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     290 NORTH 100 WEST, LOGAN, UTAH  84321 
     PHONE (435) 716-9021  FAX (435) 716-9001 

www.loganutah.org/comdev 

 
PLANNING COMMISSION 

Meeting of October 22, 2009 
 

M I N U T E S  
 

Municipal Council Chambers � City Hall � 290 North 100 West � Logan, UT 84321 

 
Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, October 22, 2009.  The Chairman, John Kerr, called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  John Kerr, Doug Blaser, Jeannie Simmonds, Karl Ward, 
Ray Robison, Leo Bravo, John Wuthrich  
 
Planning Commissioners Absent:      
 
Staff Present:  Jay Nielson, Glen Goins, Russ Holley, Paul Taylor, Bill Young, Kymber Housley. 
 
Minutes as written and recorded from the September 24, 2009 meeting were reviewed by the 
Commission. Commissioner Simmonds moved that the minutes be approved as submitted.  
Commissioner Blaser seconded the motion.  The motion was unanimously approved. 
 
Public Hearings 
 
09-044   UT1 Willow Park/Verizon  (Project Withdrawn)  
 
09-045   Chick-fil-A.  Design Review.  Deborah Kerr/Kerr Project Services, authorized 
agent/owner, request to construct a new 4,343 SF restaurant with a drive-thru and inside 
seating for 144, as well as patio seating for 28, on 1.05 acres at 1323 North Main in the 
Commercial General (CG) zone; TIN#05-042-0074. 
 
STAFF:  Mr. Holley reviewed the Staff Report as written. 
 
PROPONENT:   Mr. Don Ikeler, the development manager, expressed excitement about coming 
to Logan.  Originally there was a preference for a different orientation, but given the nature of 
the site and the restraints therein, he feels confident that this is the best layout.  He understands 
the concern relative to the orientation toward the street.  He is hopeful that the pedestrian 
access and the outdoor seating will help to invite the public in that direction.  Outdoor eating 
areas are used in quite a few other franchises. He indicated that they are comfortable with the 
conditions set forth in the Staff Report.   
 
PUBLIC: None 
 
COMMISSION:  Commissioner Ward noted that typically with past parking and/or drive-thru 
facilities, there has been a landscape berm required to help screen the area. Mr. Holley advised 
that although “berming” was not specifically mentioned, it could be added to the conditions.   
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Staff typically takes the stance of a 4 feet of screening (the type can be site specific). 
Commissioner Ward felt that the requirement of a landscape berm would help address the 
concern for masking between the street and the restaurant.  Typically the berming requirement 
is 4 feet from the edge of the curb and Commissioner Ward asked if the current proposal 
provided enough space.   Mr. Holley said it did and pointed out the example that Walgreens 
used by sloping the berm 3/1 along the sidewalk side, with the parking lot side being steeper 
(50%) to help solve the issue.   
 
Commissioner Blaser indicated that he wants Logan businesses to be customer and pedestrian-
friendly, but does have concerns with getting across traffic safely.   
 
Chairman Kerr inquired as to where vehicles would be in the ordering process in relation to the 
pedestrian walkway.  Mr. Ikeler advised that the ordering point is past the pedestrian crosspoint, 
which is another benefit because a typical layout would have the pick-up window facing the 
street.  The advantage of this layout is that the window is along the side, which cleans up the 
street side elevation.  
 
Commissioner Simmonds asked about the dimensions of the menu board and if there were any 
restrictions in reference to it facing Main Street.  Mr. Ikeler said that the board will be 4’x5’ and 
will angle toward the driver. Chairman Kerr asked if those figures were included in the total 
signage because it was not attached to the building.  Mr. Holley said it did count toward the total 
amount allowed.   
 
Commissioner Blaser supported Commissioner Ward’s recommendation for the landscape 
berm.  He also suggested an elevated sidewalk or speed bump - something to consciously help 
slow people down.  He asked if there were any estimates on the customer walk-in percentage.  
Mr. Ikela advised that although the pedestrian percentage is typically much lower overall, each 
franchise’s specific community/lifestyle drives those figures.  
 
Regarding pedestrian customers, Commissioner Simmonds asked if there was any bicycle 
parking space allotted.  Mr. Holley indicated there had been none identified on this project.  
Commissioner Simmonds asked if this might be something within the Commission’s purview to 
request of future projects.  She felt that it was important to support bicycle traffic and providing 
the facilities to allow them to park would help. 
 
Commissioner Wuthrich indicated that although he was supportive of bicycle travel, through his 
observations of other similar establishments, he felt it would be mainly vehicles using this 
facility. 
  
Chairman Kerr asked if bicycle standards could be included within the Commission’s latitude to 
make recommendations for such within design standards.  Kymber Housley, City Attorney, 
advised that there is enough of a component within the transportation element of the General 
Plan to support future recommendations.  
 
MOTION: Commissioner Ward moved that the Planning Commission conditionally approve PC 
09-045 for a Design Review Permit with the addition that the area between the drive-thru lane 
and Main Street sidewalk include a 4 ft. landscape berm to form a screen with appropriate 
landscaping requirements; and the pedestrian sidewalk that connects the Main Street sidewalk 
and the patio eating area shall be raised, or have speed bumps installed, to create some 
separation between pedestrian and vehicular activity.  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:   
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09-046   Goldenwest Credit Union.  Design Review.  Great Basin Engineering / 
GWCU, authorized agent/owner, requests to build a 4,550 SF branch on 1.01 acres at 200 East 
1400 North in the Commercial General (CG) zone; TIN#05-014-0068;0008. 
 
STAFF:  Mr. Goins advised that the proponent has requested this project be continued to the 
November 12, 2009 meeting.   
 
PROPONENT: None 
 
PUBLIC: None 
 
COMMISSION: None 
 
MOTION: Commissioner Simmonds moved that the Planning Commission continue PC 09-046 
to the meeting of November 12, 2009.  Commissioner Robison seconded the motion. 
 
[Moved:  Commissioner Simmonds   Seconded: Commissioner Robison  Passed: 6, 0] 
Yea:  D. Blaser, J. Simmonds, K. Ward, R. Robison, L. Bravo, J. Wuthrich        Nay:       Abstain:   

 
09-047   Promenade.  Zone Change.  Jaren Taylor/Logan Land Solutions, authorized 
agent/owner, requests to rezone the area of Phase 1 (10.3 acres) from Agriculture to Multi-
Family Medium with a density limitation of 4.5 units/acre and a requirement to be owner 
occupied at 2800 North Airport Road  in the Agriculture (AG) zone; TIN#04-067-0002;04-068-
0001. 
 
STAFF:  Mr. Goins reviewed the Staff Report as written. 
 
PROPONENT:  Jaren Taylor, a representative from Logan Land Solutions, addressed the 
Commission and explained the concern they have had about the way developments are 
occurring.  Logan City sets the example for adjacent areas, and he feels that control of this 
project area may help set the standard for the rest of the valley.  The land was acquired two 
years ago and they have been working closely with Staff since that time to develop an 
opportunity to use the area wisely.  They have hired experts to assist, such as Michael Kelly 
(architect), who has worked on the Daybreak area (a large development near Kennecott in the 
Draper area, being utilized as a model for this development).  Mr. Taylor advised that they have 
also been working closely with JUB Engineers to make sure the property is within the regulated 
guidelines (it is 1.5 miles from the airport runway).  There are many unique features about the 
land such as a creek which runs through the middle of the area that will be preserved.  Mr. 
Taylor expressed their awareness and sensitivity for the need to preserve farm lands, and after 
much research, it has been determined that this particular ground is not good farm land and 
would be a good area for development.  Mr. Taylor is confident in their ability to implement the 
goals of the grid system.  They are working on an overall master plan for the area, but wanted 
the Commission to be aware that this particular phase will be owner-occupied units only.   
 
PUBLIC:  Dean Quayle expressed his concern relative to the infrastructure; and pointed out that 
this is similar to the situation existing on 1800 North, where the roadway in that area is not able 
to support the housing.  He believes the same problem exists on Airport Road.  Eventually when 
UDOT completes the 10th West project to Main, it will be a nice road, but west toward Benson 
will not be adequate for more traffic and this concern should be considered as part of this 
process.  Although these types of developments are good, the roadways must be able to 
support the projects.   
 
COMMISSION: Commissioner Blaser asked if the vote tonight would set a precedent for the 
rest of the area.  Mr. Goins advised that the Commission’s decision would only apply to Phase 
1.  The recommendation would be forwarded to the Municipal Council.  Future phases would be 
addressed when submitted.  The entire project is 179+ acres, but only 10 acres of land on the 
south side of Airport Road are being considered for this zone change request. 
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Commissioner Robison asked for clarification on the water cross connection.  Mr. Goins advised 
that when multiple lines are connected, there needs to be sufficient backflow prevention 
installed to make sure water is culinary and sanitary.  The developer is being put on notice that 
these types of things will be required as site plans are submitted.  Commissioner Robison said 
that it was his understanding that there was a problem with water pressure in that area.  Mr. 
Goins said the problem wouldn’t be fully recognized until models are run.  It becomes the 
responsibility of developer to provide the sufficient facilities and pressure, or install the needed 
systems, to accommodate the proposed development.    
 
Commissioner Simmonds expressed her concern about traffic and that adding this many 
housing units in that area will impact the road negatively.  Mr. Goins advised that developments 
are required to improve their frontage, so wherever this project has frontage along that road, as 
part of the development process they will need to address any specific requirements that need 
to be fulfilled prior to approval. 
  
Commissioner Ward noted, although not germane to this particular rezone request, that as 
developers submit projects, the need to maintain the grid system, which is also part of the 
General Plan.  Jay Nielson, Community Development Director, said that he has asked Kelly 
Gillman from CRSA (who will present the Airport portion of the meeting) to specifically point out 
how this project fits in perfectly with the grid system.  He advised that it is cantered at a 45’ turn, 
but is literally the full implementation of the grid system and thanked Commissioner Ward for his 
comment. 
 
Commissioner Ward remarked that the Commission is only considering whether to recommend 
a rezone of this property to the Municipal Council at this time.  The development issues are not 
part of this request.  Infrastructure and other specific concerns can be addressed as plans are 
submitted.   
 
Chairman Kerr concurred with Commissioner Ward and advised that theoretically after this 
rezone, the developer can come in with a development that might not require the need for any 
infrastructure changes; however, those types concerns would be addressed at that point.  The 
Commission’s charge is to consider the request from the standpoint as to whether it meets the 
General Plan, is consistent with Municipal Code, and complies with Future Land Use Plan as 
has been approved by the Council. 
 
MOTION: Commissioner Ward moved that the Planning Commission recommend approval to 
the Municipal Council for the appropriate zone change from Agricultural (AG) to Multi-Family 
Medium (MFM).  Commissioner Wuthrich seconded the motion. 
 
[Moved:  Commissioner Ward  Seconded: Commissioner Wuthrich   Passed: 6, 0] 
Yea:  D. Blaser, J. Simmonds, K. Ward, R. Robison, L. Bravo, J. Wuthrich        Nay:       Abstain:   

 
Logan-Cache Airport Landside Master Plan.  A specific plan for the future development and 
preservation of land surrounding the airport will be considered for recommended adoption to the 
Municipal Council.  
 
Jay Nielson introduced the presentation of the Logan-Cache Airport Landside Master Plan and 
explained that this was done jointly with the Logan-Cache Airport Authority, the FAA, and also a 
project funded by the City of Logan to prepare a specific plan for all the land around the airport.  
The City plan is required in the General Plan and this is a fulfillment of that.  Mr. Nielson 
explained that there has been extensive public involvement throughout this process.   
 
Kelly Gillman, from CRSA and a consultant to JUB Engineers, explained that the study began in 
fall 2008 with the objective to plan for future airport expansion and associated compatible land 
development in the adjoining areas of Benson, Smithfield, Hyde Park, North Logan and Logan.  
The planning process included technical and public involvement efforts which established the 
role for the airport, projected potential aviation demands, established airfield and land use 
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needs, and evaluated options for improving the airport. They are hoping to have the plan 
adopted by Logan City by the end of this year 
 
Mr. Gillman presented the goals: 

1. Protect the Airport and airport-related operations from encroachment. 
2. Develop land use patterns that complement the airport and support Logan’s projected 

growth. 
3. Promote economic development. 
4. Collaborate with neighboring communities 

 
Mr. Gillman advised that the Master Plan is the consolidation of three landside alternatives into 
a single recommended alternative collectively representing input received from a Technical 
Advisory Committee (TAC), public open house meetings and charrettes, Airport Board, UDOT 
Division of Aeronautics, and the FAA.  
 
Three general land use concepts were developed with ideas reflecting comments made by 
landowners, the TAC, community leaders and city officials.  Each plan addressed development 
density, open space conservation, potential annexation areas, and FAA land use restrictions.  
The three scenarios were named according to a development style and/or place of influence: 
Conservation Scenario, Benson Town Center Scenario, Greenways Scenario.  The 
Conservation Scenario was selected as the preferred future land use strategy for the area 
surrounding the airport. 
 
The entire study area encompasses approximately 5,000 acres (4 miles wide by 3.5 miles long).  
The Logan-Cache Airport currently owns about 700 acres.  
 
Mr. Gillman pointed out a few key compromises that were made: 

• Removed any new housing along the river in Benson. 

• Reduce development around Darrell’s Appliance area. 

• Overall amount for new development was reduced. 

• Developed a grid pattern (on 45’ diagonal) to improve traffic flow around the proposed 
development area. 

• Clustered the development in one area to minimize infrastructure/traffic flow. 

• Proposed a secondary road which would run parallel to Airport Road to the southwest. 
 
In answer to a question posed by Commissioner Robison, Mr. Shawn Shuler, Airport Engineer, 
advised that this plan does adequately allow for any future airport expansion. 
 
Rich Stehmeier, Logan-Cache Airport Manager, advised that the St. George Airport’s longest 
runway is 70 feet longer than Logan (in answer to a query by Chairman Kerr). 
 
Commissioner Blaser asked about the airport noise exposure map.  Mr. Shuler advised that the 
FAA performed a sound study and the planned airport operations are within the FAA regulations 
of 65 decibels (dB).  (Normal conversation ranges between 44 and 65 dBA when speakers are 
3-6 feet apart).    
 
Commissioner Blaser inquired about the runway usage.  Mr. Shuler advised that there is a 
north-south runway which is used the majority of the time, as well as an east-west runway, 
which is a crosswind runway and is used mainly for training.   
 
MOTION: Commissioner Simmonds moved that the Planning Commission recommend the 
Logan-Cache Airport Land Use Plan to the Municipal Council.  Commissioner Ward seconded 
the motion. 
 
[Moved:  Commissioner Simmonds  Seconded: Commissioner Ward   Passed: 6, 0] 
Yea:  D. Blaser, J. Simmonds, K. Ward, R. Robison, L. Bravo, J. Wuthrich        Nay:       Abstain:   
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Workshop items for November 12, 2009 meeting: 
 09-048  In Stock Flooring LED Sign 
 09-049  Quiglie Subdivision 
 09-050  Cache Valley Car Wash EMD Sign 
 09-051  Carl’s Jr. Restaurant 
 09-052  100 Center Improvement 
 09-053  Logan River Trails 
 09-054 Timpke Subdivision 
 09-055  Logan Utah Stake New Heritage 
 09-056  Shelly’s Kids Day Care 
 09-057  Central Park Senior Center 
 09-058  Logan City Service Center Storage Area 
 09-059  River Heights Antenna Tower 
 
Meeting adjourned at 6:32 p.m. 
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Minutes approved as written and digitally recorded at the Logan City Planning Commission 
meeting of September 24, 2009. 
 
 
 
 
___________________________________  ___________________________________ 
Jay Nielson      John Kerr 
Director of Community Development   Chairman 
 
 
 
 
 
 
___________________________________  ___________________________________ 
Debbie Zilles      Glen Goins  
Administrative Secretary    Planning Manager  
 
 
 
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Kristen Clifford 
Planner II      Planner I  
 


