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PLANNING COMMISSION 
Meeting of December 9, 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, December 9, 2010.  Chairman Simmonds called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  Jeannie Simmonds, Heather Hall, John Kerr, Konrad Lee, 
John Wuthrich 
 
Planning Commissioners Absent:   Doug Blaser, Allison Hale 
 
Staff Present:  Jay Nielson, Glen Goins, Russ Holley, Kristen Clifford, Paul Taylor, Craig 
Humphreys, Lee Edwards 
 
Minutes as written and recorded from the November 18, 2010 meeting were reviewed by the  
Planning Commission.  Commissioner Kerr moved that the minutes be approved as submitted. 
Commissioner Wuthrich seconded the motion.  The motion was unanimously approved. 
 
Public Hearings 
 
PC 10-056  Land Development Code Revisions (continued from November 18, 2010 meeting) 
 

STAFF:  The Commission received the revised Code for review prior to the meeting. 
 
PUBLIC:  Mark Lunt, from Catalyst Property Management, noted that maximizing the density by the 
University is a very good aspect of the Code; however, reduction of parking within the park strips 
and increased grandfathering enforcement have actually reduced some of the density and he 
would like to see the City lock in more high density zones than what is currently proposed.  The 
proposed Campus Residential zone helps, but there are some key areas that need to be included, 
such as the area near 1000 North (west of USU Credit Union), which is almost exclusively multi-
family housing.  He suggested that developer(s) of the undeveloped land behind the existing 
homes should be encouraged to maximize the density in that area as much as possible. Another 
example cited was along 400 North, where there are many rundown rentals.  In LDC §17.59.010 
“the objective is to ultimately replace the legally existing nonconformity with a conforming use or 
structure”, therefore, Mr. Lunt proposed that all of 400 North be changed to a higher density mixed-
residential zone.  Mr. Lunt also encouraged the use of Neighborhood Center (NC) zones and 
suggested less restrictive regulations. He remarked that he would very much like to see brew pubs 
and/or bed & breakfasts allowed in extended zoning areas, as these types of establishments help 
attract residents and visitors and provide incentive for potential home buyers. 
 



Planning Commission Minutes                                        December 9, 2010                                                                       Page 2 of 6 

Mr. Peter Kung, from Crockett Ave Irrigation and a resident of Cache Valley, expressed concern 
regarding dedication of water shares for development.  Mr. Kung has been involved with canal 
companies for over 15 years and proposed that the dedication of water shares should be one of 
several different options used to satisfy the requirements for culinary water.  He explained that 
water rights in Utah are within a “right to use” system which changes annually.  Shares in a canal 
company were meant to develop and enhance the community; however, Logan City has relatively 
no storm drainage or a system to adequately handle storm water, subsequently, canals take the 
brunt of storm water runoff.  He suggested developing innovative ways to address the issue, 
increasing flexibility within the Code requirements, and/or the addition of impact fees, as well as 
improved enforcement. 
 
COMMISSION: Commissioner Kerr requested clarification regarding “place-based planning”.  Jay 
Nielson, the Director of Community Development, explained that the “place-based” moniker has 
been used in lieu of the more familiar “form-based” term by the consultant from Otak Inc.  Mr. 
Nielson advised “not to get hung up on the term” and explained that some neighborhoods are 
unique areas identified within the Code and any new development would have to be compatible 
with the distinctiveness of that particular residential area.  There will be no significant changes in 
the mode of operation between the Planning Division and the Commission. 
  
Mr. Nielson agreed with the concerns relative to 400 North, nevertheless, he encouraged adoption 
of this revised Code with follow up, by way of specific neighborhood plans that include thoughtful 
analysis and research of particular areas. He advised that CDBG funds are in place to begin this 
process which will be administered by James Geier, the Neighborhood Improvement Manager.  
Commissioner Kerr noted that different segments of a neighborhood could/would receive different 
treatments rather than a “one size fits all” notion.  Mr. Nielson advised that one of the efforts of this 
research would be more preciseness concerning the composition of each area, and boundaries 
would be defined by characteristics other than arbitrary school borders.  Chairman Simmonds 
remarked that from her personal perspective, a neighborhood based upon school boundaries has 
been an ill-defined approach, especially for those citizens who have no relationship with the school 
system (i.e. no children enrolled in school). 
 
In reference to Mr. Kung’s concerns regarding water shares, Mr. Nielson advised that many 
communities have adopted similar requirements for commitment of water shares for development, 
and this section was added several years ago by the Engineering Department.  Mr. Lee Edwards, 
the City Attorney, noted that within Section §17.47.100 Dedication of Water Rights, the requirement 
is limited to a minimum dedication (one water share per acre) with the approval of a subdivision plat 
and additional rights can be purchased.  The Commission discussed the beneficial use of water 
shares and how the system worked.  Commissioner Kerr noted that this water management 
concern is outside the scope of the Planning Commission.  Commissioner Lee asked if there could 
be some discretionary language in the Code changed from “shall” to “may”.  Mr. Nielson felt this 
would be problematic with regards to what criteria would be used.  Mr. Nielson remarked that Mr. 
Kung’s suggestion was good and there should be ongoing study and research related to storm 
water, water shares, secondary water, and other matters related to this process.   
 
Mr. Goins summarized the maps that were distributed to the Commission and pointed out the 
comparison between what is proposed and what is currently zoned. He explained that the Zoning 
Comparison Map graphically demonstrates the implementation of the General Plan and explained 
that the spec sheets for each zone contain examples for the types of development that would be 
considered in each zone.  
 
Mr. Nielson noted that if approval is recommended it would be scheduled before the Municipal 
Council as a workshop item on January 4, 2011 with a public hearing on January 18, 2011. 
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MOTION: Commissioner Kerr moved that the Planning Commission recommend to the Municipal 
Council adoption of the revised Land Development Code as submitted with allowances for 
continued input and consideration.  Commissioner Wuthrich seconded the motion.   
 
[Moved: Commissioner Kerr   Seconded: Commissioner Wuthrich  Passed: 4, 0] 
Yea: H. Hall, J. Kerr, K. Lee, J. Wuthrich     Nay:     Abstain:   
 
PC 10-057  Herm’s Inn.  Design Review & Conditional Use Permit.  JayDee Barr/James Laub, 
authorized agent/owner, requesting restoration of the existing building for use as a bakery or 
confectionery shop with affiliated parking and landscaping on the 0.29 lot at 1420 East Canyon Rd. 
in the Commercial Neighborhood (CN) zone; TIN #06-093-0003. 
 
STAFF:  Ms. Clifford reviewed the Staff Report as written. 
 
PROPONENT:  Jim Laub, the owner of the property, explained that the primary focus of this project 
is the restoration of the building.  He believes it will be a beautiful addition to the neighborhood and 
is excited to begin work.     
 
Mr. Laub, in answer to Commissioner Wuthrich’s question, advised that the interior maximum 
occupancy will be 20-40 people.  He noted there will also be outside patio seating.  
 
PUBLIC:  Staff received a call from Jerry and Pauline Wuthrich indicating support for the project.   
 
COMMISSION: Commissioner Lee inquired about the rationale in making the ingress/egress 
access off of 1420 East rather than Canyon Road.  Ms. Clifford explained that decision was made 
with respect to the space on the east side for outdoor dining, and to relieve traffic congestion/flow 
on Canyon Road.   
 
Ms. Clifford clarified for Commissioner Kerr that the proposed 4ft. sidewalk and 3 ft. park strip 
adjacent to the south and west property lines, as submitted, are located on private property, 
thereby requiring a dedication of land for public use.  This was outlined on the site plan. 
 
Commissioner Kerr remarked that the project is a suitable use for this orphan property and is 
anxious to see the project move ahead.  
 
MOTION: Commissioner Kerr moved that the Planning Commission conditionally approve  
PC 10-057 for a Design Review and Conditional Use Permit with the conditions of approval as 
listed below.  Commissioner Wuthrich 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. A Performance Landscape Plan, as per LDC section 17.39, shall be submitted to the 
Community Development Department for approval prior to the issuance of building permits. 
This plan shall detail all landscape areas, parking lot screening, and 187.5 SF of interior 
parking lot landscape. The plan shall include additional landscape to provide a vertical 
screen of the parking areas from the 1420 East public view. The plan shall include street 
trees at thirty (30) feet on center along Canyon Road and 1420 East adjacent to the 
property (species and size to be determined by the City Forester).  
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2. A dedication of land for public use shall be processed and approved by the Department of 
Public Works in order to obtain the necessary space for public sidewalks and park strips. 

3. The access from Canyon Road shall be marked as an ingress (entrance) only access.  
4. All exterior lighting shall be down-lit, concealed source lighting fixtures. 
5. The Planning commission approves the 15 proposed parking stalls, as submitted, in excess 

of the required 8 stalls.  
6. Signage is not approved with these permits. Future signage must be in conformance with 

the Land Development Code (LDC) Chapter 17.40, and shall receive the proper sign 
permits prior to display. 

7. All standard conditions of approval will be recorded with the Design Review and Conditional 
Use Permits and are available in the Community Development Department. 

8. Prior to the issuance of a building permit and/or 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: 
1. Fire Department 

a. Water supply is located approx. 690 ft. to the west, 390 ft. to the north, and 870 ft. to 
the east.  The fire hydrant to the north isn’t in the path of approaching fire apparatus 
and the other hydrants are spaced a considerable distance from the building.  A new 
fire hydrant needs to be installed as indicated on the site plan. 

2. Engineering 
a. Eliminate the delivery access from 1420 East. 
b. Access from Canyon Road shall be an entry access only from Canyon Road. 
c. Construct curb and gutter along full length of east property line. 
d. Ensure that site drainage can be flowed to the proposed retention basin area. 
e. Ensure that existing drainage along Canyon Road and 1420 East are maintained and 

dispersed once new curb and gutter are installed. 
f. Construct sidewalk along all street frontages.   

3. Environmental 
a. The inside measurement of the enclosure should be 12 ft. wide x 10 ft deep with a 20 ft. 

overhead clearance. 
4. Light & Power 

a. The developer will be responsible for getting conduit across the south and west side of 
the property, as well as dipping off the pole that is located on the southeast side of the 
property.  A 10’ wide PUE on the south and west side of the property will be needed, as 
well as a 5” PUE on the north and east side of the property. 

5.  Water/Cross Connection 
a.  Culinary Piping (new/existing) will be required  to meet all current codes and  

specifications as they relate to Cross Connection Control/Backflow Prevention.  
  

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, as conditioned, is compatible with existing land uses and zoning and is 

consistent with the character of the Commercial Neighborhood zone, because it has historically 
existed as part of the neighborhood. 

2. The Design Review and Conditional Use Permits are issued in conformance with the 
requirements of Title 17 of the Logan Municipal Code. 

3. The proposed use, as conditioned, is compatible with surrounding land uses and will not 
interfere with the use and enjoyment of adjoining or area properties because of elements such 
as access control, exterior lighting control, and the Neighborhood Center use. 
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4. As conditioned and shown, the project will conform to the City of Logan Design Guidelines.  
5. The proposed use provides adequate off-street parking in conformance with Title 17. 
6. The proposed use preserves and enhances the character of the neighborhood because it 

improves the dilapidated historic structure and introduces a use which is neighborhood 
compatible 

 
[Moved: Commissioner Kerr   Seconded: Commissioner Wuthrich    Passed: 4, 0] 
Yea: H. Hall, J. Kerr, K. Lee, J. Wuthrich     Nay:     Abstain:   
 
Other business: 
Mr. Goins informed the Commission that the proponent of PC 10-053 Conservice Subdivision 
requested to eliminate lot #8 and change the project to a 7-lot subdivision (which was approved by 
Staff and the Chairman).  The parcel that would have been lot #8 will have to be reviewed by the 
Commission at a later date as a subdivision of its own. 
 
Workshop Item(s) for January 13, 2011: 

• 11-001 Jones Park 
 

Meeting adjourned at 6:48 p.m. 
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Minutes approved as written and digitally recorded at the Logan City Planning Commission meeting 
of December 9, 2010. 
 
 
 
 
___________________________________  ___________________________________ 
Glen Goins      Jeannie Simmonds 
Planning Manager       2010 Planning Commission Chair 
 
 
 
 
 
 
___________________________________  ___________________________________ 
Debbie Zilles      Russ Holley  
Planning Commission Secretary   Senior Planner  
 
 
 
 
 
 
___________________________________   
Kristen Clifford        
Planner II 
 


