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Project #22-053 

Black Rifle Coffee Company 
Located at 398 North Main Street 

 
REPORT SUMMARY… 
Project Name: Black Rifle Coffee Company  
Proponent / Owner: Julianne McGee (Black Rifle) / Logan Main and 4th Pads LLC  
Project Address: 398 North Main Street  
Request: Design Review Permit  
Current Zoning: Town Center 1 (TC-1)  
Type of Action: 
Date of Hearing: 

Quasi-Judicial 
January 26, 2023 

 

Submitted By: Tanya Rice, Planner II  
 
 
RESUBMITTAL 1/26/23 – Summary of Changes 
This is a resubmitted project design and layout in response to issues and conditions raised from 
the September 8, 2022 Planning Commission hearing. The primary changes are: 
 

• Building Orientation – building now orients/fronts Main Street. 
• Building Design & Frontage – removed windows from street facing facades and added 

237’ of canopy over the drive-thru. 
• Eliminated outdoor dining. 
• Modified/Removed Dog Run – unidentified on new site plan. 
• Eliminated sidewalk access from 400 N. 

 
RECOMMENDATION 
Staff recommends that the Planning Commission conditionally approve a Design Review 
Permit for Project #22-053, Black Rifle Coffee Company, for a property located at 374 & 398 
North Main Street, TIN# 06-043-0015, 06-043-0017.  
 
Current Land use adjoining the subject property 
North: TC-1: Commercial Uses East: TC-1: Commercial Uses 
South: TC-1: Commercial Uses West: TC-1: Commercial Uses 

 
 
PROJECT PROPOSAL 
The 0.63-acre project site is located at the southeast corner of the intersection of Main Street 
and Fourth North is currently vacant and previously contained a gas station and car wash that 
were removed in 2021. The proposed project includes a new single-story 3,528 SF mixed 
commercial space (fast food/coffee/retail) covered drive-thru lane along Main Street and 400 
North, paved parking lot and landscaping. The proposed drive-thru lane wraps the building & 
property in a counter-clockwise direction. The primary entrance and paved parking areas are 
proposed on the east side of the building.   
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Figure 1 shows the proposed site plan 

 
LAND USE 
The project area is zoned Town Center 1 (TC-1).  TC-1 zone has been established to 
encourage a mix of retail, office, commercial, entertainment, residential, and civic uses within a 
compact, walkable urban form focused along Main Street or Fourth North. The purpose of this 
zone is to encourage large, intensive uses, in terms of scale, use and intensity of new 
development, into the inner core of downtown Logan. A fast food restaurant is a “permitted” land 
use within the TC-1 zoning district.  
 
DESIGN REVIEW  
The Land Development Code (LDC) 17.43 requires Design Review Permit approval for 
commercial developments to ensure high-quality design, layout compatibility and uniform 
compliance with Logan City regulations. The Planning Commission may approve or 
conditionally approve a Design Review Permit upon substantiating findings in conformance with 
Title 17 of the LDC. 
 
SITE DESIGN  
The TC-1 zone is intended to accommodate dense urban development patterns with minimal 
setbacks, high lot coverages, tall buildings, and dense residential development. Lot coverage is 
permitted to be up to 100%, building frontages are required to be a minimum 75% at the Fourth 
North and Main Street setbacks, building heights can step up to 80’ while residential densities 
can be built at 70 units/acre. Open space and landscaping are only required when surface 
parking lots are proposed or for screening purposes. 
 
Lot Coverage 
The LDC 17.10.060 establishes a maximum lot coverage of 100% (building(s) footprint) and no 
minimum lot coverage in the TC zone. The proposed building is 3,528 SF on a .63-acre (27,442 
SF) site for a lot coverage of approximately 13%. As submitted, the proposed lot coverage 
complies with the maximum allowance though is substantially less than is intended for the TC 
zone. 
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Site Layout and Building Placement 
The LDC 17.10.060 requires at least 75% of the overall width of the property along Main Street 
and Fourth North contain building mass. The front building setback is established at a range of 
0’ – 5’, meaning that the site needs to contain significant building massing located up against 
the sidewalk. As stated above, the intent of the TC zone requirements is to promote compact, 
walkable urban form focused along Main Street and Fourth North to create urban settings that 
frame streets with buildings and architecture while reducing the visual prominence of parking 
lots.  
 
To meet the required frontage requirements, the applicant has proposed a project design 
incorporating a canopy extension over the drive thru lane on the west and north sides of the 
building. The canopy is a structural element spanning over the drive thru lane that is attached to 
the 3,528 SF building and resting on concrete/brick pillars.  
 
The dimensions of the site are approximately 174’ along Main Street (north/south) and 
approximately 143’ along 400 North (east/west). The proposed building (w/o canopy) measures 
95’ along and facing Main Street while the building (w/o) canopy measures 40’ along and facing 
400 North. With an additional 35’ of canopy along the Main Street side of the building, the full 
structure is approximately 130’ in length. And, with an additional 67’ of canopy along the 400 
North side of the building, the full structure along this frontage is approximately 107’ in length.  
 
The proposed building and canopy design results in the following building frontages: 
 
Main Street Frontage: 75% (130’ building/structure length fronting a 174’ property length)  
400 North frontage: 75% (107’ building/structure length fronting a 143’ property length)  
 
In meeting the standard of building mass along the street frontages, a primary point of 
consideration is determining whether the proposed design and canopy is considered a “building” 
as defined by the Land Development Code, and therefore able to be considered in meeting the 
minimum massing & frontage requirements. According to Chapter 17.62 “Definitions”, a building 
is defined as: 
 

“Building” means a structure having a roof supported by columns or walls, for the 
housing or enclosure of person, animals or chattels.  

 
The proposed building design with a main building footprint and canopy extensions are clearly a 
building as the entire structure contains a roof supported by both walls and columns and is 
being built for the purpose of persons and property.  
 
A second point of consideration is the actual building itself. Clearly, the applicant’s business 
model for this site is a smaller building housing food/coffee/retail that is taking advantage of a 
very busy intersection with a high volume of vehicular traffic, and the canopy structure 
emanating from the primary building footprint is to meet the numerical frontage requirements of 
the LDC. While the specific frontage percentages are being met, staff’s perspective of the 
overall site & building design is that the scale, asymmetry and length of the drive-thru canopy 
structures are out of proportion to the building and the focus of the frontage becomes the 
overhead structure rather than a unified building mass or significant building presence along 
both streets. The specific comparison that has been discussed is the new In & Out Burger 
building across 400 North. Their design included covered porticos over the drive thru lanes as a 
way to extend the building mass out to the sidewalk and streetscape in order to meet the TC-1 
frontage and massing requirements. Their design achieved this by incorporating more 
significant roof lines, more significant pillars, and large architectural features placed over the 
canopies, all of which provide a sense of building mass next to the sidewalk.  
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Staff recommends the Planning Commission consider utilizing some design discretion and allow 
a reduction in canopy length (thereby frontage length) to reduce the length of the overhead 
drive-thru structure in order to gain a more appropriately scaled and proportioned building along 
400 North and direct the applicant to replace the deficient frontage with enhanced landscaped 
areas.  
 
A third point of consideration is that the proposed site design and building layout falls short in 
creating a walkable urban design as specific in LDC 17.10.040 Building Form as the overall 
layout is more conducive to vehicles versus someone walking to, or along, the site. The overall 
site and building design lacks an important visual connection to the streetscape. These specific 
points of consideration will be further discussed below.   
 
 

 
Figure 2 shows the proposed 75% building frontage as seen from 400 N. 

 
 

 
Figure 3 shows the proposed 75% building frontage as seen from Main Street. 

 
Commercial Building Setbacks 
The setback requirements in the TC-1 zone for commercial buildings are as follows: 
Front (Min/Max):  0’-5’ 
Corner (Min/Max):  0’-5’ 
Side:    0’ 
Rear:    5’ 
Parking (Front):   10’ 
Parking (Side/Rear):   5’ 
 
The following setbacks are proposed (as measured from the exterior property lines of the 
project site, at closest points): 
 
Front (Main Street):   ~2.5’ (columns/portico), 18’ (building) 
Corner (400 N.):  ~5.0’ (columns/portico), 40’ (building) 
Side (South):   ~55’ 
Rear (East):   ~90’ 
Parking (Main Street):  NA 
Parking (400 N):  ~25’ 
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As the intent of the zone is to promote an urban form, the applicant has proposed the building 
along main street near the intersection. With the proposal containing a drive-thru lane and the 
associated functional and circulation requirements, the 0-5’ setback is physically impossible. 
Considering this, the proposed drive-thru structure along both streets is within the setback 
range. All other setbacks comply as proposed.  
 
Access & Circulation 
The two existing vehicle driveways to this property from Main Street and Fourth North are 
proposed for closure and new access to the site will be through two shared accesses on the 
adjoining property to the east and the adjoining property to the south.  One vehicle entrance is 
shown on the south side of the property with parking along the east side of the building. The 
drive-thru lane wraps around the perimeter of the property. Pedestrian circulation is required for 
commercial projects and is provided via the sidewalks along Main Street, 400 N and one new 
sidewalk connecting Main Street to the building across the drive-thru lane. Staff recommends an 
additional pedestrian crossing to connect to the building from 400 N. As conditioned with cross-
access agreements from adjacent property owners and an additional pedestrian crossing, the 
project meets the requirements of the LDC.  
 
Parking  
The LDC requires one (1) parking stall for every 75 SF of dining room for a fast food restaurant 
and one (1) parking stall for every 250 SF of retail space. The proposed fast-food restaurant is 
shown with a dining area of approximately 950 SF and 360 SF of retail space. This building 
would be required to provide 16 parking stalls. The proposed project provides 26 parking stalls, 
meeting the LDC requirement. The back out area at the north end of the parking lot needs to 
meet the dimensions of 9’x20’ per LDC (Figure 17.31.090.E). This will likely eliminate one 
parking stall. The LDC also requires a bike rack for new restaurants. As conditioned with added 
bike parking and modified parking lot design to accommodate sufficient space for backing 
vehicles, the parking requirements comply with the LDC.  
 
Landscaping 
The LDC 17.10.060 does not require landscaping unless surface parking lots are proposed, or 
utility areas require green screening. When surface parking lots are proposed, the LDC 
17.32.070.C requires 18 SF of landscaping per every stall contained within. The parking lot 
landscaping can be placed on the interior or directly adjacent to the parking lot to break up the 
expanse of blank asphalt. With 26 stalls proposed, 728 SF of parking lot landscaping is 
required. The proposal includes interior planting islands and landscaping beds directly adjacent 
to the parking lot totaling more than 728 SF. Because of the drive-thru location, additional 
landscaping can be used to help screen and buffer that from public view. As conditioned with 
minimum parking lot landscaping and landscape buffers along the drive-thru, the project meets 
the landscaping standards in the LDC.  
 
BUILDING DESIGN 
Materials  
The LDC 17.12.020 states that a mixture of building materials is required for all building 
elevations. Permitted materials include masonry, stucco, wood, fiber cement board, or metal. 
Stucco (EIFS) is permitted when sufficient detail, scoring and interest is provided to the surface. 
The proposed building materials include a mixture of stucco, stone, brick, wood and metal. As 
proposed the project meets the requirements in the LDC. 
 
Transparency/Fenestration 
According to Section 17.10.040.C, the purpose of transparency in building design is: 
 

“to promote economic activity by creating active street walls and visual interest for 
pedestrians at the ground-level. They also serve to promote personal and property 
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safety by introducing more “eyes on the street” or natural surveillance of the public right-
of-way and building interiors.” 

 
While the canopy is open aired, it is covering a drive thru lane along with two blank walls on the 
west and north walls of the main building, all of which is providing a significant building presence 
along Main and 400 North. Transparency requirements for the TC-1 zone require ground floor 
frontage (street facing) commercial space to contain 60% transparency (fenestration). 
Considering building width and a 12 foot ground-floor code height, the north side would require 
285 SF of transparency and the west side would require 685 SF of transparency (60% of ground 
floor wall area). The proposal does not include transparent glazing on either street frontage, and 
in order to further elevate and integrate the importance of the building main building with the 
streetscape as well as meet the 4 sides architectural test, the design needs to be modified to 
incorporate additional transparency on these two facades of the main building.  
 
In addition to the building’s vertical wall, these façades contain a series of columns forming an 
overhead canopy structure spanning the drive-thru. The west side overhead structure is shown 
with thirteen columns and twelve openings, and the north side is shown with twelve columns 
and eleven openings. The openings adjacent to the building (three on each side) are covered 
with laser cut metal screening intended to provide privacy to the drive-thru lane (per project 
architect). The screening provides some visual interest in breaking up the monotony of the 
uniform canopy system, and maybe the Commission would want to consider that as a type or 
form of fenestration thereby reducing the amounts required for the west & north walls. The 
Commission may want to consider enhanced landscaping along the western and north 
frontages as a method for softening portions of the building & canopy. As conditioned with 
additional transparency/fenestration, the project meets the LDC requirements. 
 
Building Orientation 
The LDC 17.12.030 states that buildings and primary entrances should be oriented toward the 
street. In situations where the primary entrance is not oriented towards the street, the street 
facing façade shall have similar façade treatments/details/style found on the façade containing 
the primary entrance. The orientation and primary entrance are shown towards the east (parking 
lot) away from the street. This façade contains double glass door entryway, windows, awnings, 
roof variations. For code compliance, these types of architectural features shall be added on the 
west and north façades. As conditioned with similar architectural features found on both the 
primary entrance facade and the street façades, the project meets the LDC requirements.  
 
Building Height  
Building height in the TC-1 zone are limited to 55’ along any street facing property line and may 
be increased at a ratio of 1 vertical foot for every 2 horizontal feet up to a maximum height of 
80’. This single-story fast food restaurant is shown with the tallest portion of the building at 23' 
and the top of the canopy currently sits at 10'-9".’ These heights comply with code requirements 
as submitted.   
 
Lighting 
The LDC 17.30.090 requires adequate and appropriate site lighting that increases nighttime 
visibility, adds aesthetic quality, and improves safety while mitigating unnecessary glare, sky 
glow and light trespass. The LDC limits pole height to 32 feet, and luminaire fixtures 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. Exterior lighting has not yet been submitted. As conditioned, the project 
complies with the requirements of the LDC. 
 
SUMMARY 
The Planning Commission has several areas of discretion to consider regarding the design of 
this project. Aesthetic based regulations, such as building placement, orientation, materials, 
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fenestration and articulation, can be substantially adjusted as per LDC 17.43.080 by the 
Planning Commission based on findings of compatibility with surrounding land use patterns and 
community design. Form based requirements, such as setbacks, open space, height, lot 
coverage can only be adjusted up to 10% by the Planning Commission and based on findings of 
neighborhood compatibility. Based on the functional and space requirements of fast-food 
restaurants with drive-thru lanes, design discretion will need to be taken by the Planning 
Commission for this project to be approved. The Commission has utilized similar discretion on 
other projects with design considerations, and if applied appropriately, then a consistent 
precedence is maintained for future projects with similar circumstances. Discretionary 
considerations on transparency, orientation, building design, and frontage will need to be 
debated and conditioned appropriately by the Planning Commission.  
 
AGENCY AND CITY DEPARTMENT COMMENTS 
Comments were solicited from the following departments or agencies: 
 
●   Environmental ●   Engineering 
●   Water  
 
PUBLIC COMMENTS 
Notices were mailed and posted. As of the time of this report, no written comment had been 
received.  
 
PUBLIC NOTIFICATION 
Public notices were mailed to all property owners within 300 feet of the project site on 08/22/22. 
Legal notices were published in the Herald Journal on 08/27/22 and the Utah Public Meeting 
website on 08/29/22.  
 
RECOMMENDED CONDITIONS OF APPROVAL FOR THE DESIGN REVIEW AND 
CONDITIOANL USE PERMIT 
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) The overall frontage along 400 N may be reduced by ____ so the overhead drive-thru 

structure may be to better scale, symmetry and balance with the building.  
3) Enhanced landscaping may be used along 400 N where there is discrepancy in frontage 

percentage. 
4) The laser cut metal screening within the drive-thru pillars may be used toward the 60% 

transparency requirements along street facing facades.  
5) The transparency of the main building along street frontages shall be increased to meet 

the LDC requirements.  
6) A performance landscaping plan, prepared in accordance with §17.39 of the LDC and 

consistent with the proposed landscaping, shall be submitted for approval to the 
Community Development Department prior to the issuance of the building permit. The plan 
shall provide dense low-growing landscaping near the drive-thru lane to buffer cars and 18 
SF of parking lot landscaping per every stall contained within.  

7) The Main Street frontage right of way design (streetscape) shall match the north and south 
part of the block with widened sidewalks, tree wells and smaller planting strips.   

8) The project shall provide 16 parking stalls and a bike rack.  
9) A pedestrian crossing shall be added connecting the site to 400 North. 
10) Cross access easements are required to be recorded for vehicle access over adjoining 

properties and shall be provided at the time of building permit application.   
11) 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. 
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12) 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. 

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

14) Rooftop mechanical and/or building wall mechanical equipment shall be placed or screened 
out of view from the street. 

15) Weather protection shall be provided above all pedestrian entrances. 
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 435-716-9515 
• 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. 
• 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 435-716-9160 

• Provide water shares or In-Lieu fee for any increased demand of existing site water 
demand in accordance with Utah State Administrative Code R309-510-7 for both indoor 
and outdoor demands. 

• Any unused existing water or sewer connections to site shall be capped at the existing 
City utility main line. 

• Existing water meter is shown on the City GIS system as a 1.5 meter.  Current City 
standards call for a 1” or a 2” water meter.  Upsize the water meter barrel, setter, and 
meter based on required meter size for the development.  Note the service line from the 
City water main line shall match the required meter size unless approved otherwise by 
the Logan Water Department. 

• Site is less than an acre and therefore shall not be required to comply with State Storm 
Water onsite retention requirements.  Site shall provide detention/retention for the 100 
year storm event per Logan City Design Standards.  It also appears that this is part of a 
future larger site development.  This could change this comment if the combined 
projects becomes equal to or greater than 1 acre. 

• A site Sediment and Erosion control plan shall also be prepared and submitted to the 
City for construction activities.  This could change this comment if the combined 
projects becomes equal to or greater than 1 acre. 

• All access from site to public roads shall be required to be reviewed and approved by 
the UDOT CAMP process.   

• All construction within Man Street and Fourth North shall be in compliance with UDOT 
standards. 

• City will require a sewer video of sewer lateral as part of the final acceptance of the 
development. If the existing sewer line is not up to current City standards it will be 
required to repaired/replaced to meet City standards. 

c. Water/Cross Connection – contact 716-9627 
• The buildings water main needs to have a RP (ASSE1013) installed and tested on the 

water main after the water meter, as it enters the building before any branch offs or 
possible connections inside or outside of building. Properly sized drain required to serve 
the backflow assemblies dump port. All backflow assemblies must be tested within 10 
days of turning in water to them and annually thereafter. Refer to Utah State 
Amendment # 608.1.1,608.1.2,608.1.2.1 for installation criteria. 
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• All landscape irrigation system’s fed from Logan City water must have a high hazard 
rated backflow assembly installed and tested.  All backflow assemblies must be tested 
within 10 days of turning in water to them and annually thereafter. 

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

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

d. Light and Power Department – contact 716-9722 
• Requires 1-Line Diagram, A Logan City Load Data Sheet, A digital site plan in Auto 

CAD (DWG) Format. 
• PUE’s Public Utility Easement 10’ Easement on all property lines that face a roadway, 

and a 5’ easement on all other property lines.   
• Contact Matt for power location and a meeting on site. 

 
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 proposed project is compatible with surrounding land uses and will not interfere with the 

use and enjoyment of adjacent properties. 
2. The Design Review Permit conforms to the requirements of Title 17 of the Logan 

Municipal Code. 
3. The proposed project provides required off-street parking.  
4. The project meets the goals and objectives of the TC-1 designation within the Logan 

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

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

6. Main Street and Fourth North provide access and are adequate in size and design to 
sufficiently handle all traffic modes and 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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	RESUBMITTAL 1/26/23 – Summary of Changes
	This is a resubmitted project design and layout in response to issues and conditions raised from the September 8, 2022 Planning Commission hearing. The primary changes are:
	 Building Orientation – building now orients/fronts Main Street.
	 Building Design & Frontage – removed windows from street facing facades and added 237’ of canopy over the drive-thru.
	 Eliminated outdoor dining.
	 Modified/Removed Dog Run – unidentified on new site plan.
	 Eliminated sidewalk access from 400 N.
	RECOMMENDATION
	Current Land use adjoining the subject property
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	RECOMMENDED CONDITIONS OF APPROVAL FOR THE DESIGN REVIEW AND CONDITIOANL USE PERMIT
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