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       PLANNING COMMISSION MINUTES 

Meeting of July 8, 2021 
 

   Logan City Council Chambers (290 N 100 W Logan, UT 84321) www.loganutah.org 
 

Minutes of the meeting for the Logan City Planning Commission convened in regular session on 
Thursday, July 8, 2021.  Chair Dickinson called the meeting to order at 5:30 p.m. 

  

Commissioners Present:  Regina Dickinson, Sandi Goodlander, Jordy Guth, Ken Heare, David 
Lewis, Jessica Lucero 
 
Commissioners Excused:  Roylan Croshaw 
 
Staff Present: Mike DeSimone, Russ Holley, Tanya Rice, Kymber Housley, Mohamud Abdullahi, 
Tom Dickinson, Ben Anderson, Jeannie Simmonds (City Council Liaison), Debbie Zilles 
 
Commissioner Guth moved to approve the minutes from the June 24, 2021 meeting as submitted. 
Motion seconded by Commissioner Lucero. The motion was approved unanimously.  
 

PUBLIC HEARING  
 

 
 
STAFF:  Mr. Holley reviewed the project and the proposed changes: 
 
Phase 3 Changes 
 

The 2.62-acre area near 200 North along the southern edge of the project site is proposed with the 
same density and general layout. The proposed building design changes include fenestration, 
colors, materials, roof type, and footprint size. The Land Development Code (LDC) allows 30 units 
per acre in the MU zone. The LDC requires a 60% building frontage and a maximum front setback 
of 10’. The LDC states that multi-family residential projects comply with building design residential 
standards in the Mixed Residential (MR) code sections.  
 
Density for Phase 3 is proposed at 20.9 units per acre. The proposed building frontage is 58%. At 
391’ wide, the parcel would require a 234’ wide building to achieve a 60% frontage. The proposed 
building is 229’ wide at its widest point (225’ directly adjacent to the street or 57% of building 
frontage). The originally approved Phase 3 building footprint was approximately 20’ wider and 
exceeded the minimum 60% frontage requirement. The proposed front setback (to the solid vertical 
wall) is at 13’ and over the maximum setback of 10’ x 3’. The proposed building design shows the 
minimum 15% transparency on street-facing facades and a mix of materials, colors, and 
articulation as per the Mixed Residential facade design standards. As conditioned with compliance 
with maximum setbacks and building frontage minimums Phase 3 changes comply with the 
regulations in the LDC. The Planning Commission can consider utilizing their design discretion 
authorized in LDC 17.43.080 for those areas that fall within a 10% deviation. 
 
Phase 4 Changes 
 

PC 21-035 Homestead Changes [Design Review & Subdivision Permit] Bracken Atkinson/200 
N. Land Holdings LLC, authorized agent/owner, request a 4-lot subdivision and changes in the 
previously approved Phase 3 & 4 of the mixed-use Homestead project located at 695 West 200 
North in the Mixed Use (MU) zone; TIN 05-062-0031. (Ellis Neighborhood) 
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The 11.18-acre area is now proposed to be subdivided into three smaller lots and broken into 
phases 4, 5, & 6. Phase 4 is the proposed 7,500 SF commercial building located at the northeast 
corner of the project near 400 North. Phase 5 is the proposed north Senior Living 55-plex near the 
northwest corner of the project. Phase 6 is now proposed with 6 multi-family residential buildings 
(five 24-plex and one 20-plex). The Land Development Code (LDC) allows 30 units per acre in the 
MU zone. The LDC requires a 60% building frontage and a maximum front setback of 10’. 
commercial buildings in the MU zone are required to have 12-foot-tall ground floor heights and 
60% transparency on street-facing facades. The LDC states that multi-family residential projects 
comply with building design residential standards in the Mixed Residential (MR) code sections. 
 
Density for Phase 4 is proposed at 17.4 units per acre and the proposed building frontage is 58% 
At ~760 feet wide the parcel would require a 456’ wide building to achieve 60% frontage. The 
proposed building(s) total 469’ in width and a 61% frontage (this is inconsistent with the 58% 
above). The proposed front setbacks for the three buildings along 400 North are at or below the 10’ 
maximum setback. The two proposed residential building designs show the minimum 15% 
transparency on street-facing facades and a mix of materials, colors, and articulation as per the 
Mixed Residential façade design standards. The proposed commercial building shows a building 
design with 40% transparency and 10’ first floor heights. As conditioned with compliance with 
commercial transparency and floor heights, the Phase 4 changes comply with the regulations in 
the LDC. The Planning Commission can consider utilizing their design discretion authorized in LDC 
17.43.080 for those areas that fall within a 10% deviation. 
 
The LDC requires 1.5 parking stalls for dwelling units containing one-bedroom or less and 2.0 
parking stalls for dwelling units containing two bedrooms or more in the MU zone. Commercial 
parking requirements are based on the commercial uses within the building. 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 space. The LDC 17.31.040 requires bike racks/parking areas for multi-
family residential development at a ratio of one slot for every two bedrooms.  
 
Proposed Parking Per New Phases: 
 

Phase Breakdown Parking Stalls 

Phase-3 (55 units) 41 units 1-bed, 13 units 2-bed 88 

Phase-4 (commercial) 18 18 

Phase-5 (55 units) 41 units 1-bed, 13 units 2-bed 92 

Phase-4 (140 units) 105 units 2-bed, 35 units 1-bed 312 

 
The proposed changes provide 510 total parking stalls. Based on the LDC, residential parking 
requirements would equal 437.5 parking stalls. Based on ground floor retail and upper floor office, 
commercial parking requirements would equal 28 parking stalls. Overall, the LDC requires 465.5 
parking stalls for the entire project area. As conditioned, parking stall adjustment allocations, and 
bike racks, the project meets the minimum requirements of the LDC.  
 
PROPONENT: Bracken Atkinson, from Wasatch Development, provided an overview of the project 
and a historical narrative to this point. The approval required a commercial element on the ground 
floor of the apartment complex which, because of financing, was recommended to be split out into 
phases.  Mr. Atkinson stated that they had been successful with obtaining tax credits in Phase 2 
and are pursuing tax credits for another senior housing project in the next phases.  Because there 
is such a shortage of affordable senior housing in this area, HUD said that they will waive many of 
their typical conditions making it easier to provide additional affordable senior housing. This 
facilitates a better usage of the property. The open space next to 400 North allows for some 
flexibility if needed to move or extend the commercial building, depending on the commercial 
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tenant, or be used for additional parking if necessary. If it is not used it could be donated to the City 
for a park.  He requested a 10% deviation on the south senior living building length due to not 
being able to do 3-bedroom units in the building.  Due to the location of the building, the 5’ 
difference will be irrelevant within the entire project. The main entrance will be on the north side, 
with additional entrances on the east and west to meet fire code requirements.  He asked for 
clarification on the fencing condition, he thought the east side could be decorative fencing to allow 
for more visibility.   He said they are working with UDOT on access points.    
 
Mr. Atkinson confirmed for Commissioner Lucero that there will now be two 55-plex Senior Living 
buildings (110 units). They are income restrictive, which is a huge need in the area.   
 
Commissioner Goodlander asked about the timeline for finishing the road. Mr. Atkinson said 
construction on the north side of 400 North began last week after the approval from the Army 
Corps of Engineers was received and should be completed this fall.  Their side of the road will not 
be triggered until the senior living building begins (approximately a year out), but they will provide a 
temporary connection to come through. They do not have control over some of the timelines that 
are outside of their project. Commissioner Goodlander asked about the connection from 400 North 
to Phase 6.  Mr. Atkinson said they will maintain the gravel access to be used as a secondary 
access.  They are trying to mitigate the concerns where possible.  
  
PUBLIC:  One written comment was received from Paul Rogers (distributed to the Commission 
before the meeting). 
 
Sue Sorensen, the Ellis Neighborhood Chair, appreciates Mr. Atkinson meeting with the residents 
and keeping them aware of what is going on. Traffic is always a concern.  The neighbors want to 
ensure that the aesthetics complement the neighborhood (trees, sidewalks, walking paths, bike 
racks, etc.).  She would like to see more transit stops in the area. 
 
COMMISSION: Mr. Holley confirmed for Commissioner Goodlander that the 55-plex frontage will 
be along 200 North, there will be pedestrian entrances on the sides and rear of the building with 
sidewalk connections from the street to the building.  The building will have a 4-sided architecture 
that meets the design standard. 
 
Commissioner Goodlander said the intersection in Phase 4 does not look safe.  Mr. Holley noted 
that in the last meeting for this project, there was quite a bit of discussion about the roads and 
whether they should be private or dedicated and it was decided that there would be sidewalks and 
crosswalks at every intersection. 
 
Commissioner Goodlander said Phase 1 seems to look different than what was previously 
approved.  Mr. Holley explained that this phase includes the amenities, which will include a 
swimming pool, pickleball courts, and a clubhouse.  In the previous meeting, there were just 
general amenities shown, this rendering indicates how the amenities will be arranged, but it is still 
in compliance with what was approved. 
 
Mr. Holley confirmed for Commissioner Lewis that there are only two outlets because of the 
railroad and what UDOT will allow.  The access on the west somewhat aligns with the 800 West 
intersection.  The circulation was discussed and approved at the last meeting.  
 
Commissioner Lucero said she feels that the 13’ setback would be fine (rather than the 10’ 
required) but would like to see more transparency so that the commercial element is set apart from 
the residential component (in keeping with the spirit of mixed-use).  Mr. Housley pointed out that 
the Commission is only allowed to vary a requirement by 10% so allowing 13’ would not be an 
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option, however, the setback could be measured from a different point (e.g. the further point of the 
building).  He said the Commission could change the setback from 10’ to 11’.   
 

Chair Dickinson agreed with Commissioner Lucero’s points.    
 
Commissioner Goodlander said she would be fine with a 13’ setback, especially because of the 
limited line of sight.  She asked about the entrance onto 200 North and whether there would be 
one or two lanes.  Mr. DeSimone pointed out that this will be UDOT’s decision and is outside of the 
Commission’s purview.  Mr. Atkinson said they will abide by UDOT requirements.   
 
Commissioner Goodlander is afraid if there is not a fence by the railroad tracks that children will 
run across 600 West to get to school.  She suggested a split rail or decorative wrought iron type of 
fencing; something that deters but does not obstruct visibility.  The Commission agreed.   
 
Commissioner Guth likes the improvements and noted that the main challenge will be access.   
 
Commissioner Lewis said transparency is important.    
 
MOTION: Commissioner Lucero moved to conditionally approve PC 21-035 as presented with 
the amended conditions for approval as discussed and amended below. Commissioner Guth 
seconded the motion.  
 
CONDITIONS OF APPROVAL 
1. All standard conditions of approval will be recorded and are available in the Community 

Development Department. 
2. This permit authorizes 250 residential dwelling units and 7,500 SF of commercial space in nine 

buildings within the phasing plan of phases 3, 4, 5, & 6. 
3. This permit authorizes a subdivision of four (4) new lots. Each lot shall comply with setbacks 

and contain the minimum amount of open space and parking stalls to support the buildings, 
density, and land use within for each lot created or adjusted.  

4. Each phase and building shall provide 1.5 parking stalls per studio/one-bedroom units and 2.0 
parking stalls per every two-bedroom or larger unit. Bike racks shall be provided for multi-family 
residential buildings at one slot per every two bedrooms. 

5. The commercial building shall provide 28 parking stalls unless the approved land uses are 
something other than retail and office.  

6. The Planning Commission allows a 58% building frontage and a maximum front setback of 11’ 
as measured to the building posts for the 55 plex along 200 North. 

7. All buildings in phases 4, 5, & 6 shall meet the minimum 60% building frontage and a maximum 
front yard setback of 10’. 

8. The commercial building in Phase 4 shall have a minimum of 50% transparency and 12-foot-tall 
ground floor height.  

9. 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. 

10. Parking lot intersections shall have four-way pedestrian crosswalks with adequate parking stall 
setbacks for visibility safety.   

11. Sidewalk connections shall be made from all areas of the project to 200 North and 400 North 
for neighborhood walkability.  

12. The project construction sequence and phasing shall follow the approved plans with the 
commercial space being provided in Phase 4.   

13. Open space shall be designed to take advantage of the native wetland areas as an overall 
project amenity. Stormwater basins in these areas should be designed to blend in seamlessly 
and become part of the amenity. 
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14. Open space shall be completed proportionately per each phase while the landscape design 
and the site’s long-term maintenance shall have continuity throughout all phases with similar 
plant palates and amenities for overall project continuity.  

15. 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 the 
building permit. The plan shall include the following: 

a. Open and useable outdoor areas shall total a minimum of 120,225 SF.  
b. 276 trees and 690 shrubs/perennials/grasses shall be provided for this project.  
c. 18 SF of interior parking lot landscaping shall be provided per parking stall contained 

within the surface parking area as per LDC. 
d. The landscaping plan shall include long-term maintenance programs that bring continuity 

to all four (4) phases 
e. Street trees shall be provided where they currently do not exist at every 30’ on center. 

The City Forrester will determine tree species.   
16. All dumpsters shall be visually screened or buffered from public streets by using fencing, walls, 

and landscaping. 
17. Rooftop mechanical and/or building wall mechanical equipment shall be placed out of view 

from the street or screen from view from the street.  
18. Exterior lighting shall be concealed source, down-cast, and shall not illuminate or cast light onto 

adjacent properties.   
19. 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. 
20. Fencing shall be provided along the west side at 6’ for safety and buffering purposes.  Along 

the east side, a decorative fence with enhanced landscaping shall be installed along the 
railroad border. 

21. Surface stormwater retention and detention facilities shall be located at least 20’ away from 
public streets and buffered from view.   

22. The applicant shall continue to work with City and railroad officials for better pedestrian 
connectivity across 600 West to core destinations in the Ellis Neighborhood.  

23. 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   

i. Minimum 60’ straight on access required. The approach must be level, with no down or 
uphill slopes. 

ii. The minimum inside measurement for a double enclosure is 24’ wide x 10’ deep. The 
minimum inside measurement for a single enclosure is 12’ wide x 10’ deep. 

iii. Place bollards in the back of the enclosure to protect walls. 

iv. Gates are not required, however, if desired, they must be designed to stay open during the 
collection process.  

v. Barrel hinges are suggested for the gates. We need the full 12’ clearance so gates must be 
designed to open completely.  

b. Engineering   

i. Provide water shares or in-lieu fee for water shares 

ii. Provide stormwater detention/retention of stormwater per Logan City stormwater design 
standards. This shall include the onsite retention of the 90% storm event utilizing Low Impact 
Design Methods. This includes all necessary permits from the State and City and a 
stormwater maintenance agreement. 

iii. Provide an Army Corps approved Wetland Delineation and mitigation plan for all right-of-way 
owned by Logan City prior to any road construction activities 
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iv. The west access to 400 North from the south is not acceptable as shown.  It needs to align 
with 800 West from the north or be shifted approximately 200’ further to the east. 

v. The accesses from the north and south developments to 400 North shall align with each 
other at 400 North. 

vi. Provide private water utility agreement for all interior water main lines and sewer lines. 

vii. Provide City with UDOT/CAMP approval for new access onto 200 North (SR-30) 

viii. There are 3 underground water rights shown by the Utah Division of Water rights within the 
proposed construction of 800 West. Two of these rights are owned by Logan City and the 
other by the Church of Jesus Christ of Latter-Day Saints.  Coordinate with each of these 
entities to cap and divert these rights prior to road construction. 

ix. Based on the recent transfer of property and property line modifications, there may need to 
be property line adjustments made prior to the issuance of building permits. Developer to 
address this issue. 

x. Provide a geotechnical report for soils in 400 North. This report shall at a minimum address 
historical high groundwater depth and a CBR at subgrade elevation of proposed road 
pavement section and potential collapsible soils.  The minimum pavement section for 400 
North shall be 6” asphalt, 8” untreated base course, and 12’ granular borrow.  If subgrade 
CBR is 5 or less or if groundwater will impact the minimum pavement section, the 
geotechnical engineer shall provide an engineered pavement section that will support 
anticipated equivalent axle loads for the design life of the pavement section.  These same 
requirements apply to 800 West except the minimum pavement section shall be 5” asphalt, 
4” untreated base course, and 12” granular borrow. 

xi. Townhome driveway on 800 West nearest to the 400 North intersection - the City reserves 
the right to make a right-in right-out only. 

xii. Maintain all existing irrigation and stormwater drainage paths through new development. 
xiii. Provide public utility easements (5’ each side of interior property lines and 10’ on all 

frontages) for subdivision 
c. Water   

i. All commercial buildings' water mains need to have their RP (ASSE1013) backflow 
assembly installed and tested on the water main as it enters the building before any branch 
offs or possible connections. Properly sized drain required. Residential water services or 
(mains) must be separated from any commercial water mains. If residential buildings are 
three levels above finish grade or higher, their water mains must have backflow assemblies 
on the water mains also. Separate residential and commercial water systems (services). The 
pool and spa will need to have an RP (ASSE 1013) on the water makeup line if an air gap is 
not used. 

ii. All landscape irrigation systems 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. 

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

iv. All points of use of water must comply with the 2018 IPC and State of Utah Amendments 
and the Utah Admin Code 309-305 during and after construction. 

v. The project shall comply with all current plumbing codes, Utah State Amendments, Utah 
Division of Drinking Water rules and regulations including but not limited to, those pertaining 
to backflow protection and cross-connection prevention. 
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FINDINGS FOR APPROVAL  
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 project 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 a way for easy 
circulation of both pedestrians 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 land use.  

 
Moved: J. Lucero  Seconded:  J. Guth  Approved: 5-1 
 
Yea: Dickinson, Goodlander, Guth, Heare, Lucero  Nay:  Lewis  Abstain: 
 
Meeting adjourned at 7:00 p.m.  
 
 
 
 
 

 

Minutes approved as written and digitally recorded for the Logan City Planning 
Commission meeting of July 8, 2021. 

 

 

 

___________________________  ____________________________ 

Michael A. DeSimone    Regina Dickinson 

Community Development Director  Planning Commission Chairman   

 

 

 

  

____________________________ 

Amanda Hovey 

Administrative Assistant 
 


