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PLANNING COMMISSION 

Meeting of April 9, 2009 
 

 M I N U T E S  
 

Municipal Council Chambers  City Hall  255 North Main Street  Logan, UT 84321 
 
Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, April 9, 2009.  The Chair, John Kerr, called the meeting to order at 5:30 p.m. 
 
Planning Commissioners Present:  Doug Blaser, Jeannie Simmonds, Karl Ward, John Kerr, 
Ray Robison, Leo Bravo, John Wuthrich  
 
Planning Commissioners Absent:  None 
 
Staff Present: Jay Nielson, Glen Goins, Russ Holley, Kristen Clifford, Paul Taylor, Bill Young,  
Kymber Housley. 
 
Minutes as written and recorded from the March 26, 2009 meeting were reviewed by the 
Commission.  Commissioner Simmonds motioned that the minutes be approved as submitted.  
Commissioner Blaser seconded the motion.  The motion was unanimously approved. 
 
Public Hearings 
 
09-010   Willow Creek Student Housing.   Design Review.  Rod Thompson/Nancee Winslow, 
authorized agent/owner requests two (2) student housing buildings.  Each proposed building 
would have 4 stories and 4 dwelling units on each floor, for a total of 32 units and up to 128 
students.  The site plan utilizes 2 parcels with the building being located closest to 800 East.  
Parking extends to the west and is accessed under a bridge between the two buildings on 2.4 
acres at 1150 North 800 East in the Utah State University (USU) zone; TIN #05-028-0015/0023. 
 
STAFF:  Mr. Goins reviewed the Staff Report as written and advised the Commission that the 
proponent intends this project to be the first phase of a larger development.  The proposed 
second phase would be expanded to include up to 3 additional buildings.  The anticipated 
locations of the future additional buildings are reflected on the site plan, but would need to be 
approved by means of an additional design review process.   
 
PROPONENT:  Rod Thompson, project developer, advised that this has been a goal for many 
years.  A lot of time has been put into this project to create an exceptional student housing 
development.  He advised that he and Mr. Joe Beck, the project architect, traveled to the 
University of Colorado to view some project design ideas.  
 



Planning Commission Minutes  April 9, 2009 
 

Page 2 of 6 

 
Commissioner Ward asked Mr. Thompson if he was comfortable with the recommended 
conditions of approval.  Mr. Thompson advised that he was. 
 
Commissioner Wuthrich commented that he thought the project was very nice looking and 
would be a positive addition to the University. 
 
Mr. Thompson told the Commission that he wants this to be a high-class project and will have 
very nice interior amenities.  He understood the concerns relative to parking and advised that 
there are some ideas for the future.  Mr. Goins recommended that since this issue is not 
germane to the project at this time, it can be addressed at a later time when those phases come 
before the Commission and will be subject to the ordinances and requirements at that time. 
 
Mr. Thompson advised that he appreciates and understands the access concerns that 
Commissioner Blaser addressed.  
 
Mr. Goins received a comment to share with the Commission in reference to traffic 
infrastructure.  According to Bill Young, the City Engineer, if so needed, the best permanent 
solution (should the traffic study warrant it) would be for medians on 800 East. 
 
Commissioner Wuthrich asked if there would be any fencing and Mr. Thompson said there 
would be. 
 
Mr. Joe Beck concurred with Mr. Thompson about his excitement of this project and thanked the 
Planning Staff for their assistance. 
 
PUBLIC:  Gary Smith, a resident to the west of the property, expressed a number of concerns 
beginning with the parking issue.  He indicated that Old Farm Apartments nearby is a continual 
parking problem.  He felt that the ordinance regulating the amount of parking allowed is 
significantly under what is needed, and the limited parking for the size of this project is 
insufficient.  Mr. Smith feels like there will be major issues with traffic on 800 North and 
traffic/parking hazards due to the parking allowances and the high density.  Along those same 
lines, Mr. Smith felt that garbage removal/dispensing and associated issues would be 
problematic.  Mr. Smith also voiced his concern about the height of the building.  Mr. Goins 
advised that there is a limitation in the ordinance of 45 ft., or as approved by the Commission.  
Mr. Smith wanted clarification on “..or as approved by the Commission” and asked if that put a 
restriction on height. Mr. Goins said the assumption (without seeing building plans) is that it 
would not exceed the 45 ft. height requirement.  Mr. Goins advised Mr. Smith that from Staff’s 
estimate, being on the west end of property, it would not break the skyline above the stadium.  
Mr. Smith asked about the type of fencing and was concerned about the west side, against the 
canal, as it appears that there are no barriers.  He also conveyed his concern regarding the 
noise that will evolve from the use of the grassy area and asked if there are ordinances or any 
efforts being put forth to restrict and/or contain the sound.  He advised that he would like to see 
these concerns resolved before the project is approved. 
 
Ernie Knowles, nearby resident, agreed with the concerns of Mr. Smith.  Mr. Knowles has lived 
in the area for 25 years. His foremost concern was the noise, and asked if there was a 
possibility of a building being built further to the west.  Commissioner Ward advised that 
according to the site plan, future pad sites are outlined and the retention pond is on the west 
end.  Commissioner Simmonds also informed Mr. Knowles that there are designated open 
space requirements and in order to conform to those conditions there could not be more 
buildings put in than have already been outlined. 
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Mr. Goins advised that as far as height is concerned, when adjacent to a single-family or 
residential zone, multi-family building setbacks are measured differently.  The ordinance reads 
“height maximum is one-half of the actual height to the peak of the roofline of the multi-family 
structure with a minimum of 12 feet for a 2-story or more structure”, therefore, the closer to the 
single-family area, the height is significantly reduced.  The proposed building would meet the 
applicable setbacks, including the rear setback which is adjacent to a Single-Family Residential 
(SFR) zone.   
 
Commissioner Blaser noted that it has been his experience that new projects always want to be 
good neighbors and recommended adding mature landscaping along the canal. 
 
Susanna Tibbitts, resident west of the canal, said that she had been a previous renter of Mr. 
Thompson and appreciated that the building is very nice looking.   She agreed with the 
concerns that had been brought forth.  In reference to parking concerns, she explained that 
some residents in the area have to obtain a parking permit from the University to park across 
from their home, and this problem is magnified when there is a game or event at the stadium 
which increases parking.  Another concern was taking away habitation for the wildlife in the area 
by the canal. She expressed her desire to hear what future parking ideas would be if additional 
buildings were built.  Mr. Goins informed Mrs. Tibbitts that without specific plans and/or timing, it 
is unknown if the existing ordinance would still be applicable to future projects.  Staff would rely 
on the ordinance in effect at the time of application, and the proponent would have to meet that 
requirement and/or submit alternate parking plans to be reviewed and approved.  The 
proponent, therefore, was not asked to predict or provide for future parking options for buildings 
which may or may not be built. 
 
Commissioner Simmonds asked for clarification in reference to the capacity and what the 
excess parking encompassed. Mr. Goins responded that there would be a total of 32 units 
providing a full capacity for 128 students.  The parking shown on the site plan pertains only to 
the 2 buildings in this proposal, thus any approvals would not be applicable to any future 
buildings. 
 
Commissioner Simmonds asked if there was a way the Commission could approve parking for 
the first structures since parking is adequate for this project, but future projects would have to 
conform to parking requirements at the time of application.  Mr. Goins agreed and said that the 
project is currently exceeding the ordinance requirement by 8 spaces, which could be used 
toward the next phase.  Future expansion would require approval through the design review 
process. 
 
James Tibbitts echoed the same parking concerns that his wife previously pointed out.  He 
advised that most students these days have their own cars.  He also asked if the cost of the 
apartments would be affordable to students.   Commissioner Simmonds informed Mr. Tibbitts 
that the determination of price was outside of the Commission’s scope. 
 
Keith Walker advised that he came before the Commission three years ago to have apartment 
plans approved (667 East 800 North) and still does not have a building permit as the City does 
not have water sufficient to run the required fire sprinklers.  He is concerned that with more 
apartment complexes being built, the problem will only get worse. He advised that City officials 
are aware of the water problems, but believes that nothing is being done, and no one seems to 
have any answers. He told the Commission that he was extremely frustrated and wanted to 
know what the City was going to do to help. Mr. Walker suggested putting a moratorium on 
construction until upgrades can be made with the water in that area.  
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COMMISSION: Chairman Kerr recused himself from this project and the discussion was 
directed by Vice-Chair Simmonds. 
 
Commissioner Ward asked for clarification on Mr. Goins’ statement in the Staff Report “..these 
elevations are like what we would expect to see” and wanted to know if the renderings 
presented are what the final product will look like.  Mr. Goins explained that the intent of the 
comment was that many times Staff is put into a position to have to negotiate with proponents to 
bring in high-quality projects such as this, and he was applauding Mr. Thompson’s work. 
  
Commissioner Blaser expressed concerns about traffic access and right of entry.  Mr. Goins told 
the Commission that City Engineering will conduct a traffic impact study to determine access 
issues and impacts on 800 East.  The study has not been completed and no determinations 
have been made.  City Engineering will have the final sign-off.  
 
Commissioner Blaser questioned the speed limit on 800 East (40 mph) and commented on the 
amount of traffic on that road.  Another concern expressed was in reference to the slope of the 
driveway without an ingress/egress lane. He indicated that it was not a wide driveway and he 
would like to possibly see a raised curb.  Mr. Goins said that Engineering could address that 
issue. 
 
Commissioner Wuthrich advised that the picture shows cars parking along the street and felt 
like the driveway needed to be wider for drivers to be able to pull out safely. 
  
Commissioner Blaser suggested a height clearance sign be put up over the entrance arch to the 
parking area. 
 
Commissioner Simmonds was concerned that the project could house up to 128 students but 
that the parking places fall significantly short of that. 
  
Commissioner Ward advised that the Code for student housing does not require 1 space per 
occupant. Mr. Goins further clarified that per Table 17.38.030 of the LDC requires 2 parking 
spaces per dwelling unit plus 0.25 guest parking spaces per dwelling unit with a minimum of one 
guest parking space.  This proposal includes 80 spaces, including 8 guest spaces.  As 
submitted, the project would require 64 spaces, plus 8 spaces of guest parking, for a total of 72 
spaces, and therefore exceeds the minimum parking requirement. 
 
Commissioner Ward explained that Planning Commission’s purpose, relative to this project, is 
considered a quasi-judicial action, which means the Commission can rule whether or not the 
project is in conformance with design guidelines, ordinances, and codes of the City.  He advised 
that the Commission appreciates the concerns and opinions expressed, and are sensitive to 
them, as well as often times in agreement; however, he wanted to make sure the public 
understood that there are certain things the Commission cannot change beyond changing 
codes - which would be a legislative item.  With regard to parking, he would agree that students 
bring cars and parking is often problematic, but the current code requires 2.25 spaces per unit 
and as long as a project meets the code requirement, it cannot be denied.  He commended Mr. 
Thompson for developing an excellent student housing project.   
 
Commissioner Blaser suggested having a type of card system parking, which may help keep 
parking numbers somewhat limited.  He also reiterated his encouragement of mature 
landscaping to help preserve privacy and sound.  Commissioner Ward advised that would not 
be in the Commission’s purview unless it became an issue where noise exceeded the 
ordinance. 
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Mr. Kymber Housley, City Attorney, advised that the Commission could require fencing to help 
mitigate sound because it would be Multi-Family Very High (MVH) density abutting a Single-
Family Residential (SFR) zone. If there is compelling evidence that sound is an issue then 
landscaping could be required as a buffer, not mandated, but through the design permit process 
the Commission does have that authority. 
 
MOTION: Commissioner Blaser moved that the Planning Commission conditionally approve PC 
09-010 for a Design Review permit with the height requirement not to exceed 45 ft. and 
substantial landscaping along the perimeter of project.  Commissioner Ward seconded the 
motion. 
 
[Moved:  Commissioner Blaser  Seconded: Commissioner Ward  Bravo Passed: 5, 0] 
Yea: D. Blaser, K. Ward, R. Robison, L. Bravo, J. Wuthrich      Nay:        Abstain:   
 
09-012   Walgreens Monument EMD Sign.   Design Review.  Mark Thacker/Stephen Eliason, 
authorized agent/owner requests to install a monument sign with Electronic Message Display to 
show text of store information at 999 North Main St. in the Commercial General (CG) zone; TIN 
#05-047-0013. 
 
STAFF:  Mr. Holley reviewed the Staff Report as written.  He indicated that because of the 
landscape plan that had been previously approved (REF: PC 08-038 4 ft. tall berm/landscaping 
feature - measured from top-back-of-curb- provides a complete screen of the street-side 
parking) if the sign were to be placed on top of the berm, it would be approximately 3 ft. too tall, 
therefore, it will be incorporated into the berm with smaller plantings around the sign.  He also 
reminded the Commission that the Land Development Code had been amended last summer to 
allow EMD signs certain operational characteristics/limitations (contained within condition #4 of 
the Staff Report). 
 
PROPONENT:  None 
 
PUBLIC:  None 
 
COMMISSION: None 
 
MOTION: Commissioner Wuthrich moved that the Planning Commission conditionally approve 
PC 09-012 for a Design Review permit.  Commissioner Simmonds seconded the motion. 
 
[Moved:  Commissioner Wuthrich   Seconded: Commissioner Simmonds  Bravo Passed: 6, 0] 
Yea: D. Blaser, J. Simmonds, K. Ward, R. Robison, L. Bravo, J. Wuthrich      Nay:        Abstain:   
 
Other Business 
Planning Staff met with Woodbury Corporation in reference to the exterior west/north façade 
renovation on 1460 North Main (Pine Crest Shopping Plaza).  A material board was presented 
for the Commission to review.  Planning Staff requested permission to approve this on a Staff 
level, but wanted to bring it before the Commission for authorization. 
 
Commissioner Ward moved to ratify that Staff approve the project on an administrative level.    
Commissioner Wuthrich seconded the motion.  The motion was unanimously approved. 
 
Staff and Planning Commission reviewed the agenda for the meeting of April 23, 2009 in a 
workshop setting. 
 
Meeting adjourned at 6:34 p.m. 
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Minutes approved as written and digitally recorded at the Planning Commission meeting of April 
9, 2009. 
 
 
 
___________________________________  ___________________________________ 
Jay Nielson      John Kerr 
Director of Community Development   Chairman 
 
 
 
 
 
 
___________________________________  ___________________________________ 
Debbie Zilles      Glen Goins  
Administrative Secretary    Planning Manager  
 
 
 
 
 
 
___________________________________  ___________________________________ 
Russ Holley      Kristen Clifford 
Planner II      Planner I  
 
 
 
  
 
 
 
 
 


