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       PLANNING COMMISSION MINUTES 
Meeting of September 22, 2022  

 
   Logan City Council Chambers (290 N 100 W Logan, UT 84321) www.loganutah.org 

 

Minutes of the meeting for the Logan City Planning Commission convened in regular session 
Thursday, September 22, 2022, Commissioner Lucero called the meeting to order at 5:30 p.m. 
  

Commissioners Present: Jessica Lucero, Ken Heare, Roylan Croshaw, Jordy Guth, David Lewis, 
Eldon Peterson 
 
Commissioners Excused: Sara Doutre 
 
Staff Present: Russ Holley, Tanya Rice, Mohammed Abdullahi, Amanda Pearce, Ben Anderson, 
Darren Farar, Mike DeSimone 
 
Planning Commission By-Laws: Commissioner Peterson moved to approve the proposed 
amendments to the Planning Commission By-Laws.  Commissioner Heare seconded the motion.  
The motion was approved unanimously. 
 
Moved: E. Peterson Seconded: K. Heare Approved: 6-0 
 
Yea: Lucero, Croshaw, Lewis, Guth, Heare, Peterson                Nay: Abstain: 
 
Agenda Approval: The agenda was approved as written. 
 
CONSENT AGENDA:  
 

• Minutes from the meeting of September 8, 2022. 
 

• PC 22-054 Howland Short Term Rental [Conditional Use Permit] for a 2-bedroom short-term 
rental located at 516 East 1000 North in the Traditional Neighborhood Residential (NR-6) zone; 
TIN 05-030-0015 (Adams Neighborhood). 

 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded with the Conditional Use Permit and 

are available in the Community Development Department. 
2. This Conditional Use Permit authorizes a two (2) bedroom short-term rental occupying the 

basement of the single-family home. 
3. This Conditional Use Permit authorizes two (2) people per bedroom with two (2) 

additional individuals for a maximum of six (6) occupants in the STR.  
4. Occupancy for the single-family home portion of the structure shall comply with LDC 

regulations. 
5. A minimum of two (2) parking stalls are required for the STR and two (2) are required for 

the residence. The four (4) total stalls shall be located off-street, outside the front yard 
setback, meet minimum LDC dimensions (9x18) per stall and paved with an approved 
hard surface. Parking shall be reviewed and approved prior to the issuance of a business 
license.   

6. Parking of recreational vehicles, trailers, boats, ATVs or similar vehicles associated with 
the STR shall be legally parked on-site and are not permitted to be parked on-street. 
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7. Rental contracts for the STR shall be for 30 days or less. 
8. Rental contracts shall not be offered to the same individual, group, or party for more than 

two consecutive rental contracts in a six (6) month period. The owner shall maintain rental 
records available for review and inspection by Logan City.  

9. Quiet times shall comply with the City noise ordinance of 10 pm to 8am. 
10. A Logan City building/fire inspection is required which may result in building remodeling 

and building permits prior to the issuance of a business license. 
11. A Logan City business license is required before a rental contract can be issued. 
12. The STR shall comply with local and state Building, Health, Fire, Safety, Maintenance and 

Nuisance Codes prior to operating. 
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. No signs are approved with this Conditional Use Permit. All signage shall be approved 

and permitted by staff in accordance with the Land Development Code. 
15. No fences are approved with this Conditional Use Permit. All fences shall be approved 

and permitted by staff in accordance with the Land Development Code. 
 

FINDINGS FOR APPROVAL 
1. The proposed project conforms to the requirements of the Land Development Code and is 

listed as a conditional use in the Use Table.  
2. This STR meets the City’s STR density and location parameters as specified in Chapter 

17.37.130. 
3. As conditioned the use is compatible with the surrounding land uses and will not interfere 

with the use and enjoyment of adjoining or area properties. 
4. The streets providing access and other infrastructure to the subject property have adequate 

capacities and level of service for the conditional use. 
5. The Planning Commission has substantiated the findings for a Conditional Use Permit in 

Chapter 17.42.050. 
 
CONSENT AGENDA APPROVAL: Commissioner Heare moved to approve the items on the 
Consent Agenda.  Motion seconded by Commissioner Croshaw.  The motion was approved 
unanimously. 
 
Moved: K. Heare                     Seconded: R. Croshaw Approved: 6-0 
 
Yea: Lucero, Croshaw, Lewis, Guth, Heare, Peterson Nay:                Abstain: 
 
 
PUBLIC HEARINGS 
 
PC 22-049 100 West Executive Suites -Continued from the August 25th meeting [Design 
Review Permit] Justin Campbell/Jabaa LLC, authorized agent/owner is requesting a Design 
Review Permit to construct a new 80,920 square foot, five-story hotel building with parking on the 
1st floor and 50 executive suites on upper floors. Located at 162 South 100 West in the Town 
Center-One (TC-1) zone; TIN 02-046-0019 (Ellis Neighborhood). 
 
STAFF:  Senior Planner Russ Holley stated that this project was continued from last month’s meeting 
when the Planning Commission requested additional materials showing the floor plans and a design 
for additional fenestration on the ground floor of the front façade, which the applicant has provided.  
R. Holley reviewed the applicant’s request for a Design Review Permit as outlined in the Staff Report 
as well as an updated plan submitted by the applicant showing shrubbery added along the front of 
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the building, the facade remains the same.  R. Holley also went over the floor plans submitted for 
the five floors, the size of the rooms, and the parking garage.   
 
R. Holley went over the concerns that were discussed during the last meeting.  Condition number 2 
authorizes a 50-room hotel for transient sleeping, specifying that long-term residential use, over 30 
days, is not allowed.  This condition has not been changed, the application is for a hotel and that is 
the land use that will be permitted, with the condition that it will be permitted for short-term occupancy.     
Condition number 4 requires 60% fenestration on the ground floor of the west façade.  Staff 
evaluated the proposed design alterations and felt that the applicant has meet the intent of the 
fenestration code language but deferred to the Planning Commission to determine if the 40% 
fenestration with the added shrubbery is sufficient. 
 
One public comment received after the deadline was handed out to the commission before the 
meeting. 
 
Commissioner Lucero asked if the two doors on the front façade are glass and if they are included 
in the fenestration.  R. Holley said that they are glass doors and do count towards the 60% 
fenestration. 
 
Commissioner Croshaw asked about parking space number 9 and how it is supposed to be accessed 
if there is a car parked in the space to the east.  R. Holley said that tandem parking stalls are usually 
associated with the same room.   
    
PROPONENT: Justin Campbell, the architect on this project asked the commission if they had any 
questions. 
 
Commissioner Guth said that the building looks nice and likes how the upper floors are presented to 
the street.  She feels the fenestration should be more architectural and wondered if the glass above 
the doors could extend vertically.  Mr. Campbell stated that extending the glass over the doors would 
not be an issue.   
 
Commissioner Peterson asked about adding trellising, for a more permanent design to add to the 
fenestration, and why they decided to not go with that option.  Mr. Campbell said that he did not want 
to cover the brick.     
 
Commissioner Lucero asked if condition number 2 was no longer a concern.  Mr. Campbell said that 
their initial concept was for a non-traditional hotel so they felt that there was a limiting factor in the 
language of condition number 2, but after further looking into it, they found that there is a limiting 
factor in the building code as well, so moving forward they will be treating this project more like a 
traditional hotel. 
  
Commissioner Lucero asked about the size of the rooms.  Mr. Campbell said they are trying to create 
a studio atmosphere with the rooms.  Mohammed Abdullahi, Assistant City Attorney asked if the 
units would have kitchenettes.  Mr. Campbell said that they didn’t want to add kitchens to the units 
yet because they are not sure if all the units will have full kitchenettes, some may just have a small 
fridge and a sink.  
 
PUBLIC: Frank Schofield, Logan City School District said that the School District is concerned with 
not knowing who the tenant will be for the property.  The ability of the owner or tenants to maintain 
the property to a sufficient standard will determine the impact the building has on the neighborhood 
and the school community.  Extended stay hotels have higher crime rates and being near a school 
creates disruptions to the school and safety concerns with parents.  While extended stay hotels do 
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play a role in housing within the community, across the street from a high school is not the best 
location without better security and gated openings.    
 
COMMISSION: Commissioner Guth would like to see more transparency required on the main floor 
to reach part of the 60% fenestration. Commissioner Lucero asked how specific the commission 
needs to be on the 20% that is needed to meet the 60% fenestration requirement on the ground 
floor. Mike DeSimone, Community Development Director said that if the commission thinks there are 
alternatives to what has been presented that would better meet the intent of the code they can require 
those, but they also need to remember that the ground floor is a parking garage and there are 
structural requirements that have to be met. 
 
Commissioner Lewis said that there are surface treatments that can be added to the solid portions 
of the wall that would break it up some.   He also agrees with Mr. Schofield that the openings should 
be gated somehow to keep people from going in and out. 
 
Commissioner Guth said that the intent of the required fenestration is so that the building is 
approachable, welcoming, and has a street presence for interactive use. 
 
Commissioner Lucero asked if the parking stalls that are not very accessible need to be addressed. 
An Alternative Parking Plan was approved by the Director for the parking reduction down to 51 
parking stalls.    
 
Commissioner Heare asked if one dumpster is enough for this building.  R. Holley said that 
Environmental addresses this by scheduling more pickups for this site.  Commissioner Heare also 
said that he is fine with the added landscaping meeting the fenestration requirement. 
 
R. Holley said that as proposed with the added shrubbery (20%) and the existing openings (40%) 
they meet the 60% fenestration requirement on the ground floor. 
 
Commissioner Guth would like the 20% split between landscaping and architecture, by adding 
additional glass around the entryways or if possible, to the corners of the building.  Commissioner 
Lucero asked Mr. Campbell to come back up to address where he can add glass.  Mr. Campbell said 
that meeting the 60% is challenging.  The 3 ½ feet of structure on either side of the entry doors is 
insufficient as is.  He will add as much glass as is possible above the doors and work with the city if 
trellising is needed in the openings to meet the 60%.    
 
The commission discussed amending condition number 4 to state that additional landscaping and 
metal trellising features and/or glass above both entries to meet the 60%. 
 
MOTION: Commissioner Guth moved to conditionally approve a Design Review Permit for PC 22-
049 with the amended conditions of approval and findings for approval as listed below.  
Commissioner Croshaw 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. The Design Review Permit authorizes a 50-room hotel building for transient sleeping land use 

(no long-term residential uses (more than 30 days) are allowed). 
3. The alternative parking plan for 51 parking stalls (5.6% reduction) has been approved by the 

Director of Community Development.   
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4. The proposed ground floor west façade, shown with 40% fenestration, shall have additional 
landscaping and metal trellising features and/or glass above both entries to bring the total up 
to 60% fenestration.  

5. Landscaping (shrubbery) shall be used to screen cars parked inside the structure adjacent to 
the two wall openings south of the driveway entrance.  

6. Building materials shall match the submitted architectural drawings.  
7. 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. 
8. No signs are approved with this Design Review Permit. All signage shall be approved and 

permitted by staff in accordance with the Land Development Code. 
9. No fences are approved with this Design Review Permit. All fences shall be approved and 

permitted by staff in accordance with the Land Development Code.  
10. Rooftop mechanical and/or building wall mechanical equipment shall be placed out of view 

from the street or screen from view from the street. 
11. Weather protection shall be provided above all pedestrian entrances. 
12. 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. Fire – contact 435-716-9515 

• Access issues around the perimeter of the building, aerial apparatus access required. Fire 
Department access insufficient around the perimeter of the building.  

• With a height greater than 30 ft. aerial fire apparatus is required according to IFC D105 
within 15 ft. to 30 ft. on one side of the building, absent of obstructions. A complete fire flow 
analysis shall be provided by applicant. Required fire flow will be determined using the 
type of construction, fire area square footage and if fire sprinklers are installed.  The exact 
type of construction may unknown at this time, but is most likely Type II for parking and 
Type IIIB for apartments.  This review will be evaluated as such. Subject to change if the 
construction type is determined to be different.  According to Table C102.1 a fire flow 
requirement of 10,500 gpm requires 8 accessible hydrants 

• There are existing hydrants in the area.  At least one hydrant is required within 100 feet of 
each fire Sprinkler Fire Department Connections (FDC).  Discussions required for 
additional fire hydrants.  

b. Engineering - contact 435-716-9160 

• Provide water shares or in-lieu fee for increased demand to City system for the new 
development. 

• Area being developed is less than 1 acre, therefore State requirements for onsite retention 
of the 90% storm, a Storm Water Pollution Prevention Plan, and a Notice of Intent are not 
required.  Development must however retain/detain the 100-year storm event per City 
Storm Water Design Standards. 

• It appears that development has made an effort to have access to underground parking to 
align with parking lot access on west side of 100 West.  If this is not in alignment with the 
west side access, relocate development access to align with west side access. 

• Dedicate a Public Utility Easement in the landscaped areas between the building and 
property line.   

• No site utilities shown in review documents, will address all utilities for compliance to City 
standards during the building permit design review process. 

• All existing utility service lines to development that are not used with the new development 
shall be capped at the City main line. 

• Remove all existing access approaches to the site and restore curb and gutter to be high 
back curb and park strip areas 
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• All new accesses through City right of way shall be a minimum of 8” thick concrete 
c. Water/Cross Connection – contact 716-9627 

• The buildings water main needs to have a RP (ASSE1013) installed and tested on the 
water main after the water meter, as it enters the building before any branch offs or 
possible connections inside or outside of building. Properly sized drain required to serve 
the backflow assemblies dump port.  

• Refer to Utah State Amendment # 608.1.1,608.1.2,608.1.2.1 for installation criteria. 

• All landscape irrigation system’s fed from Logan City water must have a high hazard rated 
backflow assembly installed and tested.  All backflow assemblies must be tested within 10 
days of turning in water to them and annually thereafter. 

• Fire suppression systems that are connected to Logan City water (with no added 
chemicals) must have a minimum DC (ASSE1015) installed and tested. Fire risers and all 
B/F assemblies must be installed and tested as per Logan City standards. 

• Project shall comply with all current Utah State plumbing codes, amendments and 
Utah Admin. code R 309-105-12-1 rules and regulations including, but not limited to, 
those pertaining to backflow protection and cross connection prevention, during and 
after construction. 

d.   Environmental – contact 716-9761 

• Minimum 60 ft. straight on access required. Approach must be level, no down or uphill 
slopes. 

• Minimum inside measurement for a double enclosure is 24 ft. wide by 10 ft. deep. 
Minimum inside measurement for a single enclosure is 12 ft. wide by 10 ft. deep. 

• Place bollards in the back of the enclosure to protect walls. 

• Gates are not required, however if desired, they must be designed to stay open during the 
collection process.  

• Barrel hinges are suggested for the gates. We need the full 12 ft. clearance so gates 
must be designed to open completely. 

 
FINDINGS FOR APPROVAL 
1. The proposed project is compatible with surrounding land uses and will not interfere with the 

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

2. The Design Review Permit conforms to the requirements of Title 17 of the Logan Municipal 
Code. 

3. As conditioned, proposed project provides required off-street parking.  
4. The project meets the goals and objectives of the TC-1 designation within the Logan General 

Plan by providing services near high-capacity roadways and is designed in way for easy 
circulation of both pedestrian and vehicles.   

5. The project met the minimum public noticing requirements of the Land Development Code and 
the Municipal Code. 

6. 100 West provide access and is adequate in size and design to sufficiently handle all traffic 
modes and infrastructure related to the land use. 

 
Moved: J. Guth Seconded: R. Croshaw Approved: 6-0 
 
Yea: Lucero, Croshaw, Lewis, Guth, Heare, Peterson                 Nay:                Abstain: 
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Meeting adjourned at 6:19  p.m. 
 
 
 
 
 
 
 
 

 

Minutes approved as written and digitally recorded for the Logan City Planning Commission 
meeting on September 22, 2022. 

 

 

___________________________  ____________________________ 

Michael A. DeSimone     Jess Lucero 

Community Development Director   Planning Commission Chairman   

 

 

  

____________________________ 

Amanda Pearce 

Administrative Assistant 


