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     PLANNING COMMISSION MINUTES 
                    Meeting of July 26, 2012 

 
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, July 26, 2012.  Chairman Simmonds called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  David Adams, Amanda Davis, Heather Hall, John Kerr, 
Konrad Lee, Jeannie Simmonds 
 
Planning Commissioners Absent:   Allison Hale 
 
Staff Present:  Mike DeSimone, Russ Holley, Amber Reeder, Bill Young, Mark Nielsen, Lee 
Edwards, Paul Taylor, Ed Stephens, Steve Crosby, Craig Humphreys, Debbie Zilles  
 
Minutes as written and recorded from the June 28, 2012 meeting were reviewed by the 
Commission.  Commissioner Davis moved that the minutes be approved as submitted. 
Commissioner Hall seconded the motion.  The motion was unanimously approved. 
 
Public Hearing 
 
PC 12-036 200 East Minor Arterial (continued from June 28 meeting) Design Review Permit.  Logan 
City/Bill Young, authorized agent/owner, requesting a roadway construction project consisting of 
widening, resurfacing and restriping 200 East between Center Street and 300 South, a new traffic 
signal at the intersection of Center Street and 200 East, two pedestrian trail underpasses, 
terminating Pioneer Avenue into a cul-de-sac, constructing a 660’ ramp between Center Street and 
100 South, modifying sections of 300 South and Center Street for new intersection configurations, 
and demolishing nine (9) homes along the east side of 200 East between 200 South and 300 
South and relocating power poles and power lines to the west side of the proposed 200 East 
extension. 
 
STAFF:  Mr. Holley reviewed the Staff Report as written, recommending approval.  He explained 
that this project is a collaborative effort between Logan City, Utah Department of Transportation 
(UDOT) and the Federal Highway Administration (FHA).  He pointed out that the choice at hand is 
not whether the road should or should not be built; rather, the decision is whether the proposal, as 
designed, is compatible with the neighborhood and consistent with the Land Development Code 
and Logan General Plan. 
 
PROPONENT:  Mark Nielsen, the Public Works Director, explained that this project is proposed to 
be a 3-lane road (turn lane and one lane each direction).  Mr. Nielson asked about Condition #4 
regarding a 4’ wide landscape strip between the sidewalk and the edge of the retaining wall.  The 
original design had a 2’ strip proposed, however, Parks & Recreation asked for that to be taken 
out.  Mr. Nielsen said there was some concern regarding the park strip on the southeast quadrant 
of Center Street and 200 East.  Currently there is no park strip shown at that section; if it is added, 
Mr. Nielsen asked for flexibility to work with Staff on the specifics.   
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John Howell, the project engineer, answered Commissioner Adams concerns regarding the 
concrete retaining wall and advised there are many color options available.  The project 
proponents had determined that the concrete color would be acceptable due to the fact that 
vegetation would eventually cover the majority of the wall.  He advised that the color of the 
pilasters has not been finalized; however, it is intended to blend into the existing area landscape. 
He also noted that there had been discussion about staying away from color due to maintenance 
and upkeep. 
 
Steve Roberts, from J-U-B Engineering, explained that there can be a color surface application or 
a color mixture added to the concrete. He advised that the panels in question are precast and can 
come in color.  In answer to Commissioner Hall’s question, he advised that the pilasters are 
concrete and they can be formed with a pattern when the concrete is cast to appear more like 
natural stone. 
 
PUBLIC:  Mr. Holley advised that to date 11 public comments have been received, all in opposition 
to the project.  Approximately 15 phone calls have been received- 14 of them voicing opposition. 
 
Mr. Holley said there had been a recommendation from the Wilson Neighborhood Chair to shelve 
this project for 30 days 
 
Tom Proffitt asked if the Planning Commission was the “issuing agency” for the Design Review 
Permit.  Chairman Simmonds explained that the Commission is reviewing items related to the 
design of the ramp.  Mr. Proffitt said that he was appreciative of the aesthetics, however, the 
question not being answered is “what this will do about traffic flow?”.  Commissioner Simmonds 
explained that the traffic element is outside the purview of the Commission.  Mr. Proffitt remarked 
that the project is a “boondoggle” and “waste of money”. 
 
Peggy Neuber, 184 East 200 South, asked why this project is being done; she feels this project is 
short-sighted and will not “do any good”.  She suggested a green space where the homes are 
being removed, providing a place for the Farmer’s Market, which will have to move. She also 
suggested using the irrigation box as a water feature.  She expressed concern with the visual 
aspect of the park being bisected by the road, and the probable increase in crime and graffiti.  She 
asked if the funds for this project could be used elsewhere.  Regarding the power poles, Ms. 
Neuber, said she hates the poles on 100 East and will hate these poles as well; however, she does 
prefer the option of the corten steel.  She stated that her main objection is the basic premise for 
this project, to move traffic off of Main Street, which will not be met.  
 
Commissioner Adams asked about the Farmer’s Market needing to relocate.  Ms. Neuber 
explained that this project will remove the parking needed for the vendors.  Commissioner Adams 
asked if the Market could be moved to the other side of the park.  Ms. Neuber said that area does 
not have enough parking.   
 
Mr. Holley noted that based on CMPO studies on congestion, even if all the proposed projects are 
completed, there will still be congestion on Main Street, based on population growth and vehicular 
habits.  This project does provide an alternative to Main Street, however, is not intended to relieve 
complete congestion of Main Street.  
 
Reed Brower, 188 South 100 East, asked about the necessity of the project.  He said it seems like 
an unnecessary expense on the taxpayers who will have to bear the burden.  He questioned where 
the parking for the park would be located once the ramp is put in.  Commissioner Simmonds noted 
that there will be parking available on both sides of the ramp.  Mr. Brower questioned how this 
project will impact other activities such as the Farmer’s Market and the Top of Utah Marathon.  
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Heidi Christiansen, 140 East 200 South, expressed concern about the Farmer’s Market and the 
walkability of the area.  The flow between Pioneer Ave and the park will be destroyed. She said 
additional concerns were for graffiti and the safety of children walking to school.  Ms. Christiansen 
said that she is unsure what this project will accomplish other than being very expensive and time 
consuming and thought perhaps the money could be better spent elsewhere.  
 
Dwayne Behrmann, 21 North 200 East, pointed out that there are many historic homes in the area. 
He said that the park strip have been taken away in front of his house (for parking), with the 
proposed extension of the right turn lane, he asked if additional parking would be lost in front of his 
home.  Mr. Nielsen said there would be unless the park strip is narrowed. He also said he was 
concerned with icy conditions on the slope and recommended considering lowering the elevation.  
 
Stephen Tryon, 325 East 300 South, asked if there would be stop signs or intersection lights at the 
intersections between Center and 100-300 South and expressed concern with the safety for 
children walking in the area.  Mr. Holley answered that the only traffic signal proposed is for the 
Center Street intersection. The remaining intersections will have stop signs, with crosswalks 
located at all intersections. 
 
Riley DeHaun, 129 East 200 South, said he has two children who attend Wilson Elementary and 
extra traffic in the area becomes a safety concern.  He also suggested security lights and/or 
cameras for the underpass (similar to the ones USU has). 
 
Marilyn Griffin, representing Richard Steele who could not be in attendance, mentioned the grid 
system in regards to the fact that it is easy access for traffic, however, River Heights is currently 
not planning to extend across the Logan river, which means that if/when that extension is 
completed, it would create a “meandering” route and questioned why this section needs to be 
“straight”.  She also noted that safety in the area is a big concern, especially with children who 
attend Wilson Elementary.  Ms. Griffin said that residents need to be part of the process, to have a 
say, and to feel good about what is happening.    
 
Keith Shaw, 126 East 200 South,  expressed opposition mostly because this is presented as major 
collector, but the project is listed as “Minor Arterial” and a project should not be classified as 
something it is not.  Mr. Holley explained that “Minor Arterial” is the name that was first assigned to 
the project.  Mr. Shaw said that the “City puts in power poles and asked for a permit later”.  He did 
not like the environmental assessment being reviewed without consideration regarding what has 
already been done on 100 East.   
 
Lanta Rasmussen, 228 South 200 East, owner of one of homes being demolished, explained that 
she considered moving the home back on the lot, however she determined that it was too 
expensive.  She has purchased a home two blocks away.  She would like to see something nice 
done to the block and she loves the open green space idea.  She said the City is going to lose a 
great deal of revenue with the loss of the Farmer’s Market and events such as the Top of Utah 
Marathon.  She also said she had concerns with safety, especially with the tunnel.   
 
Mr. Lee Edwards, the City Attorney, reminded the Commission that the decision at hand is not  
whether the road should or should not be built; rather, the decision is whether the proposal as 
designed, is compatible with the neighborhood and consistent with the Land Development Code 
and Logan General Plan.  
 
Reed Bullen, 172 East 100 North, spoke in favor of the project. He advised he has supported 
discussion and initiatives throughout the years addressing Center Street and 200 East.  This is the 
right thing to do and through education, and the public will adjust to the change.  He said This is a 
step in the right direction, addressing the viability of the future of downtown. He said he views this 
as an alternative to traffic on Main Street.   
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Mr. Nielsen was asked to address some of the concerns voiced by the residents.  Mr. Nielsen said 
they meet with the coordinators for the Top of Utah Marathon each year and he has not been 
made aware of any concerns regarding the event.  
 
Chairman Simmonds asked about the construction timeline.  Mr. Nielson said that the plan is to bid 
the project out during the winter, with work expected to begin in Spring 2013. If the project is 
delayed more than a year, it could impact the federal funding.  The plan is to have it completed 
within one construction season (approximately 9 months).   
 
Mr. Nielsen explained that every intersection has safety concerns.  This project has been designed 
in accordance with American Association of State Highway and Transportation Officials (AASHTO) 
design guidelines to meet the needs of all users including motorists, pedestrians and cyclists.  If a 
problem arises, studies can be conducted and changes can be considered.  Mr. Nielson also noted 
that schools zones are set by the School District.  
 
Commissioner Lee asked what would happen if the design review permit is denied.  Mr. Nielsen 
said they would have to figure out what changes need to be made in order to proceed. 
 
Mr. Nielsen advised that, although not part of this project, the Public Works department would be 
happy to put in security cameras to help with safety.  Graffiti cannot be completely controlled, 
however, it will be handled to the best of the City’s ability.  
 
Mr. Edwards noted that the engineering guidelines are mandated by law as part of the Complete 
Streets section of the Land Development Code Section 17.36.090.  
 
Commissioner Adams asked about street lighting on the ramp.  Mr. Nielsen said there would be 
lighting on the corners.  Lighting is typically placed in the intersections. Mr. Crosby said they could 
install as much lighting as the Planning Commission would like to see on the ramp.  Throughout 
the City currently there is induction lighting (example along 1000 West).  Mr. Nielsen agreed that 
lighting can be changed as necessary, however, he pointed out that any costs incurred to provide 
additional lighting would have to be paid by the City as they are not covered by the Federal funds. 
 
Commissioner Davis asked if there were any plans to extend 200 East, past 300 South.  Mr. 
Nielsen explained that the CMPO Long-Range plan shows 200 East from Millville to Smithfield (no 
definitive timeline or specific plans have been determined). 
 
Commissioner Hall asked if the federal funding was subject to this particular area only.  Mr. Nielsen 
advised with the Environmental Assessment it is tied to 200 East.  If not used on this project it 
would go back to the Federal General Fund.   
 
Ed Stephens, from the Parks & Recreation Department, advised that they have been working with 
the organizers from the Farmer’s Market, who have already said they have “grown out of control”.  
They have been looking at alternate locations, possibly the Willow Park area or other County 
properties.  
 
COMMISSION: Commissioner Hall asked about the elevation for the exposed (back) part of the 
ramp.  Mr. Holley explained that there is an elevation difference of 30’ between Center St. and 100 
South; however, because of the existing topography, the ramp itself will be 18’ maximum in the 
center (mid-block).  On average it is 10’.   
 
Commissioner Davis confirmed that 18’ is only the wall.  Mr. Holley said that was correct.  The 
fence and pilasters would be about 24’.  
 



 

Planning Commission Meeting Minutes – July 26, 2012                                                           5 | Page 
 

At Chairman Simmonds’ request, Mr. Holley explained that the Surface Transportation Master Plan 
(STMP) involved a public process similar to other Master Plans which are ultimately adopted by the 
City Council.  The Cache Metropolitan Planning Organization (CMPO) is led by Cache County and 
provides technical assistance to participating communities as well as local coordination of UDOT’s 
access management program.  Local plans are incorporated into the regional plan, which is 
adopted by the Cache County Council. 
 
Commissioner Adams asked about the width of the park strip.  Mr. Holley advised that it will 
fluctuate slightly as there are some existing areas that are a bit wider than 8’.  New sections will 
maintain the 8’ width. 
 
Chairman Simmonds asked about the turn lane on 300 South and how that will affect the park 
strip.  Mr. Holley explained that it is addressed in Condition #6 “All areas along the proposed 
project where road cross sections are widened, including areas along 300 South and Center 
Street, shall have park strips re-established consistent with road cross sections in the Logan City 
LDC and STMP.” 
 
Mr. Steve Crosby, from the Light & Power Department, pointed out on the slide where the poles 
will be located and explained the proposed configuration.  He explained that all guy wires will be 
eliminated at the Center Street-200 East corner.  The pole used will be similar to the one located at 
1400 North 100 West. 
 
Commissioner Davis expressed concern with the large steel poles close to the park.  Mr. Crosby 
explained that they will be the same height as the ones in the park currently.      
 
Commissioner Hall asked if there were any alternative color(s) that could be used for the steel 
poles (i.e. brown color). Mr. Crosby advised corten steel could be used.    
 
Mr. Crosby explained that wood poles cannot be used on the turning points.  Self-supporting poles 
are a much better option, although they are larger in size.  He explained that the line coming out of 
sub-station #3 going north, is a circuit which feeds that whole side of town. The line going south 
(distribution lines), will be buried. Transmission lines, however, cannot be buried.  
 
Commissioner Davis asked how many total poles are proposed with this project.  Mr. Crosby 
explained there would be six total, with one across Canyon Road – which will eliminate 8 down 
guys in the park, two intermediate poles to 200 East, one intermediate smaller pole going south, 
and one self-supporter to turn into the substation. 
 
Commissioner Lee asked about the net loss of trees.  Mr. Holley explained that the project would 
actually have a net increase, out of the 36 proposed to be removed, there are approximately 50 
planned to be planted.  Mr. Holley pointed out some of the areas on the slides.  
 
Commissioner Lee asked about the tree removal related specifically to the park.  Mr. Holley 
confirmed that no trees in the middle of the park would be removed, only trees in the existing right-
of-way would be affected.   
 
Commissioner Lee asked about possibly beginning the grade for the ramp sooner so it would not 
have to be as steep. Mr. Nielsen answered that Center Street has a large irrigation box which 
would be impacted and the entire irrigation system would need to be reconstructed.   
 
Commissioner Adams asked about the area where the homes will be taken out. Mr. Holley 
explained that it is anticipated that the residual properties will be reconfigured into approximately 7 
building lots and resold for single family development.  The Parks & Recreation Department has 
indicated it will re-landscape and maintain the parcels in the interim.  
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Chairman Simmonds asked if the homeowners of the nine homes along 200 East were given the 
option to move the homes.  Mr. Holley said that option was available, however, due to the cost, it 
was not implemented by any of the owners.   
 
Commissioner Adams asked about the color of the retaining wall.  Mr. Holley said gray was the 
color that was submitted, however, that could be changed to reflect more of an earth tone.   
 
Commissioner Davis asked about the ADA standards for the ramp.  Mr. Holley explained that ADA 
standards are basically a uniform 5% slope.  The way the ramp is currently proposed (6% and 4%) 
half of the ramp would meet the current ADA standards.   
 
Commissioner Lee asked about any safety concerns with the underpasses.  Mr. Holley advised 
that there are always some concerns, lighting will be the key and vegetation will need to be kept 
trimmed.  
 
Commissioner Davis asked about the underpass.  Mr. Holley said there are no guidelines 
regarding length.  The proposed tunnel will be approximately 90’ long and 30’ wide, however the 
Code does not address standards for underpasses.  
 
Commissioner Kerr advised that the ideal, in terms of aesthetics, regarding street lighting would be 
something similar to what is along downtown Main Street.  Although it may be somewhat cost 
prohibitive, in terms of design it would certainly soften the overall impact.  While the Commission 
may not be in a position to dictate exactly how it should be designed, Staff should be directed to 
ensure it is something other than the standard “cobra heads” and consistent with the overall 
design.  Commissioner Davis suggested possibly incorporating lighting into the pilasters.  
 
MOTION: Commissioner Adams moved that the Planning Commission conditionally approve PC  
12-036 for a Design Review Permit with the amended conditions of approval as listed below. 
Commissioner Kerr seconded the motion. 
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded with the Design Review and are available 

in the Community Development Department. 
2. A performance landscaping plan, prepared in accordance with §17.39 of the Land 

Development Code (LDC), shall be submitted for approval to the Community Development 
Department prior to the issuance of the building permit. The plan shall include the following: 

a. Street trees at 30’ centers in park strips along all public right-of-ways. The species and 
size to be determined by the City Forester. 

b. The vacant parcels on the east side of 200 East between 300 South and 200 South 
shall have landscaping and improvements detailed. 

c. Climbing vines shall be planted at the base of the wall/ramp along both sides. 
d. Smaller species trees shall be planted 10’ from the outside edge of the wall/ramp at 

every 20 linear feet between each pilaster (three (3) trees between each pilaster) for 
additional vertical articulation and to break-up the mass of the wall.  

e. Disturbed areas shall be re-vegetated and stabilized within 60 days of project 
completion 

3. Following the future parks and recreation trail analysis for the area, the Parks Department 
shall construct a trail connection between two underpasses, so that trail users can efficiently 
traverse through Merlin Olsen Central Park. 

4. An additional 4’ wide landscape strip shall be added on top of the wall between the sidewalk 
and the edge of the wall.  Drooping plant material shall be planted near the edge, hanging off 
the wall, to reduce the perceived appearance of a high single wall.  This planter will also give 
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some separation between the sidewalk and the edge of the wall, making for comfortable 
pedestrian travel. 

5. All exterior lighting shall be down-lit concealed source lighting that reduces light trespass and 
sky glow. 

6. All areas along the proposed project where road cross sections are widened, including areas 
along 300 South and Center Street, shall have park strips re-established consistent with road 
cross sections in the Logan City Land Development Code (LDC) and Surface Transportation 
Master Plan (STMP). 

7. An easement shall be secured from the property owner directly south of Pioneer Street to 
allow the power lines to traverse the middle of that property, or the power lines shall be re-
aligned to fall within the existing right-of-way widths.  Proposed power poles shall be no taller 
than 60’. 

8. All new power poles shall be limited to 61’ in height and the poles shall be powder coated a 
brown color to blend into the surrounding landscape prior to installation. 

9. The wall/ramp color shall match the pilasters which mimic the existing rock wall in Merlin 
Olsen Park. 

 
FINDINGS FOR APPROVAL  
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 roadway meets the goals and is identified on both the Surface Transportation 

Master Plan and the Cache County Regional Transportation Plan 2035 as in need of 
improvements and/or construction activities.  

3. The project meets the requirements in the LDC Complete Streets section as the roadway 
provides adequate space for all potential users of this public facility.  The project also meets the 
intent of providing an ADA accessible facility as the proposed grade of 4-6% is near the ADA 
maximum grade of 5%. 

4. This project is compliant with the intent of the LDC Topography section due to the unique 
circumstances surrounding the roadway location relative to the existing slope, the need to 
ensure interconnectivity of the City’s grid network, the lack of available land area to move the 
road and the potential impact to the adjoining park space.  A number of additional design 
features such as the provision of pilasters, climbing vines, additional trees and hanging plants 
help reduce the perceived height and soften the visual effects of the retaining wall. 

5. The proposed roadway is in compliance with the Logan City’s General Plan Transportation 
Policies. 

6. Minimum public noticing requirements of the Land Development Code and the Municipal Code 
have been met for this project. 

7. Access to adjoining streets is designed to be constructed in conformance with City standards 
and specifications. 

 
 [Moved: Commissioner Adams   Seconded: Commissioner Kerr  Passed: 3,2] 
 Yea: D. Adams, J. Kerr, K. Lee         Nay:  A. Davis, H. Hall      Abstain:   
 
PC 12-037 46k Transmission Replacement   Design Review & Conditional Use Permit.  Logan 
City Light & Power, authorized owner/agent, requests to replace the existing wood transmission 
line poles with new 61’ high galvanized steel (silver) poles starting from the southwest corner of 
800 West at approximately 400 North.  The line will then continue east on the north side of 600 
North in the park strip right-of-way to 600 West where the circuit line will continue to the north and 
the transmission line will connect to the existing line on the east side of 600 West.   

STAFF:  Ms. Reeder reviewed the Staff Report as written, recommending approval. 
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PROPONENT:  Steve Crosby, from the Light & Power Department, explained that they have been 
proactive in testing poles due to a lawsuit settled last year against a utility company because they 
did not have a testing program in place and a pole tipped over.  Mr. Crosby said they are finding 
that approximately 30% of the poles in Logan City are rotting and 70% are showing some signs of 
rot. These new steel poles will have a static wire added for lightning protection.  
 
PUBLIC:  Bill Dutro, 675 North 600 West, advised there is a house on the corner with a large 
shade tree that will be affected.  He said he was approached by Jeff White, the former Director of 
Light & Power, regarding this project and was told that they would take care of the tree, which will 
have to come down.  Mr. Dutro said he was told that the sidewalk, curb and gutter would also be 
taken care of at the time of the project.  He said he is not opposed to the project. 
 
Mark Montgomery, the Director of the Light & Power Department, advised he is willing to work with 
Mr. Dutro, however, he is not aware of any former promises made.    
 
COMMISSION: Chairman Simmonds asked if any of this new transmission line would go down 600 
West.  Ms. Reeder indicated that the line will be connecting to what is already there (corner of 600 
North 600 West to the existing line). 
 
MOTION: Commissioner Davis moved that the Planning Commission conditionally approve a 
Design Review and Conditional Use Permit for PC 12-037 with the conditions of approval as listed 
below. Commissioner Hall seconded the motion. 
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded and available in the Community 

Development Department. 
2. Future expansion of this site shall be done in accordance with Logan City approval procedures 

(i.e. Design Review Permit, Conditional Use [if required], etc.). Each project shall be completed 
using the procedures for a Design Review Permit and/or Conditional Use Permit, as applicable. 

3. The proponent shall provide a plan detailing any landscaping to be disturbed by this or any 
future projects, which plan shall include any trees proposed to be altered (sheared) or 
eliminated. The plan shall also include a proposal for replacement of any landscaping 
(including trees) disturbed or removed as part of a project. In no case shall the number of trees 
be reduced from what existed immediately prior to alteration or removal. 

4. The proponent shall work with the City Forester to install a species of trees which will not 
require being topped or split or otherwise mutilated, and shall be installed at the maximum 
practical caliper to replace all of the trees that have been removed. 

5. The proponent shall eliminate all unnecessary transmission structures as is made possible 
through the use of steel poles. 

6. Prior to the 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. Engineering   
i. Coordinate with Public Works to ensure conflicts with future road infrastructure 

improvements do not conflict with pole locations. 
 
FINDINGS FOR APPROVAL 
1.   The proposed project has been revised and amended by the conditions of project approval and 

substantially conforms to the requirements of Title 17 of the Logan Municipal Code, the City of 
Logan Public Works Standards and Specifications, and the requirements of various 
departments and agencies.  

2.  The project occurs where power transmission poles currently exist, and will reduce the number 
of transmission poles, thereby creating little or no additional impact on surrounding properties. 
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The project is therefore compatible with surrounding land uses and will not interfere with the 
use and enjoyment of adjoining or area properties.  

3.  The conditional use permit is issued in conformance with the requirements of Titles §17.49 and 
§17.50 of the Logan Municipal Code. 

4. The use of steel poles will reduce the total number of poles supporting the transmission line 
and increase the durability and life span of the pole(s).  

 
 [Moved: Commissioner Davis    Seconded: Commissioner Hall  Passed: 5,0] 
 Yea: D. Adams, A. Davis, H. Hall, J. Kerr, K. Lee         Nay:        Abstain:   
 

PC 12-040 Ellis Neighborhood 600 W Rezone  Zone Change.  Logan City requests to rezone 
nine (9) parcels along 600 West between 200 North and 100 South from Neighborhood Residential 
Core (NRC) and Neighborhood Residential Center Street (NRCS) to Commercial Services (CS).  
This rezone is a result of the 2012 Citywide Zoning Project; TIN: 06-004-006-0011; 06-010-007-
0009.    

STAFF:  Mr. DeSimone reviewed the Staff Report as written, recommending approval. 
 
PUBLIC:  Sam Winward, owns the south piece of property (of the nine parcels).  There is a duplex 
currently on the property and he explained that it is very difficult to attract quality tenants to this 
area.  He thinks it will be easier to have a small business located there.  He said he has spoken 
with other property owners who all support this zone change.  
 
COMMISSION: Commissioner Adams asked about the parcel that is not included in this proposal 
located on south side of the corner of Center St. and 600 West.  Mr. DeSimone explained that 
there are two parcels which orient (north) toward Center St. that Staff felt were still sufficiently 
residential in character and should remain zoned as residential.  Staff has not received any 
comments to suggest otherwise.  
 
MOTION: Commissioner Kerr moved that the Planning Commission forward a positive 
recommendation to the Municipal Council for the requested zone change. Commissioner Davis 
seconded the motion. 
 
FINDINGS FOR APPROVAL  
1. The proposed rezone is consistent with the intent of the General Plan as this rezone will reduce 

the number of non-conforming uses and works towards providing clarity in the land use and 
zoning boundaries.  An amendment to the Future Land Use Plan (FLUP) is necessary for this 
proposed rezone as well as many others from the 2012 Zoning Map Project and will be initiated 
with the annual plan amendment cycle.     

2. The pattern of existing land uses found along 600 West are more consistent in character with 
the Commercial Services (CS) zoning designation than the Neighborhood Residential 
designation as the area contains a broad mixture of both commercial/industrial land uses as 
well as a number of residential uses.   

3. The proposed rezone is compatible with the residential land uses adjacent to the subject 
property. 

4. The proposed rezone is compatible with the neighborhood character, because the land uses 
and structure types in areas surrounding this property are developed in a manner similar to 
Commercial Services (CS) zoning. 

 
 [Moved: Commissioner Kerr    Seconded: Commissioner Davis  Passed: 5,0] 
 Yea: D. Adams, A. Davis, H. Hall, J. Kerr, K. Lee         Nay:        Abstain:   
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PC 12-041  Carlson Home 4950’ Design Review Permit.  Monte/Denise Carlson, authorized 
agent/owner, is requesting a 4950’ Elevation Design Review Permit approval for a single family 
home. The building site consists of the former lot #17 & #18 in the Deer Crest Subdivision, located 
in the Northeast corner of Logan City near the edge of the Bear River Mountain Range. A 
boundary line adjustment was recently completed with the City Engineer that combined lot#17 & 
#18 into one 0.91 acre (39,691 SF) building lot at 1425 Stonecrest Lane in the Neighborhood 
Residential Eastside (NRE) zone; TIN 05-109-0017-18. 

STAFF:  Mr. Holley advised that the applicant has requested to continue this project to the  
August 9, 2012 meeting. 
 

PC 12-042 Riverside Apartment Addition Design Review Permit.  Darren Child/Riverside Apts, 
authorized agent/owner, requests demolition of the existing home located at the south end of the 
apartment complex and construction of a new 12-unit apartment building in its place. The proposed 
4-story building will have two levels of structured parking, one being below grade, with three stories 
of residential units above. Each residential floor will have four (4) apartments with four (4) or six (6) 
bedrooms in each apartment. The 1.25 acre complex contains three (3) additional existing 
apartment buildings with a total of 14 dwelling units. The complex is currently divided into three (3) 
parcels at 1251 North 800 East in the Campus Residential (CR) zone; TIN 05-016-0019; 05-016-
0030-31. 

STAFF:  Mr. Holley reviewed the Staff Report as written, recommending approval. 
 
PROPONENT:  Paul Willie said they are agreeable with the elevation changes, and bringing the 
glass down to create a more residential-type façade. He provided floor plans for the Commission.  
He pointed out the proposed entrance and said the preference is to bring tenants into a secure 
lobby.  Mr. Willie said they are agreeable to lower the pitch if preferred.  
 
Commissioner Lee asked about the east elevation.  Mr. Willie said they would be willing to 
resubmit a new elevation with windows.  
 
Chairman Simmonds said the north side looks like a concrete block.  Mr. Willie said stucco is 
proposed but they can revise the elevation.  
 
Commissioner Hall asked if north and east elevations could be designed similar to the south 
elevation, to help with the visual breakup.  Mr. Willie said that could be done.  
 
Commissioner Davis asked about the time frame on this project and if it would be agreeable with 
the applicant to continue this project to the next meeting with revised elevations.  Mr. Willie said 
that would be no problem.  
 
Mr. Willie noted that this property will become one lot, rather than three lots.  
 
Chairman Simmonds asked about the proposed underground parking with the water table.  Mr. 
Willie explained the geo-tech was up there today and he could present the results to the 
Commission at the next meeting.   
 
COMMISSION: In reference to Condition #2 “A boundary line adjustment shall be completed that 
at least adjusts the north property line to comply with the side building setbacks of 5’”, Chairman 
Simmonds asked if it needed to be further clarified to have the property become one piece.  Mr. 
Holley said he left that option open.  Chairman Simmonds said that the project does not comply 
with the open space or parking requirements without it.  Mr. DeSimone said that multiple parcels 
could be consolidated into one project site and it can be conditioned so the entire project includes 
all three parcels.    
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Mr. Holley advised that the applicant has indicated plans on removing the internal property lines 
and creating one parcel.  
 
Chairman Simmonds asked about the number of units proposed and parking.  Mr. Holley clarified 
that 54 beds are proposed, 6 students can be in one unit (with nor more than 2 per/bedroom). 
 
Chairman Simmonds asked about the main entrance.  Mr. Holly explained that front door is really a 
side door (illustrated on the north elevation).  Commissioner Kerr noted that the entrance is 
“underwhelming for a building of that size”.  Chairman Simmonds agreed. 
 
Commissioner Adams asked for a review of the east elevation.  Mr. Holley explained that the 
condition asks for the siding to come down to ground level and that the window openings replicate 
the ones above to mimic a pedestrian type opening, as well as an additional gable that provides 
weather protection and pedestrian scale. Commissioner Hall said she didn’t understand the 
condition. Mr. Holley advised that it helps meet the intent of the Code, to include features that 
mimic a pedestrian entrance, however, other possibilities can certainly be explored.   
 
Commissioner Davis noted that all of the concrete/siding looks the same and asked if that was 
consistent with the Code.  Mr. Holley explained that the Code focuses more on articulation, 
fenestration and materials rather than color.  This project does meet those segments of the Code.   
 
Commissioner Hall asked about placing windows on the east and north facades (as noted in 
Condition #5) and whether that would be able to be met. Mr. Holley said there is some confusion 
between the floor plan and the window plan (noted on the elevations).  
 
Chairman Simmonds noted that the south elevation indicates the building height from grade to the 
midpoint of the roof is 49’10”.  Mr. Holley confirmed that to be correct.   
 
Commissioner Adams asked that the landscaping on the east side be addressed. 
 
It was determined that this project be continued to the next meeting to allow for adjustments to 
elevations to be made for review. 
 
MOTION: Commissioner Davis moved that the Planning Commission continue this project to the 
August 9, 2012 meeting. Commissioner Adams seconded the motion. 
 
 [Moved: Commissioner Davis    Seconded: Commissioner Adams Passed: 5,0] 
 Yea: D. Adams, A. Davis, H. Hall, J. Kerr, K. Lee         Nay:        Abstain:   
 

PC 12-043 Elwood Subdivision  Subdivision Permit.  Ty Haguewood/Susan Elwood, authorized 
agent/owner, request at 2-lot subdivision that would contain the existing home on Lot #1 and 
create a new building lot in the rear. Lot sizes are proposed at 6,583 SF for Lot #1and 11,209 SF 
for Lot #2. An access and public utility easement is shown on the preliminary plat on the north side 
of the home at 244 South 300 East in the Neighborhood Residential Core (NRC); TIN 02-010-
0015. 
 
STAFF:  Ms. Reeder reviewed the Staff Report as written, recommending approval.  She pointed 
out a density concern regarding the existing legal nonconforming duplex (counting as 2 units), 
adding an additional unit would be three units on .41 acres. This project only has 17,792 SF, which 
does not meet the minimum requirement of 21,780 SF as currently proposed.  
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PROPONENT:  Ty Haguewood was unaware of the density concern and asked for clarification on 
how much is lacking.  Ms. Reeder advised that it would be require approximately 4,000 SF more.  
Mr. Haguewood asked if this could be considered on a “case-by-case basis” and if there could be 
any variation.  Mr. DeSimone explained that the maximum density available is 6 units/acre and with 
the SF currently available, there is enough for approximately 2.5 units.  Mr. Haguewood asked 
what makes the duplex legally nonconforming.  Mr. DeSimone advised that the zone does not 
permit a duplex; because the use was grandfathered it is legal but is a nonconforming use within 
the current zone.  Lee Edwards, the City Attorney, advised Mr. Haguewood that the request can be 
approved if the nonconforming use of the duplex is abandoned or if additional land is acquired.  A 
variance cannot be granted because the law prohibits the expansion of a nonconforming use.   By 
subdividing, the nonconforming use is expanded, which is prohibited. Mr. Haguewood said he 
would need to speak with the owner about the options available.   
 
Mr. DeSimone advised that if more land is added, the lot layout would be reconfigured, which may 
have implications for access, road widths, etc. He recommended giving the owner the opportunity 
to continue the project.  
 
PUBLIC:  Stephen Tryon, 325 East 300 South, asked if the driveway was accessible for fire 
access.  Chairman Simmonds said that was within the conditions of approval.  Mr. Tryon 
expressed concern with the irrigation line being up against the property due to frequent flooding.  
 
COMMISSION: Commissioner Lee asked which option would best meet the spirit of Code. Ms. 
Reeder explained that generally the Code encourages residential areas to be single-family homes. 
Mr. DeSimone said it was realized today that because it was a duplex, and the fact that there is 
precedent to not allow for expansion of a nonconforming use, there is inadequate land area to 
create 3 units.  Because of this fact, there are two choices; eliminate the duplex or find more land.  
 
Ms. Reeder clarified for Chairman Simmonds that the irrigation ditch is located on the east side of 
the property.   
 
Commissioner Hall asked about the access/shared driveway and right-of-way.  Ms. Reeder 
explained that Lot 2 is proposed to be accessed through Lot 1 via a driveway to the north of the 
existing house.  
 
MOTION: Commissioner Kerr moved that the Planning Commission continue this project to the 
August 23, 2012 meeting.  Commissioner Davis seconded the motion. 
 
 [Moved: Commissioner Kerr    Seconded: Commissioner Davis  Passed: 5,0] 
 Yea: D. Adams, A. Davis, H. Hall, J. Kerr, K. Lee         Nay:        Abstain:   
 

PC 12-044 Logan Gateway II  Zone Change & Design Review Permit.  Richard 
Reeve/Mountainland Developers LLC, authorized agent/owner, request to rezone two (2) parcels 
totaling 9.2 acres at the northwest corner of the intersection of 400 West and 1600 North from 
Mixed Residential Medium (MRM) to Mixed Residential High (MRH) at 1650 North 400 West;  
TIN #04-081-0014, 04-081-0015, and a Design Review permit for the proposed development. 
 
STAFF:  Ms. Reeder reviewed the Staff Report as written, recommending approval. 
 
PROPONENT:  Richard Reeve, the attorney representing the developer, explained that this is an 
unusual situation.  This project originally came before the Planning Commission in 2006 and was 
approved.  The elevations were prepared at that time. Construction funding became tied up and 
the time extension lapsed.  This is the reason the design elements are not consistent with the 
current Code.  The primary focus is to move the rezone forward; the design review portion can be 
handled at a future time with updated elevations. 
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PUBLIC:  Tony Nielson, 1400 North 1400 East, expressed concern with the zoning being changed 
from Mixed Residential Medium (MRM) to Mixed Residential High (MRH).  He said he is concerned 
for the safety of the children/traffic in the area and said the fact that the Bridger neighborhood is 
already battling with increased density in the area.  
 
COMMISSION: Commissioner Kerr remarked that the elevations for the project are not adequate. 
The rear elevation, as presented, does not come close to the design standards expected.  He said 
that he could not support a favorable action on the design review request.  Chairman Simmonds 
agreed and suggested continuing the discussion with more detailed and updated elevations.    
 
Commissioner Lee said he is in favor of the rezone, however, noted concern about the strategy of 
the Commission going forward regarding lapsed permits.  
 
MOTION: Commissioner Kerr moved that the Planning Commission continue the Design Review 
Permit to the September 13, 2012 meeting and forward a positive recommendation to the 
Municipal Council for the requested zone change. Commissioner Adams seconded the motion. 
 
FINDINGS FOR APPROVAL OF THE REZONE REQUEST 
1. The proposed rezone is consistent with the General Plan and Future Land Use Plan (FLUP), 

which identify the area as Mixed Residential (MR). 
2. The infrastructure has been reviewed and partially constructed to provide adequate capacity for 

the proposed density of the project. 
3. The proposed rezone is compatible with the residential land uses and zoning adjacent to the 

property. 
4. The proposed rezone is compatible with the neighborhood character. 

 

 [Moved: Commissioner Kerr    Seconded: Commissioner Adams  Passed: 5,0] 
 Yea: D. Adams, A. Davis, H. Hall, J. Kerr, K. Lee         Nay:        Abstain:   
 
4.  Workshop Item(s) for August 9, 2012:       

� 12-038  Rezone – 1000 N 600 E   
� 12-039  LDC Amendment – CR setbacks 

 
5.  Other Business:  

 
Meeting adjourned 9:42 p.m. 
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Minutes approved as written and digitally recorded at the Logan City Planning Commission  
meeting of July 26, 2012. 
 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     Jeannie Simmonds 
Community Development Director   Planning Commission Chairman 
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Russ Holley      Amber Reeder  
Senior Planner      Planner II  
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