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       PLANNING COMMISSION MINUTES 
             Meeting of January 10, 2019 

 
 

Logan City Council Chambers (290 North 100 West Logan, UT 84321) www.loganutah.org 
 

Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, January 10, 2019. Chairman Butterfield called the meeting to order at 5:30 p.m. 

 

Commissioners Present: David Butterfield, Sandi Goodlander, Dave Newman, Tony Nielson, 
Eduardo Ortiz  
 

Commissioners Excused: Roylan Croshaw, Regina Dickinson 
 

Staff Present: Mike DeSimone, Russ Holley, Aaron Smith, Kymber Housley, Debbie Zilles, Bill 
Young, Paul Taylor, Jeannie Simmonds (Council liaison) 
 

Minutes from the December 13, 2018 meeting were reviewed. Commissioner Nielson moved that 
the minutes be approved with a minor correction.  Motion seconded by Commissioner Ortiz. 
Approved unanimously.  
   
PUBLIC HEARING 

 

STAFF:  Mr. Holley advised that the applicant has requested to continue the project.  
 

MOTION: Commissioner Newman moved to continue PC 19-001 to the February 14, 2019 
meeting. Commissioner Goodlander seconded the motion.  
 

Moved: D. Newman    Seconded: S. Goodlander     Approved: 5-0 
Yea:  Butterfield, Goodlander, Newman, Nielson, Ortiz      Nay:        Abstain: 
 

 
STAFF:  Mr. Smith reviewed the request to construct a new 60,000 SF hotel and three (3) 4,800 
SF commercial buildings with a commercial parking lot on a 6.94-acre site. The development is 
divided into three parcels, through a boundary line adjustment, one for the hotel (3.19 acres), one 
for the commercial buildings (2.48 acres), and one for the commercial parking lot (1.27 acres). The 
development is a new phase of the Riverwoods development to the south and shares similar uses 
and development patterns. The development is connected through internal pathways and a 
walkway that connects Main Street to 100 East. The development will be connected to the adjacent 
Riverwoods development via a pedestrian bridge over the Logan River. The proposal includes 

PC 19-001 Logan Gateway Office Building [Zone Change & Design Review & Conditional 
Use Permit] Gary Blazzard/Craig Adams, authorized agent/owner, request to a zone change of 
7.94 acres from Mixed Use (MU) to Community Commercial (CC) and construction of two 
61,136 SF commercial office buildings at 640 South Main; TIN 02-063-0010-0013;0016-
0017;0019 (Woodruff Neighborhood). 

PC 19-002 The Riverwalk @ The Riverwoods [Zone Change, Conditional Use & Design 
Review Permit] Bracken Atkinson/Logan Riverwalk Land Holdings, LLC, authorized 
agent/owner, request a zone change from Mixed-Use (MU) to Commercial (COM) of ~6 acres, a 
design review for a master planned commercial development, consisting of a hotel and 15,000 
SF of retail space, and  a conditional use permit to allow for parking in the front yard within the 
Commercial (COM) zone located at 500 South Main; TIN 02-054-0001;-0007;-0020-0024;0028-
0029. (Wilson Neighborhood). 
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surface asphalt parking located around all buildings fronting 100 East and 400 South, landscaping, 
underground storm water retention and three driveway accesses. The proposed hotel will contain 
112 guest rooms. To improve the connection to the existing Riverwoods development and 
capitalize on the natural feature of the river, the hotel placement will be along the north side of the 
Logan River. To allow this placement and accommodate front yard parking along 100 East, a 
Conditional Use Permit has been requested. The hotel is surrounded on three sides by asphalt 
parking. A proposed pathway and bridge along the Logan River connects the hotel to surrounding 
areas and the adjacent Riverwoods development.  
 

The three commercial buildings will front Main Street with parking for the buildings is primarily 
located behind the buildings with some parking located to the side yard. Two of the proposed 
buildings include a vehicular drive-through lane.  
 

The commercial parking lot will be in the northeast portion of the development and will consist of 
111 parking stalls with a 10’ setback landscaping buffer along 100 East, adjacent to parking stalls, 
and a 5’ setback and landscaping buffer along 400 East, adjacent to a parking drive lane.  
 

The applicant is requesting a rezone from Mixed Use (MU) to Commercial (COM). The Future Land 
Use Plan (FLUP) identifies the area as a Mixed-Use Center (MUC). The Mixed-Use Center is 
described as having high concentrations of commercial and mandatory residential uses developed 
in a compact walkable pattern. By creating compact, pedestrian-oriented development, the City 
can concentrate growth inward and upward relieving pressures surrounding rural or more open 
areas.  
 

The rezone request is consistent with adjacent land uses and the proposed project is consistent 
with the intent of the Commercial zone as defined by the General Plan. The proposed project will 
provide enhanced access to commercial services in the community. The architecture and 
development pattern is consistent with development in the area, particularly the existing 
Riverwoods development to the south. The exception to allow the placement of the hotel along the 
river and not fronting 100 East is consistent with the site features and permissible through the 
Conditional Use Permit process to allow the parking to be in front of the hotel. The development of 
commercial parking is permissible and does not interfere with future redevelopment of the area. 
 

PROPONENT:  Bracken Atkinson, representing Wasatch Development Group, explained that the 
changes made on the newly-submitted proposal are based on staff recommendations.  One of the 
commercial buildings will be oriented differently to meet the requirement that no two adjacent 
buildings have the same front/street-facing elevation.  Access was changed from 450 South to 500 
South for better traffic flow. The new proposal allows designation for more accessible parking for 
the hotel. The developer is working on meeting the transparency requirement.  The restructuring 
results in a gain of 100 parking stalls, which will be a great benefit to the area.  The request for the 
rezone to Commercial is because this project does not include a residential component, which is 
required in the Mixed-Use zone. 
 

PUBLIC:  Susan Darby, owns a home on the corner of 100 East and 400 South. She is concerned 
with the zone change because the Mixed-Use zone is designed to serve as a buffer from 
commercial to residential areas. Traffic along 400 South is a concern because there are a lot of 
children in the area.  She suggested fences and/or heavy landscaping to help provide more of a 
buffer. The neighborhood has already been adversely impacted by the 100 East widening. 
 

COMMISSION:  Mr. Smith confirmed for Commissioner Goodlander that the original proposal 
showed 33 parking stalls in the front; the revised plan proposes 49 stalls. 
 

Mr. Smith advised that the revised plan increases parking on the northeast corner from 111 stalls 
to 136, the hotel will have 161 stalls and the commercial component will have 110 stalls for a total 
of 407 parking spaces.  Commissioner Newman asked about the commercial parking purpose.  Mr. 
DeSimone said it will help with Conservice parking overflow, conferences and special events.  
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Commissioner Goodlander asked for clarification on the requirement to increase landscaping.  Mr. 
Smith explained that the Land Development Code requires a parking lot to have 16 SF of internal 
landscaping per stall.  If parking exceeds the requirement by 25% or more, the internal landscaping 
is required to be increased to 36 SF per stall.  Commissioner Nielson asked how that would be 
accomplished?  Mr. Smith said the developer would have to determine how to make it meet the 
requirement.  
 

Mr. Smith pointed out that the proposal, at this stage, indicates significant landscaping along the 
perimeters and parking setbacks.  The landscaping along 400 South and 100 East (adjacent to 
residential areas) requires denser plantings. Mr. Atkinson said there is an opportunity to increase 
landscaping in specific areas which is a reasonable request.  Landscaping is preferable to fencing.  
 

MOTION: Commissioner Newman moved to recommend approval to the Municipal Council for 
the zone change from Commercial (COM) to Mixed-Use (MU) as outlined in PC 19-002 with the 
findings for approval listed below. Commissioner Ortiz seconded the motion. The motion passed  
5-0. 
 

FINDINGS FOR APPROVAL FOR THE REZONE 
1. The property is suitable for commercial development because it is compatible with commercial 

areas to the north and south. 
2. The property can fulfill the purpose of the General Plan and LDC by providing commercial 

services to citywide populations because of its location and ease of access. 
3. The property is in an area and surrounded by streets and infrastructure that can handle and 

appropriately serve commercial developments. 
4. The Commercial zoning designation, along with review and approval of the Design Review 

Permit with sufficient open space, parking, walkable layout and landscaping, will ensure 
neighborhood compatibility. 

5. The property is suitable for commercial developments because it is compatible with commercial 
areas to the north and south. 

6. The property can fulfill the purpose of the General Plan and LDC by providing commercial 
services to citywide populations because of its location and ease of access. 

7. The property is surrounded by streets and infrastructure that can handle and appropriately 
serve Commercial developments. 

8. The Commercial zoning designation, along with review and approval of Design Review Permits 
with sufficient open space, parking, walkable layout and landscaping will ensure neighborhood 
compatibility.     
 

Moved: D. Newman    Seconded: E. Ortiz     Approved: 5-0 
Yea:  Butterfield, Goodlander, Newman, Nielson, Ortiz      Nay:        Abstain: 
 

Commissioner Nielson said receiving an updated site plan just prior to the meeting is not fair 
because it does not allow adequate time to review the changes.  He noted that the brick specified 
on the plan is thin brick and the integral colored CMU appears to be a fence around the 
mechanical unit. The commercial buildings are similar and the objective is to steer away from 
“cookie-cutter” development.  
 
Chairman Butterfield asked if thin brick is allowed? Mr. Housley said it is not prohibited in the Code. 
Mr. Holley said there are a wide range of building materials, products and configurations allowed in 
this zone.  Mr. DeSimone said LDC 17.12 requires materials that convey texture, scale, finish and 
color.  Acceptable building materials include “masonry (brick, stone, imitation stone, rusticated 
masonry block); stucco; wood; textured concrete fiber cement board; metal; or a combination of 
these materials. Stucco (EIFS) is only permitted when it is sufficiently detailed to provide interest 
and surface variation”.  There is no differentiation of brick material or application.  
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Mr. Housley said the concern with the similarity of the commercial buildings is addressed within the 
condition that “no two adjacent buildings may possess the same front/street-facing elevation”.  Mr. 
DeSimone pointed out that LDC 17.12.020-C requires variation in front and street-facing 
elevations.  The standard is met when building elevations differ by at least three of the seven 
criteria (mix of materials, articulation, roof line, entry, fenestration, height & detailing).   
 

Commissioner Ortiz agreed with staff’s recommendations regarding transparency and parking 
setbacks.  
 

Chairman Butterfield questioned whether there needs to be an additional condition regarding 
landscaping along the north border.  Commissioner Goodlander pointed out condition 8 “A dense 
landscaping buffer will be constructed between the parking and the sidewalk along 400 South and 
100 East. The buffer shall conform with Type “C” Separation LDC 17.32.070.B”.  Mr. Smith advised 
that Type C requires a berm, dense plantings and trees. Chairman Butterfield suggested amending 
the condition to include the entire northern border.  
 

Mr. Holley reviewed side yard versus front yard parking.  Mr. Smith explained that the Conditional 
Use Permit is to allow front parking along 100 East, the commercial parking is allowed within a 
commercial zone.  Mr. DeSimone pointed out that the recent Code amendment allows front yard 
parking with a Conditional Use Permit. 
 

Mr. Atkinson said there are only two residential homes adjacent to the project and the developer is 
working with them on an acceptable resolution.  If there is a requirement, it should be an “either/or” 
so the neighbor’s concerns can be adequately addressed. 
 

MOTION: Chairman Butterfield moved to add a new condition of approval that an enhanced 
barrier be provided adjacent to existing residential properties along the northern edge of 
the project site as either enhanced landscaping, similar to Type C separation, or a fence, 
through coordination with the two adjacent landowners. Commissioner Goodlander seconded 
the motion. Motion was approved 5-0. 
 
Moved: D. Butterfield    Seconded: S. Goodlander     Approved: 5-0 
Yea:  Butterfield, Goodlander, Newman, Nielson, Ortiz      Nay:        Abstain: 
 

Commissioner Goodlander asked if Type C separation would be sufficient along 400 South; the 
Commission determined it would be adequate.  
 

Commissioner Ortiz asked about speed limit signs.  Mr. DeSimone said there are posted signs, 
however, traffic signage is independent of this project and outside of the Commission’s purview. 
 

Mr. Smith outlined amendments that should be made to the conditions based upon the new 
submittal including 10% open space and 10% usable outdoor space be required; increase 
landscaping to 36 SF for each stall if parking exceeds the requirement by 25% or more; pedestrian 
connections to be made throughout the site, including from the commercial parking area to the 
hotel and commercial buildings and connecting the buildings to adjacent streets; and all sewer 
lines to be routed and connected to sewer main in Main Street. 
 

MOTION: Commissioner Goodlander moved to approve the amendments to the conditions of 
approval as outlined. Commissioner Newman seconded the motion. The motion passed 4-1. 
 

Moved: S. Goodlander    Seconded: D. Newman     Approved: 4-1 
Yea:  Butterfield, Goodlander, Newman, Ortiz      Nay:  Nielson      Abstain: 
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MOTION: Commissioner Newman moved to approve the Design Review Permit as outlined in 
PC 19-002 with the amended conditions of approval and findings as discussed and listed below 
subject to the zone change approved by the Municipal Council. Commissioner Ortiz seconded the 
motion. The motion passed 4-1. 
 

CONDITIONS OF APPROVAL – DESIGN REVIEW PERMIT  
1. All standard conditions of approval are recorded and available in the Community Development 

Department. 
2. Building height is limited to 40’, unless the 40’ setback requirement is met to permit a building 

height of up to 55’ in the Commercial zone. 
3. All frontage and exposed sides shall meet 30% transparency requirement. 
4. No two adjacent buildings may possess the same front/street-facing elevation. 
5. A minimum of 112 parking stalls will be provided for the hotel, a minimum of 58 parking stalls 

and 6 bike rack spaces will be provided for the commercial buildings. 
6. Parking for the commercial buildings will be in the side or rear yard. 
7. A minimum parking setback of 10’ along 400 South is required. 
8. A dense landscaping buffer will be constructed between the parking and the sidewalk along 

400 S and 100 E. The buffer shall conform with Type “C” Separation LDC 17.32.070.B. 
9. Pedestrian pathway connections shall be made throughout the site, including from the 

commercial parking area to the hotel and commercial buildings and connecting the buildings to 
adjacent streets 

10. An enhanced barrier will be provided adjacent to existing residential properties along the 
northern edge of the project site as either enhanced landscaping similar to type C separation or 
a fence through coordination with the landowners. 

11. A performance landscaping plan, prepared in accordance with LDC §17.32, 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 required along public streets every 30’.  Coordinate species and location with 

the City Forester. 
b. Open and useable outdoor areas shall total a minimum of 60,500 SF.   
c. A total of 138 trees and 347 shrubs, perennials and grasses shall be provided.  

12. Dumpsters shall be visually screened or buffered with landscaping and/or fencing. 
13. Exterior lighting shall be concealed source, down-cast and reviewed and approved prior to 

the issuance of a building permit and shall comply with current LDC regulations. 
14. 10% open space and 10% usable outdoor space are required for this project. 
15. If parking stalls exceed required parking by 25% or more, the minimum internal parking lot 

landscaping requirements shall be increased to 36 SF for each parking stall. 
16. No signs are approved with this permit. All signage shall be approved and permitted by staff in 

accordance with the LDC. 
17. No fences are approved with this permit. All fences shall be approved and permitted by staff in 

accordance with the LDC.   
18. Surface storm-water retention and detention facilities shall be in areas away from public streets 

and buffered from view.   
19. 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  
i. The building’s water mains need to have its own RP (ASSE1013) installed and tested on the 

water main as it enters each building before any branch offs or connections.  
ii. Any landscape irrigation connected to Logan City water must have a high-hazard backflow 

assembly installed and tested. 
All backflow assemblies must be tested within 10 days of turning in water to them and 
annually thereafter. 
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iii. Fire suppression systems connected to Logan City water must have a minimum DC 
(ASSE1015) installed and tested. Fire risers and B/F assemblies must be installed as per 
Logan City standards. 

iv. All points of use of water must comply with 2015 IPC and State of Utah Amendments, 
during and after construction. 

b. Engineering  
i. Provide storm water detention/retention per Logan City Storm Water Design Standards.  

This shall include the retention of the 90% storm event onsite utilizing Low Impact 
Design practices near buildings and parking areas for retention of the 90% storm event. 

ii. Provide water shares or an in-leu of fee for increased demand for proposed new 
development. Shares required shall be based on Utah Administrative Code R309-510-7 
for both indoor and outdoor demands. 

iii. The current spacing between the development access to 100 East and 500 South is 
approximately 280’. Moving the existing access further south will not allow for adequate 
deceleration and stacking for vehicles making left hand turns into the proposed 
development and onto 500 South.  Current access is located approximately same 
distance from 400 South. Keep existing access at its current location. 

iv. Any existing water and sewer service connections to the existing City utility mains shall 
be capped at the City utility main line(s). 

v. Proposed footbridge over the Logan River shall have a minimum of 3’ clearance above 
the 1% chance flood elevation. 

vi. Current development is in a Special Flood Hazard Area. City is preparing documents for 
submittal to FEMA to remove modify this area. Until this is approved by FEMA any 
development in the Special Flood Hazard Area shall need to meet FEMA and City Flood 
design standards. 

vii. All sewer lines to be routed and connected to sewer main in Main Street. 
c. Fire   

i. Provide fire access site plan per comments from the Fire Marshall.  Fire sprinklers and 
alarms required. Fire hydrant within 100 ft. of FDC required. 

d. Business License   
i. A business license for each business entity is required prior to operation. 

e. Light and Power   
i. PUE’s- Public Utility Easements on all property lines (10’ PUE on all property lines facing a 

road and a 5’ PUE on all other property lines) as a recorded document and may be part of a 
Boundary Line Adjustment. 

ii. Logan City Light & Power requires a 1-Line Diagram, an Electrical Load Data Sheet, a digital 
site plan in Auto CAD (DWG) format 

iii. At application for a building permit or development of the site, the following will be required: 
one line diagram, electrical load data sheet and digital site plan in AutoCAD format (DWG). 

iv. Contractors will be responsible to get power to their property, if not all ready there, as well as 
stubbing a conduit to neighboring properties. 

f. Environmental    
i. Dumpsters must be screened from the nearest public roads. 
ii. Minimum inside measurement on a double enclosure without gates, is 22’ wide x 10’ deep. 
iii. If enclosures have gates, the minimum inside measurement is 24’ wide x 10’ deep. Gates 

must be designed to fully open and held in the open position during the collection process. 
iv. Place bollards on the front corners and in the back of the enclosure to help protect the walls. 

g. City Forester    
i. Plant London Plane trees in the park strip north of the river. Allow 6’ width at a minimum for 

the London Plane Trees. Planting should be spaced evenly every 30’. This information is 
applicable to the main street side of the property. 
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FINDINGS FOR APPROVAL -  DESIGN REVIEW PERMIT 
1. The conditioned project is compatible with surrounding land uses and will not interfere with the 

use and enjoyment of adjacent properties because of the building design, materials, 
landscaping, and setbacks.  

2. The Design Review Permit conforms to the requirements of LMC Title 17. 
3. The conditioned project provides adequate open space and useable outdoor space in 

conformance with Title 17. 
4. The conditioned project provides adequate off-street parking.  
5. The project met the minimum public noticing requirements of the LDC and the Municipal Code. 
6. 100 E and Main Street provides access and are adequate in size and design to sufficiently 

handle automobile traffic related to the land use.  
 

Moved: D. Newman    Seconded: E. Ortiz     Approved: 4-1 
Yea:  Butterfield, Goodlander, Newman, Ortiz      Nay:  Nielson      Abstain: 
 

MOTION: Commissioner Newman moved to approve the Conditional Use Permit to allow 
parking in the front yard, as outlined in PC 19-002 and with the amended conditions of approval 
and findings as discussed and listed below. Commissioner Goodlander seconded the motion. The 
motion passed 4-1. 
 

Commissioner Nielson said he is opposed because it will set a precedent.  Although parking 
terraces are expensive, there is one on the Riverwoods property and this proposal would have a 
large parking lot along 100 East.  Mr. DeSimone pointed out that although this can be a challenge, 
the recent Code amendment allows front yard parking.  Mr. Housley reminded the Commission that 
Conditional Use Permits allow the Commission to consider mitigating factors to address any 
potential negative impacts to a permitted use. 
 
Mr. Smith clarified for Commissioner Goodlander that a required berm in the Type C separation 
would be 2-3’ high.  He also pointed out that the parking area is located within a naturally lower 
grade elevation. Mr. Atkinson said the updated plan does not change the amount of pavement 
proposed, only the change in location of the intersection from 450 South to 500 South, the 
depressed elevation of the parking area will not be changed. 
 

CONDITIONS OF APPROVAL – CONDITIONAL USE PERMIT 
1.  Per the Planning Commission findings regarding the Conditional Use Permit for front yard parking in 

a Commercial (COM) zone, up to 50% of the required parking stalls for the new hotel can be placed 
in the front yard. 

2. A dense landscaping buffer will be constructed between the parking and the sidewalk along 100 
East.  The buffer shall conform with Type “C” separation (LDC 17.32.070.B). 

 

FINDINGS FOR APPROVAL – CONDITIONAL USE PERMIT 
1. The conditioned project layout is compatible with adjoining properties, land use and 

development patterns. 
2. The conditioned project layout will provide enhanced pedestrian functionality and walkability in 

relationship to 100 East and Main Street. 
3. The conditioned project layout will not compromise future projects or designs. 
4. The conditioned project layout includes substantial landscaping adjacent to the parking area. 
5. The conditioned project prioritizes placement toward Main Street as the primary corridor. 
 

Moved: D. Newman    Seconded: S. Goodlander     Approved: 4-1 
Yea:  Butterfield, Goodlander, Newman, Ortiz      Nay:  Nielson      Abstain: 
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STAFF:  Mr. DeSimone explained that the City Council discussed the use of density and height 
bonuses during their review of the Town Center zoning changes (Council meetings dated June 18 
and July 17, 2018). The purpose of the density and height bonus program is to incentivize a higher 
level of residential development in both the TC-1 and TC-2 zones by offering additional residential 
units and/or additional building height in exchange for a higher level of development. Defining a 
higher level of development as a project, in either zone, that either designs & builds a residential 
project using superior materials that respect the building designs of historic Logan, or designs & 
builds using structured parking to accommodate most of the necessary parking, or designs and 
builds according to LEED or a similar type of sustainability program, or in the TC-2 zone, designs 
and builds a residential structure with the entire ground floor available for commercial 
development. 
 

The methodology for awarding density or height bonuses has changed since the last Planning 
Commission with these changes reflected in the attached code language. Density bonuses can be 
awarded for building design, building type, ground floor commercial (TC-2 only), structured parking, 
or following a LEED (or similar) program. Height bonuses can be awarded for building design, 
ground floor commercial (TC-2 only), structured parking or following LEED (or similar) program. 
The building design component changed to include requiring additional design elements indicative 
of the historic Logan downtown and not just putting brick on the building. A bonus category was 
added, if the entire ground floor of a building in the TC-2 zone is constructed to commercial 
standards and available for future commercial uses. Interim residential uses would be permitted in 
this space. A reference to other programs similar to LEED that an applicant could choose to pursue 
was added. 
 

Table 17.34.040.A: Maximum Residential Densities (Dwelling Units Per Acre)  
and Maximum Building Height 

 

 

The Land Development Code was prepared and adopted to implement the vision expressed in the 
General Plan. The proposed amendments to the Code to include a density and height bonus 
provision for high-quality development in the TC zones, are consistent with the General Plan. 

Zone 
Standard Max. 

Density 
Max. Density  
with Bonus 

Standard 
Max. Height 

Max. Height  
with Bonus 

Town Center (TC-1) 70  55’-80’  

TC-1 w/brick facades 70 80 55’-80’ 55’-90’ 

TC-1 w/street frontage row housing 70 80 55’-80’ 55’-90’ 

TC-1 w/structured parking 70 85 55’-80’ 55’-90’ 

TC-1 w/LEED 70 85 55’-80’ 55’-90’ 

     

Town Center (TC-2) 30  45’  

TC-2 w/brick facades 30 40 45’ 55’ 

TC-2 w/street frontage row housing 30 40 45’ 55’ 

TC-2 w/ground floor commercial 30 40 45’ 45’ 

TC-2 w/structured parking 30 45 45’ 55’ 

TC-2 w/LEED 30 45 45’ 55’ 

     

PC 18-045 LDC Amendment – TC Density Bonuses – continued from December 13, 2018  
[Code Amendment] Logan City requests to amend the Land Development Code §17.34 to 
include provisions for density and height bonuses in the Town Center (TC) zones. 
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PUBLIC:  A letter from Kirk Huffaker, the Executive Director of Preservation Utah, encouraged the 
Commission to include a provision whereby no density or height bonus shall be granted if a 
building or structure listed in the National Register of Historic Places is demolished as part of the 
project.  The letter was distributed to the Commission prior to the meeting. 
 

Marty Moore has an interest in the area from 100 South to 400-500 North (the “center” of the 
downtown area).  Commercial development is driven by centrifugal forces.  The north end of town 
has a commercial area from 1000 North to 1400 North and the south end is continuing to develop 
from the Riverwoods south.  Areas outside of downtown are cheaper and easier to develop. A 
vibrant downtown must consider high-density residential.  If TC zones are not enhanced to allow 
for density bonuses, nothing will happen. Tenants are more interested in quality interior amenities, 
therefore, the more limitations and requirements that are placed on the exterior will prohibit 
development.  He is fully supportive of the Center Block development.  
 

Gary Saxton, representing the Logan Downtown Alliance, said there is a danger in doing nothing.  
City centers are meant to have people living downtown.  The TC zones were designed to 
safeguard both downtown and the neighborhoods, however, downtown does not seem to be 
protected.  There was quite a bit of debate with the proposed Garff Garden area, which was 
rezoned back to residential.  Density bonuses are not a new idea, there are hundreds of cities that 
have similar programs.  Downtown needs to be strengthened and the only way that will happen 
moving forward is to allow private investment development. There have been millions of dollars in 
public improvements downtown, the goal now is to find ways to attract developers.  
 

Nyla Adams is concerned with the idea of 100 West being developed as a possible one-way 
southbound road.  She appreciates the idea of transitioning from commercial to residential and 
does not want residents to feel as if they are being pushed out of their homes. 
 

COMMISSION:  Commissioner Ortiz questioned whether additional height would affect setbacks. 
Mr. DeSimone explained that the transition, if adjacent to a residential zone, will still be required.   
 

Commissioner Newman asked if brick could be more clearly defined.  Thin brick veneer might be a 
good alternative on taller buildings, whereas, traditional brick might be more appropriate for other 
projects. Mr. DeSimone advised that there are always evolutionary changes/trends with building 
materials. The question would be whether the aesthetic outcome (i.e. the look of brick) is 
satisfactory.  Commissioner Newman is also concerned with quality.  Chairman Butterfield said it is 
difficult to codify and it may not be beneficial to micromanage every detail, however, he can tell the 
difference between traditional brick and a brick veneer.  Mr. DeSimone said quality can be 
subjective and every project is unique and requires independent interpretation and judgment.  
Commissioner Newman suggested adding a better definition for brick in the glossary.  Mr. 
DeSimone said, because this is bonus requires enhanced details, specific nomenclature can be 
used within this section if the Commission so desires.  
 

Chairman Butterfield is in favor of providing density bonuses to create vibrancy and provide various 
housing opportunities.  The economics and demographics of housing are changing and changes in 
the parameters need to also change for Logan to thrive.  The objective is to achieve quality 
development.  
 

Commissioner Goodlander would like to see downtown revitalized, however, there seems to be no 
empirical evidence that more dense housing will bring in more economic development. No other 
municipalities have density bonuses and she questioned how it would be codified to avoid future 
unanticipated consequences.  The Commission just spent over a year updating the Town Center 
zones.  High-quality standards should be a general requirement in the TC zones.  
 

Chairman Butterfield said, given the current climate, he does not think higher density will be 
achieved without bonuses.  He does not know how to adequately define “higher quality”.  Mr. 
DeSimone advised that “higher quality” in these zones is primarily brick with other historic 
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elements.  It is not just quality from a design standpoint, but also how it interacts with the character 
of the area and neighborhood.  TC-2 requires transition setbacks and encourages ground floor 
commercial and energy efficient design.   
 

Commissioner Ortiz asked if the Historic District mandated brick.  Mr. DeSimone outlined the 
Historic District boundaries; and explained that the guidelines do not necessarily require brick.  
 

Commissioner Ortiz expressed concerned with the proportionality of the bonus idea; different 
economic investments may qualify for the same bonus.  Chairman Butterfield agreed with the 
concern, however, noted that it not be incumbent on the Commission to determine economic 
equanimity. Commissioner Newman said, in a very limited way, it is being addressed by the 
highest density being achieved with structured parking.  
 

Mr. DeSimone pointed out that this is above and beyond the standard process. The Commission 
has ability to review requests.  Mr. Housley said criteria will have to be clearly defined to approve 
and enforce. He cautioned the Commission that being too limiting might discourage good projects.    
 

Commissioner Nielson said it is difficult because it is so subjective.  There are traditional brick 
buildings that are very nice, however, there are buildings that are not brick that look good. He is 
concerned with the ability to quantify and enforce. Mr. Housley said the criteria for a bonus can be 
defined, however, a project cannot be prevented because of personal preference; there should be 
some confidence in the market that this will be self-regulating.  
 

Commissioner Newman said this idea seems more appropriate in TC-1 than in TC-2. 
 

Jeannie Simmonds said the Commission’s role is to review and make recommendations to the 
Municipal Council.  The Council takes the recommendations seriously and in most instances, tend 
to agree with the recommendations because of the fact that the issue has been carefully vetted 
and researched. 
 

MOTION: Commissioner Nielson moved to continue discussion to the January 24, 2019 meeting.  
Commissioner Newman seconded the motion. The motion passed 5-0. 
 

Moved: T. Nielson   Seconded: D. Newman     Approved: 5-0 
Yea:  Butterfield, Goodlander, Newman, Nielson, Ortiz      Nay:       Abstain: 
 
OTHER BUSINESS 
 

Chairman Butterfield was elected to serve as the 2019 Chair with Commissioner Nielson to serve 
as the 2019 Vice-Chair. 
 

MEETING ADJOURNED: 8:31 p.m.  
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Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting of January 10, 2019. 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     David Butterfield  
Community Development Director   Planning Commission Chairman   
 
 
 
  
___________________________________     
Debbie Zilles  
Administrative Assistant        
 
 
  
   


