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PLANNING COMMISSION 
Meeting of November 18, 2010 

 

M I N U T E S  
 

Municipal Council Chambers � City Hall � 290 North 100 West � Logan, UT 84321 � www.loganutah.org 

 
Minutes of the meeting for the Logan City Planning Commission convened in regular session  
Thursday, November 18, 2010.  Chairman Simmonds called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  Jeannie Simmonds, Doug Blaser, Allison Hale, John Kerr, 
John Wuthrich 
 
Planning Commissioners Absent:   Heather Hall, Konrad Lee 
 
Staff Present:  Jay Nielson, Glen Goins, Russ Holley, Kristen Clifford, Paul Taylor, Bill Young, 
Craig Humphreys, Kymber Housley 
 
Minutes as written and recorded from the October 28, 2010 meeting were reviewed by the  
Planning Commission.  Commissioner Kerr moved that the minutes be approved as submitted. 
Commissioner Hale seconded the motion.  The motion was unanimously approved. 
 
Public Hearings 
 
PC 10-051  RSI Outdoor Storage.  Conditional Use Permit.  Brody Craney/Alton Valley Holdings 
LLC, authorized agent/owner, requests an outdoor storage area on the southwest corner of the 
property at 1060 West RSI Dr. in the Industrial (IND) zone; TIN#05-102-0005. 
 
STAFF:  Ms. Clifford reviewed the Staff Report as written. 
 
PROPONENT:  Mr. Brody Craney from Alton Valley Holdings, explained that the previous owner of 
the property had worked with the Engineering Department in terms of the water retention concerns.  
Mr. Craney said it was his understanding that everything had been built according to code (2004) 
and had been previously approved by the Planning Commission (March 13, 2008; PC 08-012).  Mr. 
Craney said he was informed that a Conditional Use Permit was required when he had a tenant 
recently apply for a business license. 
 
PUBLIC:  Two comments were received just prior to meeting, one via email, and one telephone call 
from property owner to the west, who both expressed concerns with the storm water runoff. 
 
COMMISSION: Chairman Simmonds asked for clarification on the Engineering conditions of 
approval.  Bill Young, the City Engineer, explained that the City has been working with individual 
property owners regarding this issue for years (Horizon Development was the original developer 
but has since sold all the parcels). There is a storm drain on the west property line that is not 
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functioning as initially designed, which is creating concern for adjacent property owners.  Mr. Young 
explained that it is not the fact that the ponds are inadequate in design, but explained that the real 
issue is being so close to ground water.  As part of the solution, they are exploring options for 
elevation and drainage. 
 
Commissioner Kerr noted that regardless of the circumstance or design, it is the obligation and 
responsibility of any property owner to control runoff and not allow it to flow onto any adjacent 
property. 
 
MOTION: Commissioner Kerr moved that the Planning Commission conditionally approve PC 10-
051 for a Conditional Use Permit with the conditions of approval as listed below.  Commissioner 
Blaser seconded the motion.   
 
CONDITIONS OF APPROVAL 
This project is subject to the proponent or property owner agreeing to comply with the following 
conditions as written, or as may be amended by the Planning Commission. 
 
1. The proponent is put on notice that all standard conditions of approval will be recorded with the 

Conditional Use Permit and are available in the Community Development Department. 
2. The storage area shall be concealed with a solid screen in accordance with the LDC 

§17.39.130 “B”. The proposed solid screen shall be submitted to the Department of Community 
Development for final approval.  

3. A Boundary Line Adjustment shall be completed and approved by the Department of Public 
Works in order to comply with LDC Chapter §17.08 and §17.09, regarding accessory uses for 
office and manufacturing.  

4. The storage area shall not expand without further approval of the Department of Community 
Development and/ or Planning Commission. 

5. 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  
1. Complete storm water detention/retention with this development. 
2. Any land disturbance will require a sediment & erosion control plan.  

 
FINDINGS FOR APPROVAL 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project:  
 
1. The proposed project has been revised and amended by the conditions of project approval to 

conform to the requirements of Title 17 of the Logan Municipal Code. 
2. The proposed project is compatible with surrounding land uses and zoning designations and, 

as conditioned, will not interfere with the use and enjoyment of adjoining properties. 
 
[Moved: Commissioner Kerr   Seconded: Commissioner Blaser   Passed: 4, 0] 
Yea: D. Blaser, A. Hale, J. Kerr, J. Wuthrich     Nay:     Abstain:   
 
PC 10-052  Rooftop Investments (Carriage House -Temple Barn Rezone).  Zone Change.  
Andrea McCulloch/Big Mountain Property LC, authorized agent/owner, requests a zone change 
from Single-Family Residential (SFR) to Commercial Neighborhood (CN) for two parcels of 
property located at approximately 360 & 370 East 200 North; TIN 06-0065-0025, 06-0065-0026. 
 
 



Planning Commission Minutes                                        November 18, 2010                                                                       Page 3 of 15 

STAFF:  Mr. Holley reviewed the Staff Report as written, including a brief history of the site.  He 
noted that Staff is recommending denial for this zone change request.  He reviewed some of the 
goals of the General Plan for the area, including the uses of both the current Commercial 
Neighborhood (CN) and the proposed Neighborhood Center (NC) zones. 
  
PROPONENT:  Andrea McCulloch, representing Rooftop Investments, presented a power point 
presentation which she felt would validate the merit of this project. She ensured that salvaging the 
historical significance of the building served as the primary focus of this proposal.  
 
1. Reference to Staff’s finding for Denial Statement #1: “The location and proximity of the subject 
property conflicts and competes with current commercial zoning.  Specifically, it is 1,200 ft. from the 
current Commercial Central (CC) zone boundary, which is less than the standard 1,320 ft (1/4 mile) 
walking distance outlined in the General Plan”: 

� There is not competing retail/food service within a 1,320 ft. walk.  The closest food sercice 
is on 100 East (about a 2,200 to 2,500 ft. walk). 

� Many downtown businesses support this project and view it as complimentary to their 
Commercial Center (CC) business district.  The Neighborhood Center (NC) rezone would 
strengthen downtown with patrons going to downtown business rather than to big box 
stores in the competing Commercial General (CG) zone.   

� Staff is recommending denial based on only a 120 ft. of overlap area in the CC zone, which 
includes only one insurance office and one dental office. 

2. Reference to Staff’s finding for Denial Statement #2: “The subject property has never been 
zoned or used for commercial purposes”: 

� The NC description in the General Plan does not indicate whether a proposed property 
must have any historic commercial use, or prior commercial zoning. 

� The property was used commercially by Thomas B. Budge to maintain cars and horse-
drawn sleighs for the hospital staff. In 1930 an Auto Repair Garage use was recorded, in 
1948 an Auto Storage area was used (info from Sanborn Map). Ms. McCulloch also spoke 
with Thomas Budge’s 92-year-old daughter, Maria, who recalled there being a nursing 
school, neighborhood grocery store and two Bed & Breakfast Inns in the neighborhood over 
the years. 

3. Reference to Staff’s finding for Denial Statement #3: “The proposed zone change is inconsistent 
with the existing neighborhood character”: 

� Staff should make a determination of neighborhood consistency/compatibility after 
reviewing a design proposal. 

� On the same block, there were previously two other Bed & Breakfast Inns that operated in 
two different homes. 

� A neighborhood grocery & convenience store was once only a block away at 300 East 300 
North and operated circa 1930 to early 1970’s.   

 
Ms. McCulloch countered Staff’s determination that the proposed zone change is inconsistent with 
the goals and objectives of the General Plan. She pointed out that this project proposes restoration 
of mixed use development in a traditional neighborhood; is located in the community core and does 
not expand into green field areas; fosters appreciation for an important historic/cultural resource; 
preserves/creates traditional architecture in a historic neighborhood; raises surround property 
values and encourages reinvestment in aging properties; restores the building – which is in 
desperate need of repair; creates a destination along the Logan Boulevard Trail encouraging 
walking and biking; provides an opportunity to feature the building’s history to guests; and promotes 
business activity that compliments downtown businesses. 
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She further added that this project adds value to a historic neighborhood in need of some 
reinvestment; the mixed use development provides a day/night presence; it will have minimal visual 
sign impact; it is an infill project using existing infrastructure (Ms. McCulloch also suggested a 
parking infill study be done); it will utilize the existing road and trail network; does not add additional 
pressure on arterial roads; and will service a mixed income neighborhood.   With the use of a 
sensitive design it can reintroduce mixed used development in a manner that compliments the 
traditional neighborhood character. 
 
She also noted that the alley, however narrow it may be, is a City-owned street.  She expressed 
her desire to work with the shareholders who have vested parking rights.  In order for this project to 
succeed long term it is imperative that they demonstrate their desire for commitment to the 
neighborhood and that they want to be a valuable part of the community.    
 
PUBLIC:  A letter from Spencer and Amanda Davis, 367 East 200 North, was received in 
opposition to the zone change, citing concerns with the use/size of the property, parking, 
construction, and historic value/preservation.  An email from Marlene Deer, 591 North 200 East, 
and a petition with signatures from 42 neighboring residents opposing the request for the zone 
change were also received and distributed to Commission members prior to the meeting. 
 
Andrea McCulloch, President of Rooftop Investments, LLC & Milieu Design Inc., submitted a 
petition of support for the project signed by 36 nearby residents, as well as individual letters from 
Thomas Jensen at Architectural Nexus, The Don & Rosemary White Family Trust, and Gene 
Needham IV, from S.E. Needham Jewelers espousing the project. 
 
Amanda Davis thanked the Commission for the opportunity to go on the bus tour prior to the 
meeting.   She agreed that Ms. McCulloch does great work and there is no doubt that she will 
create a very nice place, but expressed her concern for the rezone to commercial and that it is not 
appropriate for the area.  She explained that she canvassed 70% of the nearby neighbors and 90% 
of those within a 2-block radius of the project were opposed to the zone change.  A Bed & 
Breakfast is not a use that will be utilized by local residents and she is concerned about increased 
traffic and parking.  She told the Commission that this is an area where she and her husband want 
to raise their children and they want to keep it a safe environment. 
 
Mark Lunt, explained that he would like to see rentals in the area decreased and believes that 
trails, Neighborhood Commercial zones, and projects like this have proved successful in inspiring 
people to move back into these types of neighborhoods and invest in older homes.  He feels like 
this is a great opportunity to work with a talented designer to mesh a wonderful historic building into 
the neighborhood.  The building is, and has been, in a state of disrepair and said that the City 
needs to seize this great opportunity. 
 
Paul Hoth, 735 North 400 East, explained that six years ago a survey was taken and presented to 
the Planning Commission.  He said questions were specific to land use in order to develop a sense 
of how people felt about zoning and inner block development.  There were 441 surveys distributed 
and 403 were completed.  One of the questions of that survey was whether owners wanted a 
commercial development in the area and the results were 100% in opposition. 
 
Paul Vaslet, 473 Boulevard, owns a home and a rental in the area and said that both he and his 
three renters all support this project.  He noted the zoning allows for the proposed use and that a 
small bakery would serve the residents of the area.  The building is currently dilapidated and this 
project will improve and enhance the area.  He also presented a letter from another landowner in 
support. 
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Sandra Romesburg, 372 North 400 East, opposed the zone change.  She remarked that the LDS 
Temple and the Whittier School, although both non-profit, have the effect of commercial entities as 
far as traffic and taking up considerable land, therefore, she said that any land that can be 
developed in the area should be for single-family housing.  There are many buildings in the area 
which have been grandfathered for multi-family use, so there is a need for more single-family 
homes.  She is concerned about what might happen down the road if it is approved for commercial 
use. 
 
Tom Jensen, from Architectural Nexus, noted that he has no financial or architectural involvement 
with this project, however, wanted to voice his strong support.  He noted that the proposed adaptive 
reuse is an excellent idea to help restore and preserve a great community treasure.  This 113-year-
old building has been vacant for decades and believes that leaving it so would not be the best thing 
for the community.  Mr. Jensen noted that the proposed use is residential in scale and would be low 
impact to the neighborhood.  He questioned the value of denying the proposal and felt like it is a 
good design and would be a good asset for the community. 
 
Scott Miller, 342 East 200 North, said he felt that “the voices of people of this neighborhood have 
not been portrayed”.  He expressed concern with additional traffic and parking, destruction of a 
historic landmark, reduction of green space, and setting a precedent for future commercial 
development.  He said he “did not believe that the community could handle this project”.  He 
indicated that he is representing 90% of the landowners he contacted.  He said that many in 
support of the project are downtown business owners who do not live in the area, and are not there 
every day.  He expressed his desire to keep the neighborhood a safe place for children to grow up.  
Traffic is already frustrating due to the number of rental units in the area.  He contended that the 
proposal of a Bed & Breakfast will not serve the neighborhood, is counterintuitive, and is not 
compatible with, nor will revitalize the neighborhood.   
 
Joe Needham, 215 East 200 North, lived in the area for many years and currently owns a rental 
home a block away from this project.  He said that he has hoped for years that someone would 
restore this historic building and is impressed with Ms. McCulloch’s idea and presentation.  He 
suggested that it fits the area and is a good investment, as these types of projects attract home 
buyers.  
 
Jeniene Hamson, 50 Raymond Court, remarked that this is not just a piece of property; rather it is 
sacred ground that at one time was dedicated as part of the LDS Temple.  She said that “talking 
about changing this wonderful structure is absolutely obscene”.  There are many in the community 
who would be willing to plant flowers, mow lawns, and help clean up the exterior appearance of this 
historical site.  She expressed her thought that “money talks, but we don’t have to listen” and that 
this is a very personal issue for many.  
 
Gary Saxton, from the Logan Downtown Alliance, supported the idea of giving this structure use 
and life again and that this could be a real icon for the community.  He is encouraged that someone 
has expressed an interest in restoring and preserving the building.  He advised that this particular 
location is well suited for being zoned commercial.  He agreed with Ms. Hamson’s remark that this 
is sacred ground and holds many great memories for a lot of people, but if something is not done, it 
will only be a memory. 
 
Ray Neal, 379 East 200 North #3, has lived in the area for 42 years and is concerned about parking 
in the area and does not want it to become like “downtown Logan”. 
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Kim Stander, the owner of the property, said he purchased the property16 years ago.  He liked the 
idea of neighbors stepping up to help clean up the exterior landscaping and said that would be 
great, but also said that no one has ever done so before. He has had many offers to purchase the 
property over the years, and felt like this was the right investment to take advantage of.  He 
explained that he will most likely turn the property into residential rentals. He encouraged the 
Commission to consider Ms. McCulloch’s request to restore the building so that the public can visit 
and learn of the history.  Mr. Stander also pointed out and complimented Ms. McCulloch’s desire to 
help address the parking concerns in the area. 
 
Skylar Buck, 359 Boulevard, grew up in this area and purchased his home from his grandparents.  
He said if the rezone is approved he will move and rent his home out.  He noted concerns about 
the grass area being taken out for parking and explained that the neighbors use that area as a 
garden and a place where children can play.  He encouraged the Commission to “do what is best 
for the neighborhood”. 
 
Rosemary White, 3745 East 2700 North, Eden UT, expressed excitement about so many residents 
trying to help the community become better.  She said that change is always emotional, but also 
questioned what will happen if there is no change.  The ideas presented have been great.  The 
current structure is very rundown and can be a safety concern.  It is an eyesore and this would 
greatly enhance the appearance of the entire area. 
 
Shanna Avila, 144 North 300 East, owns a home on the block.  She said there has been a lot of 
talk about resisting change, but that is not the reality of the situation.  She has very real concerns 
about accessibility from the alley; there is barely enough room for one car and increased traffic and 
parking does not seem feasible or practical. 
 
Lonnie McCulloch, 315 Boulevard, lives in a triplex that was converted back to a single-family 
home.  He loves the neighborhood.  He said there are a lot people who own property but do not live 
there, and have only economic interests.  “I live and care about what is going on”.  He said he is 
currently a realtor and said that if a commercial property is put in, it will devalue homes in the area.   
 
Julie Wolter, 357 Boulevard, said that as a homeowner, she wants to see the property improved 
and is not against the idea of a rezone in general, but the suggestion of a Bed & Breakfast creates 
concerns about increased traffic and parking.  She mentioned offers to buy surrounding homes and 
has questions how all this will benefit the residents who work hard to live there. 
 
COMMISSION: Commissioner Blaser asked Mr. Holley what could be done if the rezone is denied.  
Mr. Holley advised that under the current code it can be a Bed & Breakfast (10 or fewer rooms), a 
daycare, a religious facility, a group living facility, or a single-family home.  Commissioner Blaser 
asked if there was adequate room for more than one single-family home.  Mr. Holley advised that 
there could possibly be, one parcel is smaller than the current 6,000 SF minimum, but as long as 
setbacks are in compliance, there could be some options available. 
 
Chairman Simmonds asked about the road behind the building.  Kymber Housley, City Attorney, 
advised that the City takes care of the road.  Mr. Holley said that the City GIS database lists the 
road as a public road. 
 
Regarding the interior parking area, Chairman Simmonds asked if each of the co-owners would 
have to agree to any change or alteration.  Mr. Housley said that each owner would certainly have 
a say in what would happen, however, there may be some type of ownership agreement which 
could dictate how decisions are made. 
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Mr. Housley pointed out that there is a pending ordinance change (the Land Development Code 
revisions to be approved by the Municipal Council) which would not allow a Bed & Breakfast use in 
the NC zone (§17.08.030), therefore, that particular use would not be allowed until the pending 
ordinance is either approved or denied. 
 
Commissioner Kerr noted that this proposal is not as clear cut as the recent Herm’s Inn project on 
Canyon Road.  The density with this project is not necessarily an advantage for a Commercial 
Neighborhood project, primarily because of access - which point has been well made by the 
residents.  He expressed concern that this is an orphan property, and although it has been 
continually owned, no one has any recollection of it being anything but an unattractive nuisance.  
Commissioner Kerr counseled that the owner is liable for any mishap which might occur on the 
property.  He noted that it is a very difficult decision regarding how to turn this property into a 
contributing part of the neighborhood.  It is a historic building with a hallowed past, as has been 
mentioned, but is now derelict. He remarked that he was having trouble envisioning how many 
rooms could really fit if it were to be considered for a Bed & Breakfast and questioned the real 
benefit if additions to the building would be required. 
 
Commissioner Wuthrich agreed that there is fear associated with the unknown and that there is no 
guarantee what will happen in the future.  He expressed appreciation for Ms. McCulloch’s talent 
and great work and acknowledged that it would be a beautiful building; however, it was his opinion 
that this is not the right project at this time for this area.  He said that he acknowledged both 
perspectives, and agreed that something needs to be done; but adding something that would 
contribute to the already congested traffic and parking problems was not the right solution. 
 
Commissioner Blaser explained that the Community Development Staff function as the interpreters 
of rules and regulations, and the Commission bases decisions and/or recommendations upon the 
information provided.  He assured the public that the government process is such that if the zone 
change is approved, they will still have a say in the use of the building through the Conditional Use 
Permit process. He also noted that in addition to the local process, because this property is on the 
National Register of Historic Places, there are additional rules and protections.   
 
MOTION: Commissioner Wuthrich moved that the Planning Commission recommend denial to the 
Municipal Council for the proposed zone change from Single-Family Residential (SFR) to 
Commercial Neighborhood (CN) at 360/370 East 200 North with the conditions of approval as listed 
below.  Commissioner Hale seconded the motion.   
 
FINDINGS FOR DENIAL 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project:  
  
1. The location and proximity of the subject property conflicts and competes with current 

commercial zoning. Specifically, it is 1,200 feet from the current Commercial Central (CC) zone 
boundary, which is less than the standard 1,320 ft (1/4 mile) walking distance outlined in the 
General Plan. 

2. The subject property has never been zoned or used for commercial purposes. 
3. The proposed zone change is inconsistent with the existing neighborhood character. 
4. The proposed zone change is inconsistent with the goals and objectives of the General Plan. 
 
[Moved: Commissioner Wuthrich   Seconded: Commissioner Hale    Passed: 3, 2] 
Yea: A. Hale, J. Simmonds, J. Wuthrich    Nay: John Kerr, Doug Blaser     Abstain:   
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PC 10-053  Conservice Building.  Design Review & Subdivision Permit.  Dell Loy Hansen/Logan 
River Holdings, LLC, authorized agent/owner, requests a 2-story, 44,320 SF office building on the 
west side of 100 East 700 South, with a subdivision of the property into eight (8) lots at 100 East 
700 South in the Commercial General (CG) zone; TIN#02-063-0021. 
 
STAFF:  Mr. Goins reviewed the Staff Report as written. 
 
PROPONENT:  Tom Jensen, from Architectural Nexus, advised that this is an incredible 
opportunity for Logan as Conservice is one of the top 50 companies in the State for growth and 
employment.  This project has been designed to fit into the Riverwoods campus – all the materials, 
colors, stone and efface will match the existing buildings.  Splaying the building at a 45’ angle will 
create an impressive entrance to the City.  He noted that another item worthy of consideration is 
the fact that this will be an energy efficient building (cooling from ground source and heating 
through solar panels, sun shading, as well as positioning of the building on an angle to avoid the 
hot westerly sun).  Mr. Jensen pointed out on the site plan that Conservice will occupy the entire 
second floor and possibly a good portion of the first floor.  There will be a daycare facility on the 
first floor (outlined on the plan) which provides a secluded, fenced area.   
 
PUBLIC:  A letter from Shane Hogan, 740 South 80 East, was received and distributed to the 
Commission prior to the meeting.  Mr. Hogan addressed concerns with the current zoning of the 
area, increased traffic, noise, and over-development problems.  He also requested that the City 
analyze and consider rezoning the area from residential to commercial.  
 
COMMISSION: Chairman Simmonds inquired whether the grove of willow trees on the corner of 
700 South could be salvaged.  Mr. Jensen explained that there was a vigorous discussion between 
the design team and the owner with regard to the preservation of the trees.  The landscape 
architects determined it would be extremely difficult to salvage them, and they would also be a 
safety hazard in wind storms.  The plan is to replace them with trees which will be an asset to the 
area for a long time.   
 
Jay Nielson, the Director of Community Development, noted that the proposed Code is much more 
restrictive and there is a requirement to preserve vegetation and natural features on the property. 
 
Commissioner Kerr pointed out that there does not seem to be a pedestrian street presence on the 
southeast elevation (which is facing the street).  Mr. Goins explained that fact was a point of 
discussion with the proponent and they have amended the site plan, and the elevations being 
shown reflect that.  A diagonal street face for that intersection is being created to address both 
sides of the street.  There were originally no egress points; however, two have been added – a 
door facing southwest and one northeast.   
 
Commissioner Blaser asked about a sidewalk.  Mr. Goins explained that there is one on 700 South, 
and the proponent is proposing one on 100 East. 
 
MOTION: Commissioner Blaser moved that the Planning Commission conditionally approve PC 10-
053 for a Design Review & Subdivision Permit with the conditions of approval as listed below.  
Commissioner Wuthrich seconded the motion.   
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CONDITIONS OF APPROVAL 

This project is subject to the proponent or property owner agreeing to comply with the following 
conditions as written, or as may be amended by the Planning Commission. 
 
1. All standard conditions of approval will be recorded with the Design Review Permit and 

Subdivision Permit and are available in the Community Development Department. 
2. A performance landscaping plan prepared in accordance with Section §17.39 of the Land 

Development Code shall be submitted for approval to the Community Development Department 
prior to the issuance of the building permit. The plan needs to include street trees at 30 foot 
centers along all public right-of-ways, including 100 East, 700 South and Main Street, and 
specify the varieties and sizes of all plant material. 

3. No signs are approved with the Design Review Permit. All signs must be approved through the 
Sign Permit process. 

4. The Planning Commission accepts the submitted Alternative Parking Plan. 
5. All future development on Lots 2-8 will require appropriate permits in accordance with the 

current Land Development Code in effect at the time of application. 
6. 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. Water/Cross Connection  
1. Provide location of Landscape Irrigation supply.  
2. Establish if Landscape Irrigation system will be a secondary system. 

b. Fire  
1. Access, fire sprinklers and fire hydrants will be reviewed upon plan submittal.  

c. Environmental (Waste Management)  
1. Single enclosure is 12’x10’ deep.  Double enclosure without gates is 22’x10’ deep 

and 24 ft. wide with gates; 60 ft. straight on access is required.  
d. Engineering  

1. All sewer and water shall connect to utility services located within the Riverwoods 
development and shall not extend into 700 South. 

2. Compliance with all City Standards & Specifications.  
 

FINDINGS FOR APPROVAL 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project: 
 
1. The proposed project has been revised and amended by the conditions of project approval to 

address the issues and concerns raised within the public and administrative records. 
2. The proposed use is compatible with surrounding land uses, zoning, and will not interfere with 

the use and enjoyment of adjoining or area properties. 
3. The Design Review Permit conforms to the requirements of Title 17 of the Logan Municipal 

Code as an identified conditional use. 
4. Main Street, 700 South, and 100 East, which provide access and other infrastructure to the 

subject property, have adequate capacity or a suitable level of service for the proposed use.  
5. The proposed use is compatible with surrounding neighborhood character. 
6. Access to adjoining streets is designed to be constructed in conformance with City standards 

and specifications. 
7. The proposed use provides adequate off-street parking in conformance with this Title. 
8. The project provides landscaping in conformance with the General Plan and this Title. 
 
[Moved: Commissioner Blaser   Seconded: Commissioner Wuthrich    Passed: 4, 0] 
Yea: D. Blaser, A. Hale, J. Kerr, J. Wuthrich     Nay:     Abstain:   
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PC 10-054  Cache County Food Pantry Addition.  Design Review Permit.  Rob Bouwhuis/Cache 
Community Food Pantry, authorized agent/owner, request construction for a 5,900 SF storage and 
administration addition to the existing building.  The new addition will consist of 4,576 SF of storage 
area and 1,324 SF of administration area at 359 South Main Street; TIN #02-052-0026. 
 
STAFF:  Mr. Goins reviewed the Staff Report as written. 
 
PROPONENT:  Rob Bouwhuis, from Architectural Nexus, explained that bringing the building up 
closer to the front was not only more consistent with the character of the area and the properties 
along the block, but helped with the needs of the food pantry.  He explained that the pantry is a 
tremendous asset to the community; however, the current facility does not have enough space for 
efficient operation. He said there will be nice landscaping and street trees which will improve the 
appearance of the area. There is a “neighborly agreement” with the Church to share parking, which 
could be formalized if necessary. 
 
PUBLIC:  None 
 
COMMISSION: Mr. Goins clarified that the Planning Commission has discretion to adjust setbacks 
in order to create a consistent street face with the other buildings in the area.   
 
As a point of clarification, Mr. Goins noted that the project is subject to approval by the Utah 
Department of Transportation (UDOT), which may affect access location and number of ingress / 
egress points (as noted in Condition #4 in the Staff Report). 
 
Commissioner Blaser asked if the side yard required approval from the property owner to north.  
Mr. Goins explained that it did not; however, the property owner did receive notice of the project. 
Mr. Goins explained that Staff would not be inclined to recommend approval if there was not 
uniformity. 
 
Commissioner Kerr remarked that the proposed addition is slightly further offset than the building 
that is going to be removed.  Mr. Goins confirmed and advised and there would be no 
encroachment on the side yard. 
 
Commissioners Kerr and Blaser discussed the fulfillment of the obligation to be street consumer 
friendly with glass that wraps around the window from the door.   
 
MOTION: Commissioner Kerr moved that the Planning Commission conditionally approve PC 10-
054 for a Design Review Permit with the formalization of a parking agreement and/or acquisition of 
additional parking, and approved setbacks as shown on the site plan submitted, as well as all other 
conditions of approval as listed below.  Commissioner Blaser seconded the motion.   
 
CONDITIONS OF APPROVAL 
This project is subject to the proponent or property owner agreeing to comply with the following 
conditions as written, or as may be amended by the Planning Commission. 
 
1. All standard conditions of approval will be recorded with the Design Review Permit and 

Subdivision Permit are available in the Community Development Department. 
2. A performance landscaping plan prepared in accordance with Section §17.39 of the Land 

Development Code shall be submitted for approval to the Community Development Department 
prior to the issuance of the building permit. 

3. No signs are approved with the Conditional Use Permit.  All signs must be approved through 
the Sign Permit process. 
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4. The project is subject to approval by the Utah Department of Transportation, which may affect 
access location and number of ingress / egress points. 

5. Thirty (30) square feet of interior landscaping must be provided near the three parking stalls at 
the rear (west side) of the building. 

6. Setbacks are modified as shown on the site plan, in accordance with Table §17.18.010 and 
Section §17.50.070 

7. Prior to issuance of a business license 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. Water/Cross Connection  
1. All culinary piping (existing and new) will be required to meet current Logan City 

Codes and standards as they relate to Backflow Protection and Cross Connection 
Control for commercial properties.  

b. Fire  
1. Maximum storage height will be 12 ft. for anything other than high hazard 

commodities, without fire sprinklers.  Access and hydrants approved.  
c. Environmental (Waste Management)  

1. Consider relocation of dumpsters to the rear of the parking lot, away from entrance.  
d. Engineering  

1. The water line in Main Street is only a 2” line.  This will need to be upsized if 
sprinkler, domestic and fire flows cannot be satisfied by the water model analysis. 

2. Provide storm water detention/retention for site and new development. 
3. Compliance with all City Standards & Specifications.  

 
FINDINGS FOR APPROVAL 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project: 
 
1. The proposed project has been revised and amended by the conditions of project approval to 

address the issues and concerns raised within the public and administrative records. 
2. The proposed use is compatible with surrounding land uses, zoning, and will not interfere with 

the use and enjoyment of adjoining or area properties. 
3. The Conditional Use Permit conforms to the requirements of Title 17 of the Logan Municipal 

Code as an identified conditional use. 
4. Main Street and 300 South, the streets providing access and other infrastructure to the subject 

property, have adequate capacity or a suitable level of service for the proposed use.  
5. The proposed use is compatible with neighborhood uses and character and preserves and 

enhances the character of the neighborhood. 
6. Access to adjoining streets is designed to be constructed in conformance with City standards 

and specifications. 
7. The proposed use provides adequate off-street parking in conformance with this Title. 
8. The project provides open space and landscaping in conformance with the General Plan and 

this Title. 
 
[Moved: Commissioner Kerr   Seconded: Commissioner Blaser   Passed: 4, 0] 
Yea: D. Blaser, A. Hale, J. Kerr, K. Lee, J. Wuthrich     Nay:     Abstain:   
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PC 10-055  EMD Code Change.  Code Amendment.  Curtis Kirkham/Barker Family Trust, 
authorized agent/owner, proposes a code amendment  to the Land Development Code (LDC) sign 
section §17.40 that would allow off-premise advertising on existing and future Electronic Message 
Display (EMD) signs for local businesses. 
 
STAFF:  Mr. Holley reviewed the Staff Report as written and noted that Staff is recommending 
denial of the proposed amendment. 
 
PROPONENT:  Curtis Kirkham, the proponent, is concerned that there are two separate issues at 
hand, the first being the control of signage in general, and the other being content of the sign(s). He 
felt that if a sign were legally conforming, it should be allowed to be used as a mechanism for 
marketing and help other local businesses.  Mr. Kirkham felt that by utilizing existing signs, it would 
decrease the need and/or desire for additional signs and diminish “sign pollution”.  He said it would 
be a “win-win” for local business to be able to have an effective tool for advertising, and those that 
have EMD signs earn additional income.   He questioned that if a sign is constantly running, “what 
is the harm in advertising for other businesses?” 
 
PUBLIC:  The applicant included a list of local businesses expressing interest in being able to 
advertise on off-premise EMD signs. 
 
An email was received by Mr. Clair Ellis, expressing concerns with the brightness of the existing 
EMD signs, was received and distributed to the Commission prior to the meeting. 
 
COMMISSION: Commissioner Kerr asked about any provisions for installation of additional 
billboards in the approved zone.  Mr. Holley explained that currently all off-premise signage is 
prohibited.    
 
Mr. Holley clarified for Commissioner Blaser that the proponent’s request is to allow off-site signage 
on EMD signs.  Signs that are currently approved are permitted to advertise on-premise advertising 
only. 
 
Commissioner Blaser believed the finding “the proposed code amendment would have adverse 
affects on the character of the City” to be vague and subjective but agreed with the concern of how 
to monitor and enforce.  Mr. Holley explained that currently business licenses could be checked to 
identify who is registered to do business at specific locations, but it is a very time-consuming 
endeavor. 
 
Commissioner Kerr asked if there was any exemption in the Code allowing for public service 
announcements (PSA).  Mr. Holley said there is an allowance on right-of-way signage. 
 
Commissioner Kerr asked if a sign owner would technically be in violation if he displayed 
something such as “Go Aggies” on an EMD sign.  Mr. Housley said that using an EMD sign for that 
would be considered a violation.  There are provisions for temporary signs which could advertise 
community events.  Mr. Housley advised that the difference would be endorsing support for a local 
school versus advertising for another business.  Mr. Holley pointed out that the Code specifically 
cites “commercial advertising”. 
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Commissioner Blaser asked Mr. Kirkham his opinion/assessment of the current EMD sign code 
requirements.  Mr. Kirkham said he thought it deserved some attention and some adjustment.  The 
six (6) second message is reasonable, however, the City struggles with enforcement due to lack of 
resources.  Mr. Kirkham felt that it may be appropriate to assess higher sign fees to help with better 
enforcement and said that the businesses appreciate the technology and want to be progressive 
but realized there must be a balance to not lose the unique character of the area. 
 
Jay Nielson, Community Development Director, remarked that Mr. Kirkham’s argument would be 
reasonable if there were no additional EMD signs allowed.  The problem with this proposal is that it 
would allow a funding mechanism for economic gain for those who have signs, which could open 
the door for more signs. 
 
Mr. Kirkham questioned whether controlling future signage would be a separate issue.  Mr. Nielson 
said the Planning Commission could recommend allowing only off-premise advertising to the 
current EMD signs, but that is not what this proposal is requesting.  
 
Commissioner Kerr advised that having spent six (6) years in the electronic sign business, off-site 
advertising has always been an issue. Logan City’s action 10 years ago to eliminate billboard signs 
has significant merit.  There have been a couple of scenarios suggested; if benefits could be 
shared as the proponent has suggested, it could slow the proliferation of electronic signs.  Mr. 
Nielson, however, has indicated that individuals could share the cost with other users, which would 
become a funding mechanism that could bring about the proliferation that Logan is trying to avoid.  
The question of the logic in the current code has been raised.  There is a great deal of logic and 
consistency in the regulations and requirements and nowhere in the Code does it allow off-premise 
advertising.  Commissioner Kerr noted that there is a significant chance that approving this request 
would be a “slippery slope” which could result in a significant increase in signs. 
 
MOTION: Commissioner Kerr moved that the Planning Commission recommend denial to the 
Municipal Council for the proposed code amendment to the Land Development Code sign section 
as proposed by the proponent with the findings for denial as listed below.  Commissioner Hale 
seconded the motion.   
 
FINDINGS FOR DENIAL 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project:  
  
1. The proposed code amendment would have adverse affects on the character of the City. 
2. The proposed code amendment would allow for the possibility of similar requests to be made in 

all areas of the Commercial General (CG), Industrial (IND) and portions of the Commercial 
Central (CC) zone, which would affect the visual quality of the City. 

3. The proposed code amendment is incompatible with surrounding land uses and could interfere 
with the use and enjoyment of adjoining or area properties.   

4. The proposed code amendment has the potential to permanently allow off-premise signs once 
established even if code amendments are made in the future that prohibit off-premise signage.   

5. The proposed code amendment will be extremely hard to monitor and enforce. 

 

[Moved: Commissioner Kerr   Seconded: Commissioner Hale   Passed: 4, 0] 
Yea: D. Blaser, A. Hale, J. Kerr, J. Wuthrich     Nay:     Abstain:   
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PC 10-056  Revised Land Development Code.  Code Amendment.  New amendments to the 
Land Development Code, Official Zoning Map, and General Plan. 
 
Mr. Nielson advised there is no formal report at this time, and with no public present, he 
recommended continuance to the December 9, 2010 meeting; after the joint public meeting with the 
Municipal Council scheduled for Tuesday, November 30, 2010. 
 
Workshop Item(s) for December 9, 2010: 

• 10-057 Herm’s Inn  
 

Meeting adjourned at 8:57 p.m. 
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