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     PLANNING COMMISSION MINUTES
                Meeting of February 13, 2014

City Hall 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
Thursday, February 13, 2014.  Chairman pro tem Adams called the meeting to order at 5:30 p.m.

Planning Commissioners Present:  David Adams, Angela Fonnesbeck, Russ Price, Garrett Smith, Steve Stokes   

Planning Commissioner Absent:     Amanda Davis

Staff Present:  Mike DeSimone, Russ Holley, Amber Reeder, Lee Edwards, Bill Young, 
Paul Taylor, Craig Humphreys, Debbie Zilles

Minutes as written and recorded from the January 23, 2014 meeting were reviewed.  Commissioner Stokes moved that the minutes be approved as submitted. Commissioner Smith seconded the motion.  The motion was unanimously approved.   

PUBLIC HEARING

PC 14-004  Bybee Specialty Auto Sales  Conditional Use Permit  Micah Bybee/Travis Baldwin, authorized agent/owner, request a vehicle sales business using existing structures and signs, specializing in online and private appointment sales to be located at 354 South Main in the Commercial (COM) zone; TIN 02-053-0015.

STAFF:  Mr. Holley reviewed the Staff Report as written, recommending approval. Originally built in 1907, this residential structure has been used for commercial purposes for the past several decades.  Most recently, the Boys and Girls Club occupied the property for business and community service purposes. The bungalow style structure has a centrally located front porch and established landscaping in the front yard. The double-wide driveway is located south of the structure and leads to the rear of the property, where a detached garage and paved parking area currently exist. A monument sign currently exists in the front yard near the north boundary. 

PROPONENT:  Micah Bybee, the proponent, explained that this is a small boutique auto sales business that he has had for 12 years.  He does not foresee any changes to the site or structure and is in agreement with the conditions of approval as outlined.  He pointed out for Commissioner Price that the trash receptacle is stored at the back of the home.

PUBLIC:  Staff received a phone from Cache Employment Services, located to the north of the property at 330 South Main, expressing some concern about a weekend parking problem with the previous tenant the Boys and Girls Club.  

COMMISSION: Chairman Adams asked about the parking.  Mr. Holley explained that the Code requires four; the stalls depicted on the site plan may not be accurate. Four stalls would logically fit in that space.



Commissioner Price questioned possible future compliance issues and what would trigger additional review (i.e. more vehicles on site than what has been proposed).  Mr. Holley explained that a Conditional Use Permit will allow this business or a future business to sell vehicles at this site as long as the use is not abandoned for 12 months.  The minimum setback and landscaping requirements need to be met. This property, as configured, would be unable to support too many vehicles while still adhering to the requirements. 

Commissioner Stokes asked about the possibility of displaying a vehicle on the southwest corner.  Mr. Holley advised that it would still require a 15’ setback from the property line.  The proponent could relocate and convert the parking to accommodate a single vehicle display if desired. 

Chairman Adams asked about parking on the lawn.  Mr. Holley advised that the house is currently setback 32’, in order to maintain the 15’ required setback it would be extremely difficult because of the location of the front door and placement of the existing shrubbery.  

Commissioner Fonnesbeck said she is pleased with the project and happy that the lot will not remain vacant. 

MOTION:  Commissioner Fonnesbeck moved to conditionally approve PC 14-004 for a Conditional Use Permit with the conditions of approval as listed below.  Commissioner Stokes seconded the motion.

CONDITIONS OF APPROVAL
1. Standard conditions of approval are recorded and available in the Community Development Department.
2. This permit authorizes vehicle sales with cars for sale to be placed in the rear yard outside of building setbacks. 
3. If in the future front yard, outdoor vehicle display is desired. A site and landscaping plan must be submitted and approved by the Community Development Department that establishes a minimum 15’ setback consisting of a combination of grass, flowers and shrubs creating a vertical buffer between the sidewalk and the car display area. Sufficient and direct access to the front door shall be maintained.  
4. A minimum of three (3) customer parking stalls shall be provided for the business to the side of the structure.
5. A Performance Landscaping Plan, prepared in accordance with LDC §17.39, shall be submitted for approval to the Community Development Department prior to the issuance of a building permit. The plan shall include the following:
a) One additional tree shall be planted to bring the total number of trees up to seven (7). 
b) Open space and useable outdoor areas shall total a minimum of 3,223 SF.  
c) Shrubs, perennials and grasses shall total 18 for the property. 
6. Dumpsters shall be visually screened or buffered from public streets by using landscaping, fencing or walls.
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 permit. All signage shall be approved and permitted in accordance with the Land Development Code.
9. No fences are approved with this permit. All fences shall be approved and permitted in accordance with the Land Development Code.
10. The applicant shall attend a CAMP meeting for project review by UDOT and CMPO.   
11. 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. Engineering   
i. Verify the slope of existing pavement on the parcel (City looking at this with Lidar survey) and construct a retention pond in the grassed area to capture storm water where feasible without reconstructing the pavement.  Capture building drainage and route to pond area.
	b. Environmental 
i. Use existing residential cans for Friday pickup.

FINDINGS FOR APPROVAL
1. As conditioned with the additional landscaping, display locations and setback requirements, the project is compatible with surrounding land uses and zoning designations and will not interfere with the use and enjoyment of adjoining properties.  
2. As conditioned, the street to the subject property has adequate capacity for the proposed use and parking/drop-off/pick-up management will be provided and regulated.  
3. Other infrastructure to the subject property has adequate capacity, or suitable levels of service, for the proposed use.

[Moved: Commissioner Fonnesbeck   Seconded: Commissioner Stokes   Passed: 5-0]
 Yea: D. Adams, A. Fonnesbeck, R. Price, G. Smith, S. Stokes     Nay:       Abstain

PC 14-003  Guaranteed Auto Sales  Conditional Use Permit.  Gregory Nielsen/Brent Dahle, authorized agent/owner, request a vehicle sales business (open Mon-Sat 9 a.m. to 7 p.m.) on a 1.47 acre parcel located at 1835 North Main in the Commercial (COM) zone; TIN 04-080-0025.

STAFF:  Ms. Reeder reviewed the Staff Report as written, recommending approval. This area was part of the boundary change from North Logan jurisdiction to Logan City in September 2013.  The property has been vacant for approximately a year. The property has been used primarily for retail and auto-related uses.  There is an existing building, approximately 8,760 SF in size. This building and the identical building on the property to the north were built in 1978. The property is accessed from Main Street and is adjacent to other auto-related uses.

PROPONENT:  Brent Dahle, the property owner, explained that this parcel was annexed into Logan in the fall of 2013.  He spoke with the Planning Department at that time and was told that “nothing would have to change” and it could be grandfathered in.  This is the information he provided to the purchaser.  He said it has now taken a considerable amount of unexpected time and money.  He is only hearing about the requirement for berming/landscaping now and he already had to pull a $20,000 sign down the other day.  He is very displeased and feels like he has been “deceived by the City”.  He said the time to make changes is when the buildings need to be torn down.  The tenant has put a lot of time and money into the project, however, based on everything, he said he will allow them to break the lease if they should desire.

Andy Bentley, one of the financial backers for the project, agreed with Mr. Dahle’s statements.  He said the property was previously an auto dealership and there are other auto dealerships in the area.  Having to make changes to the property does not make sense.  When the business license was applied for, he was told it would take a couple of weeks, now it has been over a month and a half.  He said if the project pulls out it would be a loss for everyone involved, including the City.  Mr. Dahle did not choose to be annexed and should not be penalized.  Mr. Bentley explained that when they realized the property was going to be in Logan, they were hesitant to work with the City because of past experience. 

Greg Nielsen, the business owner, reiterated what Mr. Dahle and Mr. Bentley said.  He said the 15’ setback would only allow for one row of vehicles to be displayed in the front, creating a tight squeeze between the cars and the building.  He pointed out on the site plan the areas proposed for site display and customer parking.  The setback would greatly diminish the ability to display vehicles.
Chairman Adams asked about displaying vehicles in the rear.  Mr. Nielsen said that could be done, however, they would not sell well.  The location was chosen because of the frontage available to display vehicles.  

PUBLIC:  Bob Saxton, with Saxton Properties, explained that he had a similar situation several years ago with Automatic Car Credit at 615 North Main. Logan City was anything but ethical to work with. He had to put a lot of extra money into the project for changes to be made (setback, landscaping, sidewalk).  Although he is sympathetic to Mr. Dahle, he believes Logan should maintain continuity.  If he had to do it seven years ago, it showed be enforced currently.  He said it was very difficult to work with the Planning Department.  The property was more advantageous for auto sales before the changes were made. 

Commissioner Stokes asked if the property was used for auto sales before Automatic Car Credit.  Mr. Saxton said he purchased the property in 1989 and it was a car dealership for eleven years, a battery store for a few years and then in 2007 it was changed back to an auto dealership. 

Mr. Bentley pointed out the difference between Mr. Saxton’s situation is the fact that this property was recently annexed and matches the surrounding properties.  He advised there are some other political issues between the dealerships and said Mr. Saxton’s comments should be discounted.

COMMISSION:  Chairman Adams asked if the existing warehouse would be used.  Ms. Reeder said that it is not indicated as part of this request.  The proponent said it would not.

Commissioner Stokes questioned the requirement for berming/landscaping, especially where the goal is to display cars. Ms. Reeder explained that the setback is a requirement, however, there can be some variation/discretion regarding the landscaping particulars and how they are applied.  She pointed out that if the entire property is not being utilized, the amount of required vegetation could be adjusted to reflect the percentage of the area being used. 

Commissioner Price asked what triggered this project to have to come before the Planning Commission.  Ms. Reeder explained that the change of use, requiring a Conditional Use Permit, is what required the project to be come before the Commission.  

Mr. DeSimone explained that had the property been used continuously as an auto dealership, it could have been grandfathered when it was annexed.  Because it was used as an auto repair shop (ceasing to be an auto dealership for over 12 months as conditioned by state law) and is now changing use, this is the process that must take place. 

Commissioner Price pointed out that the mission of the Planning Commission is to apply the rules and regulations that are based in the Land Development Code.  In this case, there may be ameliorating circumstances and the Commission can use discretion where possible, however, the rules need to be applied. He suggested moving forward with the conditions as outlined.

Commissioner Fonnesbeck echoed Commissioner Price’s comments and advised that she is torn.  She recognizes what the business owners are going through and that it will not look the same as the surrounding properties; however, the Commission has an obligation to apply the Code as adopted.

Commissioner Price questioned what discretion the Commission would have.  Lee Edwards, the City Attorney, advised that there is no discretion in regards to the setback because that has been codified.  The Commission cannot change the Code; however, there can be some discretion relative to the application of landscaping.  

Chairman Adams asked about the amount of trees required.  Ms. Reeder explained that the 20 trees indicated in the Staff Report reflects the size of the parcel; however, if they are using only a percentage of the entire property, the number of trees required could be adjusted accordingly within the Performance Landscaping Plan. 

Commissioner Price asked about the sidewalk requirement.  Ms. Reeder said that a delay agreement could be crafted. 

Commissioner Fonnesbeck suggested removing the portion of condition of 4a “Vertical landscape shall be provided in a bermed area to visually screen parking areas.  Plant species should vary and provide visual interest year round” and adding a condition indicating that the installation of the sidewalk be delayed until a future date. 

MOTION:  Commissioner Fonnesbeck moved to conditionally approve PC 14-003 for a Conditional Use Permit with the amended conditions of approval as listed below.  Commissioner Price seconded the motion.

CONDITIONS OF APPROVAL
1. Standard conditions of approval are recorded and available in the Community Development Department.
2. This permit authorizes vehicle sales with cars for sale to be placed a minimum of 15’ from the front setback. 
3. Project subject to approval and compliance with any requirements by UDOT and CMPO.
4. A Performance Landscaping Plan, prepared in accordance with LDC §17.39 shall be submitted for approval to the Community Development Department prior to the issuance of a building permit. The plan shall include the following:
a) A landscaping area will be implemented at a minimum width of 15’ along the Main Street frontage of the property. Street trees in the right-of-way on 30’ centers.  Species directed by the City Forester.
b) 20 trees and 50 shrubs/perennials/ornamental grasses per gross acre of land shall be planted throughout the property (25% shall be evergreen) as per LDC §17.39.050.  A minimum of 2 species of trees are required.
c) A minimum of 5 trees and 13 shrubs, flowers, or ornamental grasses will be planted in the landscape strip.
5. Installation of sidewalk delayed until later date.
6. Dumpsters shall be visually screened or buffered from public streets by using landscaping, fencing or walls.
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 permit. All signage shall be approved and permitted in accordance with the Land Development Code.
9. No fences are approved with this permit. All fences shall be approved and permitted in accordance with the Land Development Code.
10. 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  
i. Maintain emergency vehicle access.
b. Engineering   
1. Due to recent transfer of this property to Logan from North Logan, the City has no data on site storm water facilities.  Developer shall work with Logan City Public Works to develop construction drawings and calculations that meet current City Storm Water requirements.
1. The property is currently served with utilities from North Logan.  The conversion of the properties in this area to Logan City services will be reviewed.
c. Environmental 
i. There are existing dumpsters on either side so they can share.

FINDINGS FOR APPROVAL
1. As conditioned with the additional landscaping, display locations and setback requirements, the project is compatible with surrounding land uses and zoning designations and will not interfere with the use and enjoyment of adjoining properties.  
1. The street to the subject property has adequate capacity for the proposed use.  
1. The project has been revised and amended by the conditions of project approval to conform to the requirements of Title 17 of the Logan Municipal Code, the City of Logan Public Works Standards and Specifications, and the requirements of various departments and agencies.
1. The project is compatible with existing land uses within the Commercial (COM) zoning district.
1. The permit is issued in conformance with the Logan Municipal Code Title 17 requirements.  

[Moved: Commissioner Fonnesbeck   Seconded: Commissioner Price   Passed: 4-1]
 Yea: D. Adams, A. Fonnesbeck, R. Price, G. Smith    Nay: S. Stokes     Abstain

PC 14-005  Eagle Subdivision & Rezone  Subdivision, Conditional Use & Design Review Permit, Code Amendment, Zone Change & Future Land Use Map Zone Change.  Andrea Wilson-Lincoln Ridge Properties LLC/Fraternal Order of Eagles #3114 request a 2-lot subdivision with a Future Land Use Plan Map amendment from Detached Residential (DR) to Mixed Use Center (MUC) and a rezone of the property from Traditional Neighborhood Residential (NR-6) to Community Commercial (CC) should the pending ordinance be approved, or a Commercial (COM) zone and a 6,000 SF professional office on 3.0 acres located at 170 West 900 North; TIN 05-047-0037.

STAFF:  Ms. Reeder reviewed the Staff Report as written, recommending approval.  Staff recommends that this property is appropriate for rezoning and permitting for development of the professional office as proposed. This site has a number of unique circumstances that meet the intent of the Community Commercial zone.  The Fraternal Order of Eagles is a legally existing, nonconforming facility and there are other non-residential amenities in the area such as Kubex and churches.  Long-term transportation plans indicate 200 West as a minor arterial even if a couplet scenario is not implemented and a 100 West connection is not constructed.  The roadway is not ideal for single family development and residential development would hinder the Public Works Department from providing for corridor preservation.

The project proposed is a professional office for a real estate office.  The hours would not negatively impact the neighborhood and landscaping buffers and setbacks are provided.  The applicant has indicated that the traffic impact of their business is minimal.  Traffic would be during business hours and typically by appointment.  The design meets minimum requirements and is not residential in nature but is consistent with other commercial buildings in the area and provides for an interesting and attractive building.

PROPONENT:  Andrea Wilson, owns the real estate company which will occupy the building, said they were drawn to this particular location because of the amount of open space.  They are going to keep the building footprint as small as possible with a plan for landscaping and improvements.  The intent is to share the parking lot with the Federal Order of Eagles (FOE) as they will have different operating hours.  They are more than willing to work with the City on the right-of-way for corridor preservation. The desire is to make the area more appealing for the community with a building that will compliment the Kubex building to the north.  Her goal is for minimal impact and to add a “fresh face” to the area.  



PUBLIC:  Andrea Wilson spoke with the HOA for Spring Haven, the subdivision to the west of the Eagles property on 200 West.  She showed them her proposal and they put together a petition in favor of the project.  There 30 signatures on the petition which come from the majority of the 25 residences in the subdivision.  A copy of the petition was distributed to the Commission members prior to the meeting.

Ken Hoskisson, 228 West 890 North, is in favor of the project as it has been presented to the residents.  He thinks it will be a nice building with positive improvements to the site.  He believes this project is better than residential development because of less traffic.  

Gene Jenkins, 220 West 775 North, has been a homeowner in the area for 43 years. He explained that 25-30 years ago the neighborhood fought to get the area zoned residential and he is not in favor of the request for a zone change.  The area is inundated with multi-family structures and mid-block developments and he strongly believes this property should remain single-family residential.  

Melanie Peterson, 183 West 800 North, lives just south of the property. The first indication that anything was happening with the property was when she saw someone measuring the area.  She and her husband then contacted the FOE to find out what the plans were.  Her concerns included how the open space area would be used, the size of the building and the long-term plans for the roadway.  She said the area needs residential stability, especially within the schools.

Tom Knowles, 789 North 150 West, expressed concerned about future road plans.  The current volume of traffic, especially on 200 West 1000 North during busy times, is quite heavy.  He would prefer seeing single-family homes on this property to provide more residential stability.  

Ann Geary, representing the Logan School District, advised that the northwest area needs more single-family homes and they would not like to see this property rezoned from residential.  

Harry Kanes, an elected trustee of the FOE, is spearheading the sale of the property and has been working with the proponent.  He advised that the property will be sold and believes this project is the best alternative.  He would not like to see more “cookie cutter houses”.  Businesses add value to the surrounding area and the proposed improvements will be beneficial for everyone.

Commissioner Stokes asked how long the FOE has been at this location.  Mr. Kanes said it has been there since approximately 1965.  The building is in need of maintenance and the money from the sale of the land will allow the improvements to be made.  He pointed out that the FOE uses the parking lot in the evenings and the proponent will use it during the day (standard business hours). 

Andrea Wilson reiterated that they are willing to place the building as far north on the property as possible to minimize any impact.  The entrance will be from 200 West (the same as the FOE).  She said her real estate firm intends on occupying the majority of the building, with a possible mortgage lender (or similar industry-type business) renting a portion. The plan for landscaping improvements and sidewalk will greatly improve that area.

Katie Fultz, 816 North 200 West, bought her home six months ago.  She likes the idea of this project, especially the landscaping and addition of a sidewalk.  She wants to make sure there is a setback from the homes that are currently there. Her husband, Jordan Fultz said this is a good use for this property. He would be concerned with homes being built there with FOE serving alcohol.  

COMMISSION: Commissioner Stokes asked about the right-of-way alignment options and alternatives.  Bill Young, the City Engineer, advised that there is nothing specifically planned for the 100/200 West transition at this stage.  He has met with the proponent and they are amenable to putting the building further to the northeast and negotiating the preservation of a corridor for the right-of-way. 
Commissioner Price was excused from the meeting at 6:50 p.m. 

Commissioner Stokes pointed out that all neighborhoods desire more single-family homes.  The challenging element with this project is the size of the property; building homes is not pragmatic. The idea of sharing the parking lot is a good utilization of what already exists.  The additional landscaping will be a great benefit.

Mr. DeSimone confirmed for Commissioner Stokes that the proponent will be responsible for water retention when the parking lot is improved.
 
Commissioner Fonnesbeck, who lives in the area, is conflicted about the zone change and amendment to the Future Land Use Plan; however, she does believe that the proposed improvements will be a benefit to the community.  

Commissioner Stokes noted that the signed petition in support of the project is typically not seen in these types of projects. 

MOTION:  Commissioner Stokes moved to forward a positive recommendation to the Municipal Council for an amendment to the Future Land Use Plan from Detached Residential (DR) to Mixed Use Center (MUC) and rezone the property located at 170 West 900 North from Traditional Neighborhood Residential (NR-6) to Community Commercial (CC).  Commissioner Smith seconded the motion.

FINDINGS FOR APPROVAL FOR THE FUTURE LAND USE PLAN MAP AND ZONING DESIGNATION AMENDMENT
1. The change in map boundaries is compatible with the appropriate goals and policies in the General Plan.
1. The change in map boundaries is consistent with the City’s Capital Improvement Programming for new infrastructure within the area affected by the map amendment.
1. The location of the subject property is compatible with the purpose of the Community Commercial zoning district.
1. The subject property is suitable for all development within the Community Commercial zone without increasing the need for variances or special exceptions.
1. The infrastructure providing access and utility services to the subject property have adequate capacities or a suitable level of service for permitted uses in the Community Commercial zone.
1. The project met the minimum public noticing requirements of the Land Development Code and the Municipal Code.

[Moved: Commissioner Stokes   Seconded: Commissioner Smith   Passed: 3-1]
Yea: D. Adams, G. Smith, S. Stokes     Nay: A. Fonnesbeck      Abstain

MOTION:  Commissioner Stokes moved to conditionally approve a Subdivision Permit for the 2-lot Eagle Subdivision and a Conditional Use Permit and Design Review Permit for a 6,000 SF professional office at 170 West 900 North with the amended conditions of approval as listed below and as outlined in PC 14-005.  Commissioner Smith seconded the motion.

CONDITIONS OF APPROVAL 
1. Standard conditions of approval are recorded and available in the Community Development Department.
2. The project is subject to the proposed Future Land Use Plan and Zoning Map amendment being approved.
3. Parking will be reviewed through an Alternative Parking Plan as indicated in LDC §17.38.050.
4. A Performance Landscaping Plan, prepared in accordance with LDC §17.39 shall be submitted for approval to the Community Development Department prior to the issuance of a building permit. The plan shall include the following:
a) Street trees will be along frontages at a minimum of 1 tree per 30’ of frontage, species as approved by City Forester.
b) 20 trees per gross acre of land and 50 shrubs/perennials/ornamental grasses per gross acre of land shall be planted throughout the property (25 % shall be evergreen) as per LDC §17.39.050.  A minimum of 2 species of trees are required.
c) Vertical landscape shall be provided in bermed areas to visually screen parking areas. Plant species should vary and provide visual interest year round.  
5. 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
i. Fire Apparatus access roads/fire lanes shall extend to within 150’ of all portions of the exterior walls of the first story, as measured by an approved route around the exterior of the building or facility.
ii. Fire hydrants shall be provided within 400’ of all areas of each building, as measured by an approved route around the first story exterior of the building. Current fire hydrant located at 855 North 200 West.
iii. A 6,000 SF building of Type V-B Construction requires 2,000 gpm of fire flow.  Current available fire flow at hydrant #0207 located at 855 North 200 West is 3,328 gpm. Fire flow is adequate.
	b. Light and Power  
i. A One Line Diagram, a Load Data Sheet, a Digital Site Plan in Auto Cad format (DWG) and Public Utility Easements (PUE) on all property lines, 5’ PUE on all property lines facing a road and a 10’ PUE on all other property lines.
	c. Environmental (Waste Management)  
i. The project can share the dumpsters with the FOE facility.
	d. Engineering 
i. The City Transportation Master Plan and the recent One Way Couplet Study show a future connection between 100 West and 200 West in the vicinity of the proposed development.  Need to work with Logan City Public Works to establish a future right-of-way on this parcel and develop the site based on this future alignment.
ii. 900 North will be reviewed for compliance with right-of-way width requirements.
iii. Development shall construct curb, gutter, sidewalk and park strip along existing street frontages on 900 North and 200 West.
iv. All property lines shall have a Public Utility Easement as required by City Standards.
	e. City Forester  
i. Street trees are required on 30’ intervals (minimum) on street frontages.
	f. Water  
i. Need to make sure that the water, irrigation, and if needed, fire protection can be supplied.

FINDINGS FOR APPROVAL 
1. The subdivision meets the findings as required in LDC §17.47.050.
2. The permit conforms to the requirements of Title 17 of the Logan Municipal Code.
3. The use of the property as a professional office conforms to the requirements of Title 17 of the Logan Municipal Code and is listed as a conditional use in the Use Table.
4. The proposed building is compatible with surrounding land uses and will not interfere with the use and enjoyment of adjoining or area properties.
5. The streets providing access and other infrastructure to the subject property have adequate capacities or a suitable level of service for the conditional use.
6. The use is compatible with neighborhood uses and character while preserving and enhancing the character of the neighborhood.
7. The use provides adequate off-street parking in conformance with Title 17.
8. The project, as conditioned, conforms to landscaping requirements in Title 17.
9. The project met the minimum public noticing requirements of the Land Development Code and the Municipal Code. 

[Moved: Commissioner Stokes  Seconded: Commissioner Smith   Passed: 3-1]
Yea: D. Adams, G. Smith, S. Stokes     Nay: A. Fonnesbeck      Abstain

PC 14-006  Bridgerland Square (Al’s Sporting) EMD Sign & Code Amendment Design Review Permit & Code Amendment.  Dave Abraham-Architectural Nexus/Jason Larsen, authorized agent/owner request to amend the Land Development Code (LDC) to allow for larger Electronic Message Display (EMD) signs on projects with more than 450 linear feet of frontage, and obtain a Design Review Permit for a new monument EMD sign for the Bridgerland Square commercial center located at 1051 North Main Street in the Commercial (COM) zone; TIN 05-042-0085;0120.

STAFF:  Mr. Holley reviewed the Staff Report as written, recommending approval.  Over the last three years there have been three EMD sign related amendments debated, with the last being an adopted sign code amendment on August 7, 2012 (PC 12-028). This amendment involved forming a signage committee that included local business owners, sign manufacturing employees, citizens and City Council members with the goal of developing a sign code that could satisfy the needs of all interest groups involved. During these committee meetings it was expressed by business owners that animation and the ability to flip through messages (dwell time) relatively quickly was important and that a compromise could be made on the size. Flashing and excessive brightness was considered the most offensive impact by the vast majority of the committee. YESCO employee Michael Freeborg made several presentations and ultimately made recommendations for an amendment. The outcome of this committee and process has merit in and of itself, because it shows how interest groups with differing agendas came together and reached a compromise that became the accepted standard. 

The applicant requesting this amended has expressed the argument that by separating a large project into smaller projects, one could install multiple EMD signs along the same amount of street frontage to gain additional exposure. This argument has validity because Staff believes that cleaner and consolidated signage reduces clutter and improves the City’s overall image and appeal. Another argument is that EMD signage is a new and evolving technology, and while the EMD section was adopted less than two years ago, frequent sign code amendments are worth debating. 

PROPONENT:  Dave Abraham, from Architectural Nexus, explained that the goal is to have a slightly larger, aesthetically pleasing sign.  A larger project should be incentivized with the possibility of having a larger sign than smaller developments.  There is great value in having one larger sign versus many smaller signs.  

Jason Larsen, the Project Manager of Bridgerland Square, pointed out that there are four separate parcels along Main Street, with each business wanting their own sign.  The desire behind this proposal is to keep continuity throughout the entire project, to help keep the streetscape clean and have one EMD sign (similar to the one at the Pinecrest Shopping Center) where all the tenants can have advertising space.  

PUBLIC:  None

COMMISSION: Chairman Adams asked about sign dimensions.  Mr. Holley advised that there is a limit on height (not higher than 8’); however the sign can be designed in any fashion, as long as the SF requirements are met.  

Commissioner Stokes noted that the topic of ambient lighting and measuring sign brightness, although not appropriate for this meeting, should be discussed at a later time. 

Mr. Holley noted, as a point of clarification, that the Code reads one sign “per project” and technically Bridgerland Square is considered one project. He also noted that the Code currently allows three monument signs (one EMD that is not allowed to be bigger than 32’).  This request is only to increase the size of the EMD sign, not the number of signs allowed. 

Chairman Adams asked if approval would open up any future problems or concerns.  Mr. Holley said that Staff does not anticipate any problems and appreciates the fact that it is based on larger-scale projects only. 

Commissioner Stokes noted that the size of this project warrants a larger sign; a smaller sign would look out of scale.  

MOTION:  Commissioner Stokes moved to conditionally approve a Design Review Permit with the conditions of approval as listed below and forward a recommendation for approval to the Municipal Council for an amendment to the Land Development Code as outlined in PC 14-006.  Commissioner Fonnesbeck seconded the motion.

CONDITIONS OF APPROVAL
1. Standard conditions of approval are recorded and available in the Community Development Department.
2. The monument sign is approved at no larger than 72 SF; an EMD portion no larger than 32 SF.
3. Contingent upon the LDC amendment request passing as proposed, the monument sign is approved at no larger than 72 SF, with an EMD portion no larger than 47 SF.
4. No off-premise advertising shall occur on any portion of the sign.
5. The proposed EMD sign transitions, frame effects, dwell time, operational characteristics shall comply with LDC §17.40.160.
6. The following transitional effects are prohibited: flashing, blank white transitions, blinking, starbursts and any frame effect not listed as permitted in LDC §17.40.160.C.
7. Each message/ advertisement (spot) displayed on the EMD shall have a dwell time of a minimum of three (3) seconds. 
8. Brightness levels shall not exceed the illumination standards indicated in LDC §17.40.160.C.6.
9. This EMD sign and any other permanent commercial signage proposed on this property shall obtain a sign permit from the Department of Community Development prior to installation. Exact sign measurements, both existing and proposed, shall be reviewed for compliance. The sign permit shall be issued as per LDC 17.40.
10. Any proposed exterior lighting intended to illuminate signage on this property shall be down lit and have a concealed lighting source.

FINDINGS FOR APPROVAL
1. The project has been revised and amended by the conditions of approval to address the issues and concerns raised within the public and administrative records.
2. The project has been revised and amended by the conditions of approval to conform to the requirements of Title 17 of the Logan Municipal Code, the City of Logan Public Works Standards and Specifications, and the requirements of various departments and agencies.
3. The project is compatible with existing land uses and zoning regulations for Commercial zones.

[Moved: Commissioner Stokes   Seconded: Commissioner Fonnesbeck   Passed: 4-0]
 Yea: D. Adams, A. Fonnesbeck, G. Smith, S. Stokes     Nay:       Abstain:  



WORKSHOP ITEM(S) for February 27, 2014 meeting
· PC 14-007  Gardens 5-plex
· PC 14-008  Pinecrest Village Subdivision
· PC 14-009  Meadow Creek Subdivision
· PC 14-010  Champlin Assisted Living/Code Amendment
	
Meeting adjourned at 8:07 p.m.




Minutes approved as written and digitally recorded for the Logan City Planning Commission meeting of February 13, 2014.




___________________________________		___________________________________
Michael A. DeSimone					Amanda Davis
Community Development Director			Planning Commission Chairman  




___________________________________		___________________________________
Russ Holley						Amber Reeder 
Senior Planner				 	Planner II 




___________________________________		 
Debbie Zilles					  
Administrative Assistant				 	  
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