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     PLANNING COMMISSION MINUTES 
              Meeting of March 8, 2018 

 
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, March 8, 2018.  Chairman Price called the meeting to order at 5:30 p.m. 
 

Commissioners Present: Regina Dickinson, Sandi Goodlander, Tony Nielson, Russ Price, 
Jeannie Simmonds (Council Liaison) 
 

Commissioners Excused: David Butterfield, Dave Neman, Eduardo Ortiz 
 

Staff Present: Mike DeSimone, Russ Holley, Amber Pollan, Kymber Housley, Bill Young, Paul 
Taylor, Steve Crosby, Debbie Zilles, Mayor Daines, Councilmember Anderson 
 

Minutes from the February 22, 2018 meeting were reviewed. Commissioner Nielson moved that 
the minutes be approved as submitted. Commissioner Dickinson seconded the motion. The motion 
was unanimously approved.    
 

PUBLIC HEARING 
 

 
STAFF: Mr. Holley reviewed the request to rezone approximately 2.60 acres from Commercial 
(COM) to Commercial Service (CS). This request is the result of the Utah Department of 
Transportation’s (UDOT) decision to locate a new traffic signal at the intersection of 3200 South 
and Hwy 89/91. The traffic signal design includes the realignment of 3200 South, which would 
curve northward to intersect with Hwy 89/91. This new street alignment positions 3200 South 
through the middle of the existing building. Ted’s Service plans to relocate and construct a new 
building at the northeast corner of the new signalized intersection. The CS zone permits vehicle 
repair, which is the current land use. The landowner wishes to continue his business as legally 
established. If the rezone is approved, the new building will be required to obtain a Design Review 
Permit and meet all current requirements, which will result in better design, layout, environmental 
sensitivity, landscaping, buffering and screening.  
 
PUBLIC: One public phone call for information was received from Doyle Zollinger.  
 
COMMISSION: Chairman Price questioned the timeline and the long-term plan for the intersection.  
Mr. Holley said it is planned as a future 4-way intersection; there is no definitive schedule at this 
point. 
 
Mr. Holley clarified for Commissioner Nielson that the residual property to the south will remain a 
detention area. 
 
 

PC 18-010 Ted’s Service Rezone [Zone Change] Logan City/Edward & Mickey Ricks, authorized 
agent/owner, request a rezone of 2 acres from Commercial (COM) to Commercial Service (CS) at 
3180 South Hwy 89/91. With the proposed new road alignment for the future traffic signal at Hwy 
89 & 3200 South, the current Ted’s Service building will require demolition and a possible new 
building located north of the existing one; TIN 03-013-0008;-009.  
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Chairman Price asked about anticipated development in the commercial nodes and whether 
Commercial Service (CS) is an appropriate zone. Mr. Holley said development standards in the CS 
zone fit the objective of what the commercial nodes will be designed for. CS allows for a wider 
range of uses and buildings would be approved during design review. Vehicle repair would be one 
of the most intense industrial-type uses allowed.  
 

MOTION: Commissioner Nielson moved to forward a recommendation for approval to the 
Municipal Council for a zone change as outlined in PC 18-010 with the findings for approval as 
listed below. Commissioner Goodlander seconded the motion. 
 

FINDINGS FOR APPROVAL  
1. The CS zone is similar in nature to the COM zone and will remain compatible to surrounding 

neighbors through the Design Review and Conditional Use Permit processes.  
2. The property can continue its legally-established land use. 
3.   The property is surrounded by streets that will be redesigned to handle and appropriately serve 

CS development.  
4.   The CS zone is limited in density, height and required to provide sufficient open space and 

landscaping to ensure compatibility and better visual aesthetics than what currently exists. 
 

Moved: Commissioner Nielson    Seconded: Commissioner Goodlander    Approved: 4-0 
Yea:  Dickinson, Goodlander, Nielson, Price    Nay:      Abstain:   
 

 

Chairman Price outlined the Commission’s decision to focus the topic of tonight’s discussion 
specifically on development standards.   
 

STAFF:  Mr. DeSimone reviewed the proposal to separate the current Town Center (TC) zone into 
two designations – TC-1 and TC-2.  The updated spec sheets were summarized.   
 
Town Center TC-1 is considered the inner core of downtown with higher density and more intense 
commercial development encouraged. At least 75% of all buildings fronting Main Street or 400 
North will have street-facing commercial space on the ground floor with a minimum depth of 50’.  
Stand-alone residential development will be prohibited in all buildings fronting Main Street or 400 
North. Minimum residential setbacks added as 10’ front, 8’ side, 0’ side common wall, and 10’ rear 
to provide space from a public area (e.g. avoid a residential door from opening onto a sidewalk). 
The maximum building height along any street frontage will be 55’ with a step up to 80’, using 
height transition standards (2’ horizontal/1’ vertical) with a ground floor minimum height of 12’.  
 
Town Center TC-2 is designed to serve as a transition between commercial areas and residential 
neighborhoods. A mixture of uses is encouraged, but not required.  Blocks west or east of Main 
Street are considered the outer core of downtown. Residential density bonuses and ground floor 
minimum height standards were removed. The residential density allowance was changed from 50 
units/acre to 30/units per acre. 
 
PUBLIC: Gary Saxton, Logan Downtown Alliance (LDA), recommended residential density of 50 
units/acre in the TC-2 zone and a setback range of 0-5’ in TC-1 and TC-2. Setbacks currently 
range from 0-10’ and can be adjusted during the design review process if necessary.  He 
questioned transparency standards.  Mr. DeSimone explained that residential development will 
default to the MR standards and there is no requirement for transparency. Mr. Saxton encouraged 
eliminating Land Set Aside requirements to allow for more flexible design options. Business 
owners and neighbors are in harmony with a desire for “good projects” downtown.  

PC 18-003 Town Center Rezone – continued from Feb 22, 2018  [Zone Change] Logan City 
requests to rezone multiple parcels, on approximately 173 acres, from Town Center (TC), 
Neighborhood Residential (NR-6) and Public (PUB) to Town Center 1 (TC-1), Town Center 2 
(TC-2), Public (PUB) and Recreation (REC). 
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Brian Seamons said many neighbors have been meeting together and feel that 30 is better than 50 
units/acre, two (2) parking stalls per unit is essential, setbacks (10’) as proposed are fine as long 
as there are height step-up transitions required when located across from a residential area. 
Landscaping prior to occupancy is important to the neighborhood, Mr. DeSimone confirmed that is 
a current requirement.  
 
Joe Tennant asked about research data on mixed-use projects in Ogden and Provo, specifically 
regarding the satisfaction of residents. He suggested keeping TC-2 residential and not allowing 
commercial, particularly across from a residential area. Mr. DeSimone explained that the intent of a 
commercial element in TC-2 is to encourage limited commercial use for residents, such as a coffee 
shop or deli. He is not aware of any survey work regarding satisfaction rates, however, the general 
trend is returning to combined uses. Mr. Holley pointed out that there are some small commercial 
uses on 100 West. Chairman Price noted that success would be determined by vacancy rates. Mr. 
DeSimone said it is a market issue, if people did not like it, it would not be built. 
 
Marilyn Griffin said 70 units/acre is too dense, even for TC-1. Having seen what has transpired in 
the Campus Residential (CR) zone, she would not like to see anything like that happen downtown. 
Logan should not be like Provo; the character and charm should be preserved. Setbacks are 
important; she does not like having buildings right against sidewalks. 
 
Gail Yost said this process has been strenuous on the neighbors. Shortened setbacks should not 
be allowed for projects near residential areas. Although they would prefer 20 units/acre, she is 
pleased with the change to 30 units/acre and a 25’ setback in the TC-2 zone.  80’ in TC-1 will allow 
buildings to look like skyscrapers. Logan does not need a “big city look and can be metropolitan 
without being cosmopolitan”. The desire is to draw people in based on uniqueness and charm. 
Anything higher than three stories is not livable, has higher crime, higher suicide and depression 
rates due to isolated living. The sociology of dense housing takes away the livability of the area.  
Based on statistics, people living too closely together are often angry with one another. Developers 
should be willing to live in the density of proposed projects. She asked the Commission to 
represent the citizens.  
 
Randy Penrod is concerned with the 55’ building height. Main Street is 120’ wide (about 40 steps), 
and he lives on a road that is 90’ wide, where a 55’ building would appear 70’ high.  Residential 
setbacks should not be 0’, he would encourage of minimum of at least 5’. 
 
April Mortensen has talked with builders and developers and believes 30 units/acre in the TC-2 
zone will limit development. She would like to see something nice that could draw more people and 
jobs to the Valley. She would recommend 50 units/acre with less restrictions. 
 
Mary Ellen Robertson has a family-owned home located across from the proposed TC-2 area 
between Garff Gardens park and the church on 100 East.  She has been reading the Downtown 
Specific Plan and General Plan and appreciates that language has been incorporated regarding 
value for historic structures. The Downtown Specific Plan includes the National Trust's Four-Point 
Main Street Approach as a framework and addresses each of the approach’s four points: Design, 
Economic Restructuring, Promotion, and Organization - which are useful guidelines for the 
Commission and Council to consider when defining Logan’s physical and visual aspects. She 
considers the aspects to be the historic homes and buildings that give the City its uniqueness and 
layout.  She would like to see downtown become more vibrant and is pleased that the Commission 
is taking time to consider all issues and encouraged them to consider the concepts that are already 
laid out, particularly development and design standards in historic areas. Quality cannot be 
legislated; however, she would like to see Logan become a gold standard for revitalization and 
housing.   
 
Steve Tryon is an advocate for better design. Downtown buildings need a modern standard. High-
density housing is the best designed with good setbacks and more open/green space. 
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Susan Tryon said the hotel being built on the 200 North Main overshadows the beauty of 
downtown. She questioned why there needs to be more commercial space when current available 
space cannot be filled and maintained.  She would like to see more permanent residents attracted 
to the area and encouraged more parks and open space.   
 
Mark Fjeldsted owns a business on Main Street and serves as the Economic Development Chair 
for the Logan Downtown Alliance.  After talking with many developers and realtors, he thinks there 
should be more opportunity for creativity in design so that better projects can be developed. 
 
COMMISSION:  Commissioner Goodlander asked for clarification between the proposed TC-2 
zone and MR-30 zone (both allow 30 units/acre).  Mr. DeSimone explained that MR is strictly a 
residential zone, TC-2 allows for a range of commercial uses in addition to residential. TC-2 has a 
45’ maximum building height and MR-30 allows up to 55’. 
 
Chairman Price questioned the reason for removing density bonuses from TC-2.  Mr. DeSimone 
said the general opinion was that it would be too difficult to apply and did not seem to make sense.   
 
Mr. DeSimone explained that there is no minimum building height standard in TC-1 based on the 
assumption that the market will dictate the type of development.  
 
Chairman Price asked about removing the ground floor minimum height in the TC-2 zone.  Mr. 
DeSimone said most residential development has a 10’ height, the additional 2’ may require an 
added expense that could discourage development. The commercial ground floor height of 12’ in 
the TC-1 zone is designed for aesthetics. The originally proposed 15’ seemed too high based on 
an analysis of existing structures. 
 
Chairman Price asked about transparency requirements in the MR zone. Mr. Holley said there is 
no specific standard in the design requirements.   
 
Chairman Price explained that one reason for a 0’ setback is that it is historic in town centers.   
To move away from that in an already established area would change the nature of the streetscape 
that should be protected.   
 
Mr. DeSimone clarified for Commissioner Goodlander that development adjacent to, or across 
from, a residential zone is required to have a 25’ setback to help provide a buffer.  
 
Chairman Price noted that buildings with 0’ front setbacks are designed to have parking in the rear. 
Mr. DeSimone agreed and said it comes down to a personal preference for aesthetics.  Chairman 
Price said one element that could help soften the impact would be a commercial component on the 
main level for transparency and pedestrian flow.  Although he is sensitive to the perception that this 
can be problematic, it is important that commercial space is encouraged downtown.  Mr. DeSimone 
said the intention for TC-1 is a commercial zone with no residential allowed along Main Street or 
400 North, outside of that area, an element of residential would be allowed. Chairman Price said 
this is a key issue that he is uncomfortable with. Mr. Holley said TC has had required ground floor 
commercial for over a decade and there has been little to no development.  Chairman Price 
understands the concept, but would like to see changes made incrementally. The goal is for more 
development downtown. Mr. DeSimone advised that the value of property is market driven, this 
concept allows for more flexibility. Chairman Price said the model he is advocating is for the City to 
take more control of what downtown should look like. He would like to see main floors of buildings 
in TC-1 have conformance in terms of transparency and setbacks to fit into a commercial 
environment.  
 
Commissioner Dickinson is not in favor of a 0’ setback and prefers buildings to be recessed. 
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Chairman Price pointed out that development could have an interior courtyard with a more urban 
exterior feel, rather than having the open space in front, and there should be some flexibility 
provided.  Mr. DeSimone said a setback range could be added.  A setback is meant to provide 
buffering from a pedestrian walkway.  0’ is a historic urban form that the staff would like to see 
continued downtown. 
 
Commissioner Nielson likes a 0-5’ setback for downtown commercial, which could allow for more of 
an option to help soften the street.  Landscaping or patio space in the front would be nice.  It is 
important to protect the neighborhoods with a 25’ setback. One of the most difficult challenges is 
determining what type of building should be in TC-1.  There is a need for housing, commercial and 
parking downtown.  Mr. DeSimone explained that these recommended changes are meant to allow 
for more flexible development.  
 
Ms. Pollan said discussions about boundaries included identifying the difficulty of aggregating 
property for larger commercial projects and determining what would be appropriate along blocks 
outside of Main Street and 400 North. A mixture of uses in a building is a good idea. Mr. DeSimone 
said the commercial core is more valuable than the outer areas, where a townhome project might 
be a good fit. 
 
Chairman Price would like to see a 0-5’ setback in TC-1. Mr. DeSimone asked the Commission if 
the setbacks for residential/commercial should match in both zones.  Chairman Price prefers a 
range, such as 0-20’ in TC-2. Commissioner Dickinson does not agree with a 0’ setback allowed in 
TC-2.  Mr. DeSimone explained that open space requirements in TC-2 are similar to requirements 
in the MR zone. Chairman Price asked where open space would be required. Mr. DeSimone said it 
would be determined by the design of the project. Chairman Price said it would nice to see more 
pocket parks.  
 
Mr. DeSimone said a range for setbacks would be better than a hard number. The Commission 
has some flexibility when reviewing a plan. Some projects should match up with what is located 
next to and/or around them.  
 
MOTION: Commissioner Goodlander moved to conditionally approve a front building setback of 
0-10’ in the TC-2 zone.  The motion died for lack of a second. 
 
Commissioner Dickinson said she is worried that if a 0’ setback is allowed, everyone will take 
advantage of that and recommended a 5-20’ setback in TC-2. 
 
Mr. Housley said if the Commission agrees that buildings should not be offset, there could be 
required criteria established for the allowance of a 0’ setback.  Chairman Price asked staff to work 
on this and bring back more information to the next meeting to discuss.  
 
Commissioner Goodlander said it is difficult to visualize a project at 70/units per acre without 
seeing a specific project because there can be so many variables. Chairman Price said this is a 
good point, 70 seems higher than he would want, without having some guidelines for tradeoff, 
however, he understands that bonuses can be difficult to define and enforce. Commissioner 
Nielson likes 50 units/acre as a starting point in TC-1. Chairman Price noted that there are 
jurisdictions that allow overrides based on established criteria. Mr. DeSimone said the current 
allowance in the TC zone is 70 units/acre and there has yet to be any projects proposed at that 
density. Based on how other parameters are managed, it could allow for a good project. Mr. Holley 
said the current trend is for smaller units and pointed out that 40 units/acre is allowed in the 
Campus Residential (CR) zone and some areas in the Bridger neighborhood have 20-30 
units/acre. Mr. DeSimone suggested leaving density at a maximum of 70 units/acre, which would 
allow for a developer to have more flexibility if other requirements are met.   
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Mr. DeSimone pointed out that the proposed building height along any street frontage is allowed up 
to 55’ with a step up to 80’ using height transition standards. The back side of the Eccles Theatre is 
90’ and is not very noticeable from Main Street. This proposal allows for up to a 5-story building.  
The Commission agreed to leave this as proposed.  
 
Chairman Price asked about projects in the Historic District.  Mr. DeSimone explained that they 
would be reviewed by the Historic Preservation Committee (HPC) with applicable standards based 
on historical context.  Ms. Pollan explained that the Historic District Design Standards (HDDS) 
have no specific regulation regarding height, the language used is “compatible” and “similar 
massing”.  Projects are reviewed and considered on a case-by-case basis using 55’ as the 
standard for compatibility. The HPC does have latitude in terms of what can be historically verified. 
 
Chairman Price is concerned about using the MR standard, with no transparency requirement, for 
residential structures TC-2.  Mr. Holley said residential dwellings must meet appropriate building 
code requirements. Chairman Price asked staff to provide more information for discussion at the 
next meeting.   
 
Commissioner Dickinson is a proponent of 30 acres/unit in the TC-2 zone. Commissioners Nielson 
and Goodlander agreed. 
 
MOTION: Commissioner Nielson moved to continue discussion for PC 18-003 to the March 22, 
2018 meeting as outlined.  Commissioner Goodlander seconded the motion. 
 
Moved: Commissioner Nielson    Seconded: Commissioner Goodlander    Approved: 4-0 
Yea:  Dickinson, Goodlander, Nielson, Price    Nay:      Abstain:   
 

 
STAFF: Mr. DeSimone outlined the proposed changes beginning on page 182-1: 
 
§17.18 (12) Added Four-Sided Design, requiring all sides of a building to receive equal design 
consideration. 
 
§17.18 (12).020.4 Building Mass and Vertical Articulation standards added and Adaptive Reuse 
section removed. 
 
§17.18 (12).030 Added “… buildings are designed to be oriented to the street.  All buildings 
shall have visually prominent entrances that are generally oriented to the street while easily 
accessible to pedestrians”. To help recognize the fact that the business caters to customers and 
locates entrances where most feasible. 
 
§17.19 Section deleted and incorporated into §17.10. 
 
§17.20(13) Redundant language removed. 
 
§17.22(15)  Current minimum setbacks in the spec sheet are 30’ front, 20’ side, and 10’.  It was 
suggested that 30’ was too big in some cases and to change it to 20’. 

PC 18-004 Land Development Code – 2018 Update - continued from Feb 8, 2018   
[Code Amendment] Logan City requests to amend and update the Logan Land Development 
Code (LDC) as follows: delete Chapters 17.07-17.11; re-number and update 17.12-17.61; 
consolidate 17.12 & 17.15; consolidate 17.16 & 17.19; divide Town Center Zone into TC-1 & 
TC-2 and add TC-1/TC-2 language into 17.10-17.12; amend 17.09 & 17.12 to add building 
orientation, massing, length and articulation standards; update 17.36 Home Occupations; and 
minor grammatical corrections throughout the entire document. 
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§17.36(29).020 Road cross section are illustrated in this Chapter for general reference only. Road 
cross sections will refer to the Public Works Standards and all diagrams will be removed.  Mr. 
Housley noted that once Public Works completes the specifications, they will be reviewed by the 
Commission and recommended to the City Council for approval. 
 
§17.38(31) Parking standard for Call Centers was added as one (1) space per one (1) employee, 
based on the largest shift.   
 
Commissioner Nielson would like to see design standards adopted for parking structures. 
Chairman Price agreed that it would be good to have standards in place before implementing more 
managed parking. Mr. DeSimone said staff will do some research and discuss standards at the 
next meeting.  
 
§17.39(32) Chairman Price asked if the electronic signs along Main Street are compliant. Mr. 
Holley said, from an operational standpoint, they are. Some have been grandfathered as far as to 
the size allowed.   
 
§17.43(36) Subsections 030, 040, 150, 160 removed and changes made to modify the chapter to 
comply with changes in state law requirements. Home occupations are reviewed by the Business 
License Division.   
 
§17.56(49) Redundant language removed.   
 
§17.60(53).440 Changed civil fee for violation of over-occupancy of a residential dwelling to $250. 
 
Chairman Price asked about upper story renovation in downtown. Mr. DeSimone said the 
International Building Code (IBC) has been adopted to address modifications and conversions.  
The Land Development Code (LDC) would apply from a design perspective. 
 
Mr. DeSimone said staff will provide parking structure standards for the next meeting.  
 
PUBLIC: Joe Tennant asked about the definition of family, particularly when related to a single-
family dwelling units. Mr. Housley said the term “student” relates to foreign exchange students and 
was included at the Council’s request. Mr. DeSimone advised that the law allows for all family 
“related by blood, adoption or marriage” to live in a home together. Chairman Price pointed out that 
some cultures have multi-generational families living together. Mr. Housley explained that there 
was a US Supreme Court case which concluded that the number of people living together cannot 
be limited if they are related. Ms. Pollan noted that there are enforcement issues which can be 
regulated such as noise and parking.  
 
MOTION: Commissioner Nielson moved to continue discussion of PC 18-004 to the March 22, 
2018 meeting. Commissioner Dickinson seconded the motion. 
 

Moved: Commissioner Nielson   Seconded: Commissioner Dickinson    Approved: 4-0 
Yea:  Dickinson, Goodlander, Nielson, Price    Nay:     Abstain:   
 
WORKSHOP ITEMS for March 22, 2018   

 PC 18-011 S&E Performance [Conditional Use] 
 PC 18-013 Cache Valley Mall Subdivision 
 PC 18-014 Center Ave Subdivision    

 
Meeting adjourned 7:45 p.m.  
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Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting of March 8, 2018. 
 
 
 
___________________________________  ___________________________________ 
Michael A. DeSimone     Russ Price 
Community Development Director   Planning Commission Chairman   
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Amber Pollan 
Senior Planner      Senior Planner  
 
 
 
___________________________________    
Debbie Zilles 
Administrative Assistant        
 
 
 
 
 
 
 
 
 
 
 
 
 
 


