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HISTORIC PRESERVATION COMMITTEE                                                                                              MEETING MINUTES 
October 20, 2014

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

The meeting of the Logan City Historic Preservation Committee convened in regular session on Monday, October 20, 2014.  Vice-Chairman Graham called the meeting to order at 12:00 p.m.

Committee Members Present:  Viola Goodwin, Thomas Graham, Amy Hochberg, David Lewis, Keith Mott, Gary L. Olsen     

Committee Members Absent:   Christian Wilson

Staff Members Present:  Mike DeSimone, Russ Holley, Amber Reeder, Debbie Zilles, Paul Taylor, Lee Edwards  

Minutes as written and recorded from the October 6, 2014 meeting were reviewed. Mr. Mott moved that the minutes be approved as submitted.  Mr. Olsen seconded the motion.  The motion was unanimously approved.

PUBLIC HEARING

HPC 14-010 Utah Theatre  (continued from October 6, 2014)  Gary Griffin/Utah Festival Opera Co. request to restore the exterior façade and marquee at the Utah Theatre building located at 18 West Center Street in the Town Center-Historic District (TC-HD) zone; TIN 06-030-0023.

STAFF:   Mr. Holley provided a review of the project as proposed.  He summarized the workshop that was held on October 16, 2014.  Mr. Don Hartley, an Architect from the Utah Division of State History, emphasized repair and preservation over replacement.  Mr. Hartley was impressed with the condition of the building during an onsite tour.  Mr. Holley advised that preservation is the preferred method; if materials are beyond repair than replacement should be similar to the original.  

PROPONENT:  Gary Griffin explained that the Utah Festival Opera Company (UFOC), particularly Mr. Ballam, has been very involved in restoring old buildings in Logan.  They have spent many years on this project, primarily raising 11.5 million dollars.  The theatre is being renovated with a new interior (double in size) which will be an opera house (complete with an orchestra pit).  Everything in the building (electrical, plumbing, HVAC, new roof) has been replaced at great expense.  The proposal includes replacing everything on the marquee to make this a state-of-the-art theatre.  The issue is the green tile on the lower exterior façade.  The existing tile is 80+ years old and reaching the end of its life span, it has been compromised from years of water damage.  There is a section on the east side that is “hanging off” and other areas in “bad shape”.   UFOC does not want to interfere with the original architecture of the building, however, would like to replace the tiles and save the fluted area (which has already had quite extensive repair).  The existing green, black and orange tile is not the color scheme of the UFOC.  There are no funds available to restore the current tile, it would be much cheaper to install new tile.  This will be a beautiful building with the original architectural features.  Many buildings in Cache Valley have changed.  Cache Valley Bank’s restoration looks much different than the original.  There is room for newer looking buildings within the environment of Center Street.
Ms. Goodwin asked whether replacing the tile would be more expensive than preserving the current tile.  Mr. Griffin explained that injecting glue and having tiles made would be a very expensive process.  

Ms. Goodwin said the consensus of opinion seems to be that most of the current tile is fine and not many would need to be replaced; even some of the cracked tiles would be appropriate.  Mr. Griffin pointed out areas that need quite a bit of work.  Because the marquee sticks out from the building, there has been some water damage and the tile will eventually fall off if it is not replaced.  The desire is for a safe building.  UFOC does not like the green color scheme; the proposed color scheme is also considered Art Deco.  Ms. Goodwin said she appreciates all the work, however, the charge of the Historic Preservation Committee is to preserve original materials when possible.  Mr. Griffin said the building could be left as it, but the UFOC cannot afford to go to some heroic effort to save old tile that will be impossible to match and much too expensive. 

Mr. Mott asked if Mr. Griffin had any formal estimates on the cost of repair.  Mr. Griffin said he did not.  He pointed out that the cost for repairing the concrete on the fluted area was over $25,000. 

Mr. Lewis asked how much it was going to cost to replace the tile.  Mr. Griffin said he didn’t have the figures with him but could provide them to the Committee.  He said new tile is quite cheap and the process is simple to install; it would be much cheaper than trying to restore. 

Ms. Goodwin asked about the importance of the historical standing of the building.  Mr. Griffin said this is not as important to the UFOC.  Ms. Griffin said it would be important to the community.  

Mr. Griffin said UFOC is trying to bring an economic engine to downtown Logan.  The 11.5 million dollars raised is a “gift” and comes mostly from donations outside of Cache Valley.  This project will bring more people downtown and the theatre will be used almost every day of the week to help assist in the revitalization of downtown.  

PUBLIC:  Pat Bohm Trostle urged the Committee to maintain the historical standing of this building.  It gained its place on the National Historic Register because of its value to our heritage.  She has admired the Art Deco design of the theatre for years.  Living in a place where different parts of our heritage are embodied in structures of different eras is an opportunity that should be cared for – like a living history lesson.  There are tiles from Roman times which have survived well.  The USU ceramics department is a resource available to create replacement tiles.  Logan is proud to be the home of UFOC and celebrates the art of opera every summer.  It would be a sad irony to allow the destruction of this historic building.  The renovation of the theatre is an admirable addition to the community and should not be offset by obliterating its historical value.

Beth Saul attended the workshop last week.  She noted that Mr. Hartley was impressed with the façade and how beautifully intact it was.  There is a lot of expertise within the State that can be utilized for restoration.  This is one of the most interesting buildings in Logan.  She understands that UFOC has a unique color scheme and suggested using it in the interior and as accents, but felt that they should not have the right to change the exterior façade.

Thad Box lives in the Historic District and has written quite a bit about the value of the Historic District and its asset to the entire community.  If the proposal is approved, this building will lose its historical status and there has been too much of that going on; it is a detriment to the community.  He has had quite a bit of experience with restoration.  To restore a building to its original commission depends on materials and workmanship.  He said he has a few quarts of the original paint and may have some tiles from this building.  It should be kept as original as possible.  He has researched 1930 tile and found over 30 sites on the internet where tiles are available and/or can be made.  He encouraged the Committee to deny this proposal.  


Michael Timmons, a recently retired landscape architect from USU, has worked with historic landscaping and structures.  He echoes Mr. Box’s comments about the importance of the integrity of historic structures.  The streetscape level of the building is dominated by tile and the green and black tile is remarkable.  There are few Art Deco structures in Cache Valley left and he would like to speak out and defend the fabric of historic structures that hold this area together.  He has done enough restoration work to know that a suitable replacement tile can be found through some research.  The historic fabric should be an important consideration to the Committee. 

Kurt Smith has been a volunteer on the UFOC board for the past 8 years.  He noted that this is a very difficult dilemma.  The historic significance of the building is important.  The UFOC has its own set of DNA, including a particular color scheme, which is also important.  He pointed out that Edwards Furniture used to be a turquoise color.  Color is not regulated in the guidelines and this is the type of situation lawsuits are made of.  If color is not controlled, the UFOC should be allowed to use their own particular colors.

Cindy Cheal currently serves as a Neighborhood Council representative.  She noted the October 17 article in the Herald Journal and thought some of the comments online may have been based in misunderstanding.  There are companies who specialize in restoration.  She wondered whether water in the grout would simplify or compromise tile removal and how falling tile would compromise the structural integrity of the building.  She also questioned the comparison of costs between renovation and restoration.  She suggested preserving and possibly re-using solid color tiles and small accent tiles in the design.  

Mark Ensign asked how approving this proposal would destroy the historical setting.  Chairman Graham explained that the 1999 and 2011 Reconnaissance Level Surveys have given this structure a “B” evaluation, meaning the building is considered contributory to the Historic District.  The State of Utah History architect, Don Hartley, advised that if the original tile is removed, it will no longer have a designation and would be considered non-contributing.  Mr. Ensign asked about the tile being compromised.  Chairman Graham noted that Mr. Hartley’s opinion was that tile can be repaired.  Mr. Ensign asked what in the current proposal would be destroying the Art Deco design.  Chairman Graham noted that the tile is one aspect of the design; he also noted that stainless steel is another element.  Mr. Ensign questioned the Committee’s ability to weigh in with regards to color.  Chairman Graham explained that in this instance, the color is inherent to the material.  Mr. Lewis pointed out the Historic District Design Standards (HDDS) “When replacement is unavoidable, it is important that replacement is similar to the original in material, form, size and color.  Where the severity of deterioration requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture and other visual qualities and, where possible, materials.”  This is part of the conflict where color can be regulated and should be replicated as close as possible to the original.  Mr. Ensign wondered who should ultimately decide (the tile issue aside).  The public should be allowed to weigh in, however, the owner, who has invested 11.5 million dollars, should have a say.  He questioned whether it would be better to have blight in downtown Logan than a restored theatre.  Compromise is better than coercion.  It does not seem to work when a property owner is forced to accept something they do not like and are not proud of.  He would like to see a compromise found and preserve the historical value that is acceptable to all parties involved.  He has seen many restoration/preservation projects that have acknowledged the “fact that it is 2014 and resurrect the good but not necessarily the entire dinosaur”. 

Peggy Neuber has been a resident of Logan since 1959 and is currently on the Neighborhood Council.  She believes that these type of historical buildings belong to the ages, not just to the UFOC.  What is there should be kept and restored.  The building is beautiful and adds interest to Center Street. 


COMMITTEE:  Mr. Olsen said he has had the opportunity of restoring multiple buildings in downtown Logan, including the Ellen Eccles Theatre where he served as the general contractor.  He understands restoration quite well.  He explained the Cache Valley Bank façade was restored exactly as it was when originally built.  Much research was done to ensure historical correctness.  To say the tile is falling off this building is a gross mistake; he does not see that happening.  There are some loose tiles; a few may be hollow; however this is 1% or less of the entire tile structure. He believes it can be restored beautifully and there are companies who can make the type of tiles needed for replacement.  It will be an expense, but it will be cost less than removing and re-tiling.  He has been doing epoxy-injecting for over 30 years and believes this building can be saved without destroying its historical value.  This theatre will be supported as long as it is original.  He has had many calls opposing this project.  Mr. Griffin said he has received just as many calls from people in favor of this proposal.  He noted that the Eccles Theatre is different than the original Capitol Theatre.  He said he finds it interesting that Mr. Hartley said it would be alright if the entire building were to be torn down.  The UFOC does not want to lose the marquee (one of the last in the County), the desire is to make it new and modern.

Chairman Graham said he did not believe the tiles to be falling off; they are still adhered to the building.  There are measures which can be taken to stabilize any loose tiles.  90-95% of the existing tile is in good shape.  Mr. Olsen agreed and noted that talent from USU could be utilized on this project.  Mr. Griffin said he has checked with the USU ceramics department and they do not have the capability to make porcelain tile.  Ms. Trostle noted that the USU ceramic department does work with porcelain.  She said she would be happy to make an introduction to that department.

Ms. Goodwin asked about saving the decorative tile if a new design were approved.  Mr. Olsen said it would be extremely difficult to get the tile off intact, it seems to be well adhered.

Ms. Goodwin noted that one of the reasons people enjoy traveling through Europe is to “go back in time” and visit preserved history.  There is a tendency in the west to tear down and build new, which looks modern and fresh, but tends to lose the history.  She recommended preserving the historical aspects of the community.  Art Deco is not her favorite type of design; however, it is historic to the era of the building.  

Chairman Graham said the Committee appreciates the time and effort the UFOC has taken on this project and the desire to bring new life to the downtown area.  The interior design is exemplary, however, the Committee is charged with preserving the character of the street and it is his recommendation to deny the request to alter the exterior façade in the manner that has been proposed.  Mr. Mott agreed; given the Secretary of the Interior’s guidelines he feels there is no other decision that can be made. 

Lee Edwards, the City Attorney, pointed out that the Committee does have a number of options.  In the Code, it says the Committee shall conditionally approve or deny a request for a Certificate of Appropriateness in the Historic District as specified in the zoning ordinance.  The manner in which the findings and conditions are drafted are such that it could be approved with certain conditions.  Denying the project could be problematic, if conditionally approved with certain conditions the project could move forward.

Mr. Holley noted “Alternative A & B” with findings to support either alternative: Alternative A: “The Historic Preservation Committee considers the original materials and colors of green, orange black with silver trim as significant to the architectural style and approves only a replacement of tile that is similar in color, size and shape retaining the original green, black and orange colors with areas on the façade that are non-tile to be painted in similar colors to match the replaced tile”.  
Alternative B:  “The Historic Preservation Committee approves the proposed replacement building materials and colors, including the pink, gold and burgundy as proposed by the applicant”.
Mr. DeSimone noted that the request can be denied, with guidance given to the applicant, which would allow them to redesign a project within the appropriate standards.  This would require the applicant to resubmit a new proposal. 

Chairman Graham suggested changing wording in Alternative A to include “a replacement of damaged or missing tile” and “areas that are non-tile to be painted in compatible colors”.  This would not limit the applicant regarding color in non-critical areas of design.

MOTION:  Mr. Mott moved that the Historic Preservation Committee conditionally approve 
HPC 14-010 for a Certificate of Appropriateness with the changes in wording noted above and the amended conditions of approval as listed below.  Mr. Olson seconded the motion. 

CONDITIONS OF APPROVAL
1. The Historic Preservation Committee considers the original materials and colors of green, orange and black with silver trim as significant to the architectural style and approves only a replacement of damaged or missing tile that is similar in color, size and shape retaining the original green, orange and black colors with areas on the façade that are non-tile to be painted in compatible colors. 
1. Exterior lighting shall comply with the Land Development Code (LDC) §17.36.210 and be down-lit concealed source type lighting. 
1. Any new signage requires a separate sign permit to be issued by the Community Development Department. 
1. The proponent is responsible to ensure that any construction is appropriately permitted and inspected by the Building Safety Division through timely scheduled inspections.
1. Failure to comply with any conditions of approval shall void the permit and require a new Historic Preservation Committee hearing. 

FINDINGS FOR APPROVAL
1. The project complies with all requirements imposed by Logan Municipal Code Title 17.
1. The project is consistent with the objectives and purpose of the General Plan and Title 17 of the Logan Municipal Code by helping to maintain the Town Center (TC) zone as the central hub for Logan City and Cache Valley.
1. The building is considered a “B” evaluation in the 1999 & 2011 Reconnaissance Level Surveys and considered eligible and contributory to the historic district. 
1. The project as approved by the Historic Preservation Committee considers repair a priority over replacement, but where repair is no longer an option because of deterioration, the replacement material is similar in shape, size, texture and color which is in accordance with Historic District Design Standards (page 5, standard #6).
1. Even though the Historic District Design Standards state that color is not generally regulated, they specifically mention color as one of the considerations when replacing materials.  The Historic Preservation Committee considers this as more specific guidance than the general rule of color regulation.  
1. The project substantially complies with standards outlined in the Historic District Design Standards and the Secretary of the Interior’s Standards for Rehabilitation and Reconstruction.

[Moved: Keith Mott     Seconded: Gary Olsen    Passed: 4-1]
Yea:  V. Goodwin, A. Hochberg, K. Mott, G. Olsen           Nay: D. Lewis        Abstain: 

Mr. Lewis noted that he would like to see the current proposal denied and a new one submitted.  

Meeting adjourned at 1:18 p.m.




Minutes approved as written and digitally recorded at the Logan City Historic Preservation                                                                                                 Committee meeting of October 20, 2014.




___________________________________		___________________________________
Michael A. DeSimone					Christian Wilson
Community Development Director			Historic Preservation Committee Chairman




___________________________________		___________________________________
Russ Holley					  	Amber Reeder
Senior Planner					Planner II




___________________________________		
Debbie Zilles					  	
Administrative Assistant
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