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   Project #22-040 

          Homestead Commercial Building Revision  
Located at approximately 650 West 400 North 

 
 
 
REPORT SUMMARY… 
Project Name: Homestead Commercial Building Revisions 
Proponent / Owner: Klair Fullmer / 200 North Land Holdings LLC  
Project Address: 650 West 400 North 
Request: Design Review  
Current Zoning: Mixed Use (MU) 
Type of Action: 
Hearing Date 

Quasi-Judicial   
July 28, 2022 

Submitted By: Russ Holley, Senior Planner 
 
 
RECOMMENDATION 
Staff recommends that the Planning Commission conditionally approve a Design Review 
Permit for Project #22-040, Homestead Commercial Building Revisions, in the Mixed Use (MU) 
zone located at approximately 650 West 400 North., TIN #05-127-0003 
 
Current Land use adjoining the subject property 
North: COM: Mobile Home Park East: COM: Commercial Uses 
South: CS: Commercial Uses  West: CS: Commercial Uses 

 
History & Project Proposal  
This property was rezoned from Commercial to Mixed Use in 2020 and a Design Review Permit 
was issued for 479 dwelling units and 7,900 SF of commercial space in April of 2020. The 400 
North Street extension was dedicated with that project all the north side of this project. The 
overall Homestead project included four phases over the nearly 24-acre project site. In July of 
2021, approvals were granted that changed the building layouts and configurations within the 
north phases of the project. The Homestead project is currently under construction and is 
approximately 70% completed.     
 
This proposal includes changing the originally approved commercial building from two stories in 
height to one story and making adjustment to the building footprint and parking lot layout. The 
new 7,800 SF commercial building is still situated at the northeast corner of the overall site 
directly adjacent to the new 400 North Street extension. The building is designed in a way that 
could accommodate a single or multiple commercial tenants. At approximately 1,100 SF for 
each partition, up to a maximum of seven commercial tenants could occupy this building. 
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Figure 1 shows the site plan 
 
Setbacks 
The Land Development Code (LDC) requirements for setbacks in the MU zone are as follows 
(as measured from property lines): 
Front (min-max):  0-10’ 
Side:    8’ 
Rear:    10’ 
Parking (front):  10’ 
Parking (side/rear):  5’ 
 
The proposed building and parking area are shown at the following: 
Front (north):   ~7’  
Side (east/west):  8+’ 
Rear (south):   85’ 
Parking (front):  70’ 
Parking (side/rear):  5’ 
 
The proposed project meets all setbacks as proposed.  
 
Lot Coverage 
The LDC 17.10.100 establishes a maximum lot coverage of 60% (building(s) footprint) to total 
site in the MU zone. The proposed 7,800 SF building sits on a 1.02-acre site, equaling an 18% 
lot coverage. As proposed, the project complies with the maximum lot coverage in the LDC.   
 
Site Layout & Pedestrian Circulation  
The LDC 17.30 require projects to provide pedestrian circulation and street connectivity. The 
proposed site layout and pedestrian circulation shows a new sidewalk connection from 400 
North to the building entrances. The plan shows a small missing gap between the sidewalks 
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connecting the other Homestead residential areas and this building near the west side of the 
site. As conditioned with this missing sidewalk gap being installed, the project complies with the 
pedestrian circulation requirements in the LDC.  
 

 
Figure 2 shows the proposed front and rear facades (North and South) 
 
Parking Requirements 
The LDC requires a range of parking based on individual commercial land uses. Common 
commercial parking requirements are 1.0 parking stalls per every 300 SF of office space and 
1.0 parking stalls per every 250 SF of retail/commercial services space. The LDC 17.31.040 
requires bike racks for commercial land uses.  
 
The proposed project shows 37 parking stalls in the rear parking lot south of the building. At this 
ratio of approximately 1 parking stall per every 210 SF, the proposed parking will likely comply 
with LDC parking requirements for a wide variety of business types. As each new business 
applies for a business license, City Staff will review the application for parking compliance prior 
to approvals. As conditioned with parking compliance at the time of business licensing and the 
installation of a bike rack, the project meets the minimum requirements of the LDC.  
 
Building Orientation & Elevations 
The LDC 17.12 indicates that buildings in the MU zone shall have four-sided architecture and a 
mix of materials. Acceptable building materials are masonry, stucco, fiber-cement board, wood 
and metal. Material mixes shall wrap all four sides of buildings and blank walls exceeding 40 
linear feet are prohibited. Vertical dimensions of blank wall shall not exceed 12 feet and roof 
forms should be varied for visual interest. Buildings should be oriented to the street with primary 
entrances. Alternatively, in cases where the primary entrance is not facing the street, the street 
facing façade shall closely mimic that of the primary entrance façade. Surface parking lots are 
prohibited between the street and the building (front yard areas) and required to be at the side 
or rear of the building. Commercial/Mixed Use buildings are required to have 50% transparency 
(fenestration) along ground-floor street frontages. As proposed the building design shows four-
sided architecture, a mix of materials and minimal blank wall areas. Excluding the parapet, the 
street facing façade is shown at 50% transparency. As submitted, building designs meet the 
LDC requirements.  
 
Open Space & Landscaping   
The LDC 17.07.090 requires 10% open space and an additional 10% useable outdoor space in 
the MU zone. The LDC 17.35 generally describes open space as vegetation or landscaped 
areas, while useable outdoor space is typically decks, patios and other similar outdoor 
amenities. The 1.02-acre (44,431 SF) project site requires 4,443 SF of open space and 4,443 
SF of outdoor space totaling 8,886 SF of open and outdoor space.  
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The LDC 17.32 requires minimum landscaping for overall visual aesthetics, ecological reasons, 
visual screening, shading purposes and enhancement of the outdoor experience. The LDC 
requires a minimum of 20 trees and a combination of 50 shrubs, flowers and ornamental 
grasses per acre of land for commercial projects. At 1.02-acres, 20 trees and 50 shrubs, 
perennials and ornamental grasses are required as per the LDC.  As conditioned with minimum 
open space and landscaping numbers, the project complies with the LDC.  
 
Lighting 
The LDC 17.37.090 requires adequate lighting that adds aesthetic quality and improves safety 
while mitigating unnecessary glare, sky glow and light trespass. The LDC limits freestanding 
pole height to 32 feet and luminaire fixtures on buildings and canopies to be concealed source, 
down-cast and shielded from neighboring properties. Light measurements are required to range 
between 0.5 – 4.0-foot candles, so areas are sufficiently safe, but not excessively bright. As 
submitted, no exterior lighting has been shown. As conditioned, the project meets the 
requirements of the LDC.  
 
AGENCY AND CITY DEPARTMENT COMMENTS 
Comments were solicited from the following departments or agencies: 
 
●   Environmental  ●   Water 
●   Engineering  ●   Light and Power 
 
PUBLIC COMMENTS 
Notices were mailed to property owners within 300 feet of the subject property. As of the time of 
this report, no comments have been received.       
 
PUBLIC NOTIFICATION 
Legal notices were published in the Herald Journal on 7/16/22, posted on the City’s website and 
the Utah Public Meeting website on 7/18/22, and mailed to property owners within 300 feet on 
7/11/22.  
 
RECOMMENDED CONDITIONS OF APPROVAL 
This project is subject to the proponent or property owner agreeing to comply with the following 
conditions as written, or as may be amended by the Planning Commission. 

1. All standard conditions of approval will be recorded with the Design Review and are 
available in the Community Development Department. 

2. This permit authorizes a 7,800 SF of commercial building at the northeast corner of the 
Homestead project.   

3. The commercial building shall provide 37 parking stalls and each subsequent business 
license application shall be reviewed and approved for parking compliance based on 
business type.  

4. The site shall have a bike rack installed prior to occupancy.  
5. The missing sidewalk gap connecting the residential areas to the south to the 

commercial building shall be filled so that a complete pedestrian sidewalk network 
connects throughout the site and to 400 North.  

6. The building design and materials are approved as submitted.  
7. Surface parking lots cannot contain more than 20 stalls in a row without a landscape or 

sidewalk break as per LDC 17.31.140 Change to reference 17.32.070 instead of 17.31. 
8. Parking lot and sidewalk intersections shall have painted pedestrian crosswalks 

installed.   
9. A performance landscaping plan, prepared in accordance with §17.39 of the LDC, shall 

be submitted for approval to the Community Development Department prior to the 
issuance of the building permit. The plan shall include the following: 

a) Open Space and Useable Outdoor areas shall total a minimum of 8,886 SF.  
b) 20 trees and 50 shrubs/perennials/grasses shall be provided for this project.  
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c) 18 SF of interior parking lot landscaping shall be provided per parking stall 
contained within the surface parking area as per LDC. 

d) Street trees shall be provided where they currently do not exist at every 30 feet 
on center. The City Forrester will determine tree species.   

10. All dumpsters shall be visually screened or buffered from public streets by using fencing, 
walls and landscaping. 

11. Rooftop mechanical and/or building wall mechanical equipment shall be placed out of 
view from the street or screen from view from the street.  

12. Exterior lighting shall be concealed source, down-cast and shall not illuminate or cast 
light onto adjacent properties.   

13. 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. 

14. Fencing shall be provided along the west side at six feet for safety and buffering purposes. 
Along the east side a decorative fence with enhance landscaping shall be installed along 
the railroad border.  

15. Surface storm-water retention and detention facilities shall be located at least 20 feet away 
from public streets and buffered from view.   

16. 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. 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 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.  
b. Engineering —contact 716-9160 

• All access from the Homestead development onto 400 North shall align with the 
access from the approved accesses from the lot on north side of 400 North. East 
proposed access to 400 North is not allowed. 

• Provide water shares or In-Lieu fee for increased demand to City water system to 
comply with State sourcing requirements per State Administrative Code R 309-510-7. 

• Provide storm water detention or retention ponds per Logan City Storm Water Design 
Standards.  This includes the onsite retention of the 90% storm event utilizing Low 
Impact Design Methods.  Provide a Storm Water Pollution Prevention Plan and NOI 
per Utah State requirements for City review and approval.  Also, provide a Storm 
Water Maintenance Agreement for the development. 

• Provide a geotechnical report that addresses at a minimum the following for road and 
storm water design: 1) California Bearing Ratio at the proposed pavement section 
subgrade location, 2) the percolation rate per City Storm Water Design Standards, 3) 
the elevation of the historical high ground water. 

• The minimum pavement section required for all City right of way through the 
development shall be that for a Minor Arterial Road as shown in the Logan City 
Design Standards. 

• Construct all infrastructure and road/right of way improvements on 400 North. 
• Provide a Private Water Utility Agreement for all private water lines. 
• Plans call for an access to 400 North where the future road is to be constructed by 

the City.  Provide road/right of way/utility improvements to centerline of 400 North 
across property frontage. 
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• Relocated proposed fire hydrant to the end of the proposed new 12” water line in 400 
North to allow for maintenance of the 12” line until line is extended and connected to 
600 West. 

c. Water —contact 716-9627 
• Each unit’s water main needs to have its own RP (ASSE1013) installed and 

tested on the water main as it enters each unit/ building before any branch offs or 
possible connections inside or outside of building. So, each unit is independently 
controlled and protected. Properly sized drain required to serve dump port of 
these backflow assemblies. 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 water into them and annually thereafter. 

• Fire suppression systems that connect to Logan City water (with no added 
chemicals) must have a minimum DC (ASSE1015) installed and tested. Fire 
risers and B/F assemblies must be installed 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. Light and Power —contact 716-9722 
• Logan City Light and Power; Requires 1-Line Diagram,  A Logan City Load Data 

Sheet, A Digital Site Plan In Auto CAD (DWG) Format and PUE’s Public Utility 
Easement 10’ Easement On All Property Lines That Face A Road Way, And A 5’ 
Easement On All Other Property Lines.   

 
RECOMMENDED FINDINGS FOR APPROVAL FOR THE DESIGN REVIEW PERMIT 
The Planning Commission bases its decisions on the following findings supported in the 
administrative record for this project: 
1. The conditioned project 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. The conditioned project provides required off-street parking.  
4. The project meets the goals and objectives of the MU 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 conditioned project complies with maximum height, density and building design, open 
space standards and is in conformance with Title 17.  

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

7. 200 North and 400 North are adequate in size and design to sufficiently handle infrastructure 
related to the land use.  

  

 

This staff report is an analysis of the application based on adopted city documents, standard city development practices, and available information.  The report is to be 
used to review and consider the merits of the application prior to and during the course of the Planning Commission meeting.  Additional information may be revealed by 
participants at the Planning Commission meeting which may modify the staff report and become the Certificate of Decision. The Director of Community Development 
reserves the right to supplement the material in the report with additional information at the Planning Commission meeting. 
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