clean it”.  He did not think Logan City has forced the 
issue of maintaining, upkeep, and cleaning of the ditch.  He also asked how transitional 
occupancy will be tracked if Logan City does not have a law or ordinance.  He said his final 
concern was in reference to pets in the area.  Mr. Andreason asked if CAPSA was a 
government-funded, not-taxable entity.  Mr. Kerr said that this point was beyond the scope of 
the commission’s consideration for the project.  
 
Pat Terletzky, member of the CAPSA board, addressed of issue of cars and explained that most 
clients will have 1 or less cars, and they will make that point a condition for residency.  She also 
reported that CAPSA has been providing services in the valley for over 30 years and has been 
consistently full. Although she understands the commission’s concerns relative to the future, she 
said she did not see any change in the needs for which CAPSA provides a service for. 
 
COMMISSION:  Mr. Blaser expressed concern about skating by with the minimum qualifications 
in reference to square footage when eliminating one lot that would take care of many of the 
concerns/issues expressed.  He felt the project was a good concept, and many of the solutions 
to the concerns would need to be addressed by the engineering department. 
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Mr. Ward pointed out that the concept of a planned-development project is to provide additional 
amenities in exchange for reductions in standard subdivision criteria, such as setbacks, lot 
sizes, road widths, etc.  There are no guarantees to the use of area, but conceptually he liked 
ideas of courtyards and neighborhood interaction.  He thought there to be a problem without a 
mechanism to say it always has to be that way, and for that reason, he would agree with the 
staff’s recommendation that the number of units be reduced from 10 to 9.  He would like the 
common space to be used to help mitigate the water concerns.   
 
Mr. Kerr requested to be included in the motion the provision that since lot #1 is part of this 
project, the catch basin be re-engineered as Mr. Beck suggested to ensure it is properly 
designed for the soil structure that exists there. 
 
MOTION: Commissioner Ward moved that the Planning Commission approve PC #09-001 for a 
Design Review, Subdivision as per staff recommendations including lot #1 shall have existing 
storm water retention pond located southwest of the building re-engineered to take into account 
the local soils and water table; and that the common open space area be designed to function 
as additional water retention, and recommend to the Municipal Council the appropriate zone 
change from SFR to SFR-PD.  Commissioner Robison seconded the motion.    
 
[Moved:  Commissioner Ward   Seconded:  Commissioner Robison  Passed: 6, 0] 
Yea: D. Blaser, J. Simmonds, K. Ward, R. Robison, L. Bravo, J. Wuthrich    Nay:    Abstain: 
 
Staff and Planning Commission reviewed the agenda for the meeting of January 22, 2009, in a 
workshop setting. 
  
PC 08-067 Cache Carwash.  Staff received a call from the architect/engineer concerning the 
driving aisles.  Plans were calculated at 18 ft., but the code requires 20 ft.  The proponent would 
like to move the carwash building south 2 ft. to accommodate the code requirement (with a 
minimum setback of 8 ft.) After discussion the commission agreed with this alternative. 
 
08-079 600 South Development 
08-080 Tower Height Limitation 
09-002 Kartchner Homes Model/Office 

 
The meeting adjourned at 6:56 p.m. 
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. 
 
 
Minutes approved as written and digitally recorded at the Planning Commission meeting of 
January 8, 2009. 
 
 
 
___________________________________  ___________________________________ 
Jay Nielson      Jeannie Simmonds 
Director of Community Development   Vice-Chair  
 
 
 
 
 
 
___________________________________  ___________________________________ 
Debbie Zilles      Glen Goins  
Administrative Secretary    Planning Manager  
 
 
 
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Kristen Clifford 
Planner II      Planner I  
 
 
 
  
 
 
 
 
 


