
CITY OF LOGAN, UTAH 
ORDINANCE NO. 15-18 

AN ORDINANCE AMENDING TITLE 17 THE LAND DEVELOPMENT CODE OF 

LOGAN CITY , UTAH 


BE IT ORDAINED BY THE MUNICIPAL COUNCIL OF THE CITY OF LOGAN, 

STATE OF UTAH AS FOLLOWS: 


SECTION 1: That certain map or maps entitled "Zoning Map of Logan City, Utah" is 
hereby amended and the following property is hereby zoned from Resource Conservation 
(RC) to Mixed Use (MU): 

TIN#03-007-0013 


The above parcel is also described as Exhibits A & B attached hereto. 


SECTION 3: This ordinance shall become effective upon publication. 


PASSED BYTHE LOGAN MUNICIPAL COUNCIL, STATE OF UTAH, 

THIS DAY OF ,2015. 

AYES: 
NAYS: 
ABSENT: 

ATTEST: 
Jeannie Simmonds, Council Chair 

Teresa Harris, City Recorder 

PRESENT A TION TO MAYOR 

The foregoing ordinance was presented by the Logan Municipal Council to the Mayor for 
approval or disapproval on the __ day of , 2015. 

Jeannie Simmonds, Council Chair 

MAYOR'S APPROVAL OR DISAPPROVAL 

The foregoing ordinance is hereby ________ this _ day of 
_____,2015. 

H. Craig Petersen, Mayor 
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EXHIBITB 


Parcel #03-007-0013 

Total 1.10 acres 

Legal Description 
------- 2015 ------­
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MEMORANDUM TO MUNICIPAL COUNCIL 

DATE: . August 27,2015 

FROM: Amber Reeder, Planner II 

SUBJECT: PC15-039 Whispering Oaks Zone Change 

Summary of Planning Commission Proceedings 
On August 13, 2015, the Planning Commission recommended that the Municipal Council deny a 
request to rezone the property at 2250 South Highway 89/91 from Resource Conservation (RC) to the 
Mixed Use (MU) zone. 

The Planning Commission based its recommendations on the following findings : 
1. 	 The property location is not compatible with the purpose of the Mixed Use (MU) zoning district. 
2. 	 The property is not suitable for all development within the new zoning district without increasing 

the need for variances or special exceptions. 
3. 	 The location property is not suitable for all of the permitted uses within the new zoning district. 
4. 	 The infrastructure providing access and utility services to the subject property do not have 

adequate capacities or are at a suitable level of service for the permitted uses within the new 
zoning district. 

5. 	 The property, when used for the permitted uses in the new zoning district, will not be compatible 
with adjoining land uses or the purpose of the adjoining zoning districts. 

6. 	 The zoning request is not consistent with the General Plan, which designates this area as RRA­
Rural Reserve Area. 

7. 	 The request is not consistent with the Cache Valley South Corridor Development Plan and 
Preferred Land Use Plan map. 

Planning Commissioners vote (6 - 0): 
[Moved : Commissioner Jensen Seconded: Commissioner Sinclair] 
Yea: A. Davis, R. Croshaw, T. Jensen, T. Nielson, R. Price, S. Sinclair Nay: none Abstain: none 

Attachments: 
Staff Report 
Ordinance 15-018 
Draft Minutes of the August 13, 2015 Planning Commission Meeting 



Project #15-039 

Whispering Oaks Rezone 


Located at 2250 South Hwy 89/91, TIN# 03-007-0013 


REPORT SUMMARY ... 
Project Name: Whispering Oaks Rezone 
Proponent/Owner: Joshua Wiscombe / Raymond and Judy Jensen Trust 
Project Address: 2250 South Hwy 89/91 
Request: Rezone from Resource Conservation (RC) to Mixed Use (MU) 
Type of Action: Legislative 
Hearing Date: August 13, 2015 
Submitted By: Amber Reeder, Planner II 

RECOMMENDATION 
Staff recommends that the Planning Commission recommend denial to the Municipal Council 
for a Rezone of one (1) parcel totaling 1.10 acres from RC to MU, located at 2250 South Hwy 
89/91, TIN #03-007-0013. 

South: 

Request 
The request is to rezone (1) parcel totaling 1.10 acres located at 2250 South Hwy 89/91, from 
Resource Conservation (RC) to Mixed Use (MU) . 

Zoning History 
The City of Logan adopted Zoning regulations in August of 1950. This property was annexed 
into Logan City in 2007. It was part of 300 acres on the southern end of Logan that came into 
the City at that time. The property was zoned AG- Agricultural from 2007 to 2011. The property 
was designated Resource Conservation (RC) under the 2011 Land Development Code update 
and rezone. The current deSignation is RC. 

Land Development Code (LDC) 
The Land Development Code (LDC) § 17.12.120 describes different functions of the Resource 
Conservation (RC) zone. Areas within this designation may include land to be protected from 
development such as highly productive agricultural lands, areas of high visual value, such as 
views and view corridors, and critical environmental areas. Some of the critical environmental 
areas have development hazards such as high water tables, wetlands, and high liquefaction 
potential. These areas on the southwest part of Logan support essential natural functions and 
give a unique identity to the community. Another limited function of the zone is a holding zone 
for lands annexed but not yet planned for future development. The RC zone allows for 
residential development at one unit per 40 acres and only permits single family use and some 
limited allowance for public service uses and open space. 

The Land Development Code (LDC) §17.16.040 indicates the Mixed Use (MU) zone is intended 
to provide for concentrated development of commercial and office uses with residential uses 
integrated into the overall project design. Mixed Use developments shall have both a residential 
and commercial component and be scaled to be consistent with the surrounding neighborhoods. 
There are ten objectives of the zone: 



1. 	 Transition toward a more compact urban form with more multi-story buildings and structured 
parking, as economics allow. 

2. 	 Coordinate between adjacent properties regarding parking, access, circulation, and 
landscape design. 

3. 	 Orient buildings to streets to maintain and enhance pedestrian scale. 
4. 	 Provide high quality pedestrian ways, public gathering areas, courtyards, or plazas. 
5. 	 Encourage innovative and high architectural standards using quality materials and design. 
6. 	 Promote a highly landscaped character. 
7. 	 Minimize the visual impacts of parking . 
8. 	 Encourage transit-oriented design and land uses at transit stops. 
9. 	 Ensure appropriate transitions in building intensity and landscaped setbacks adjacent to 

neighborhoods. 
10. Encourage the redevelopment of out-dated and worn properties to stimulate further interest 

and investment in the older areas of Logan. 

The LDC allows for Mixed Use development to develop at 4-30 residential units per acre. The 
maximum building height is 58' and there is a maximum site coverage allowed of 60%. A 
minimum of 20% of the site must be set aside for open space and useable outdoor space. 

General Plan 
The Future Land Use Plan (FLUP) adopted in 2008 identifies this property as RRA- Rural 
Reserve Area. The purpose of areas with this designation is to provide a rural separation 
between the City of Logan and other incorporated communities. These areas may be suitable 
for low density development that preserves significant portions in agricultural or open space 
use. New residential development should be limited and clustered to preserve open space 
away from arterial frontages. The zoning designation of Mixed Use (MU) would not be 
consistent with the General Plan and the Mixed Use Center (MUC) General Plan designation is 
focused on infill areas with Logan City. 

This area is also a part of the Cache Valley South Corridor Development Plan. The Plan project 
was started in 2011 and the document completed two years ago. Logan City adopted the Plan 
and the City Council has been reviewing ways to implement it. The Plan developed a Preferred 
Land Use Plan for the corridor. The key ideas were to cluster development at intersections, 
establish a trail along the corridor, provide substantial open space buffers along the highway, 
prohibit new residential development that would be impacted by the highway, and prohibit strip 
development along the corridor. The Preferred Land Use map indicates this area as open 
space conservation. It provides a gap to separate Nibley and Logan along the corridor. The 
map indicates 3200 South, 2600 South, and 1000 West as the locations of future possible traffic 
signals and the areas for clustered development nodes. Changing the zoning of this property to 
Mixed Use would not be consistent with the South Corridor Plan. 

Potential Development 
A concept called Whispering Oaks is being considered by the proponent for development of the 
property. It is a mixed use project that includes a commercial office for the sales and 
management of "tiny house" buildings and a development of approximately 16 tiny homes in a 
cluster development. The homes are approximately 500 SF and they would like to utilize 
existing trees and green space on the site. 

The site is adjacent to Nibley City on its southern boundary. The CampSaver store and 
warehouse is developed on the adjacent property which Nibley has designated as a 
Commercial zone. 
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Utility Infonnation 
The site is not currently on Logan City water, sewer, or power co,,,,,""O" 
has a septic and well system. New development would have to be on centralized 
nearest Logan City water is at the Spring Creek Subdivision at 1450 West and 
South. There is a sewer line runs on 2200 South to the northwest of this property. Logan 
City Power extends to the corner of South and Highway 89/91 Nibley City has services to 
the south, with lines approximately 400' away. The is not readily adjacent to all needed 
services to be suitable for development. 

Analysis and Recommendation 
is recommending the Planning Commission recommend denial this rezone request to 

amend the zoning district from Resource Conservation to Mixed Use. The 
the north, and by Logan City and land that is similarly and as a rural 
residential use. The area is indicated on the General Plan and the South Corridor plan for rural 
residential use and the Mixed Use designation is not consistent with plans. It is unique 
that it is adjacent Nibley and a commercial development to the south. 

A Mixed Use may be with use but the of 
the subject property does not allow for much area to transition use intensity the 
surrounding rural residential areas. The objectives of the Mixed Use zone are not consistent 
with the South Corridor guidelines for the Highway 

potential project includes small detached at just over 16 units per acre. This 
would provide a transition between Nibley and the more rural areas the proximity of the area 
to commercial development and the highway does not seem suitable to single family residential 
development. is not readily adjacent to all for development would not be 
appropriate for all development allowed within the Mixed Use zoning deSignation. 

PUBLIC COMMENTS 

Staff not received any comments on this project from the public. 


AGENCY AND CITY DEPARTMENT COMMENTS 
City Departments and contacted were provided opportunity to review this 

indicated that there are not Logan City or Nibley City fire 
enough to serve this area. 

PUBLIC NOTifiCATIONS 

Legal notice was published in the Herald Journal on July 2015, and the Utah Public Meeting 

website on July 201 A Quarter Ad was published in The Journal on July 

2015. Public Notice was mailed to property owners within 300' of the property on July 2015. 


RECOMMENDED fiNDINGS fOR DENIAL 

The Planning Commission bases decisions on the following findings: 


1. 	 The location of subject property is not compatible with the purpose the Mixed Use 
(MU) zoning district. 

2. 	 The subject property is not suitable all development within the new zoning district 
without increasing the need for variances or special 

3. 	 The subject property is not suitable as a location for all of the permitted uses within the 
new zoning district. 

4. 	 The infrastructure providing access and utility services to the subject property do not 
have adequate capacities or are at a suitable level of service for permitted uses 
within the new zoning 

# 15-039 \\(lhispenng Oaks Rezone 	 Report for the PlanrUng Commission meeting of ,"\ugusr 13, 2015 

3 



5. 	 property, when for the permitted uses in the new zoning district, will 
not be compatible with adjoining land uses or the of the adjoining 
districts. 

6. 	 The zoning request is not with the Plan, which designates this area 
as RRA- Rural Reserve Area. 

7. 	 is not consistent with the Cache Valley South Corridor Development Plan 
and Preferred Land Use Plan map. 

Project # 15-039 Whispering Oaks Rezone 	 Staff Report for the Planning Commission meeting of ,\ugust 13, 2015 
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Amber Reeder <amber.reeder@loganutah.org> LOGAN 
, I" I , ~ -,J . .. 

Whispering Oaks 

Shari Phippen <shari@nibleycity.com> Mon, Aug 10,2015 at 3:20 PM 
To: "Amber Reeder (amber.reeder@loganutah.org)" <amber.reeder@loganutah.org> 

Amber-

Nibley City would like to go on record as supporting the recommended denial of the proposed Whispering Oaks 
rezone. 

Mr. Wiscombe approached Nibley with the Whispering Oaks concept in June 2015. At the time, he was looking 
to de-annex from Logan and annex into Nibley . While Nibley City does have water and sewer services in the 
vicinity of the proposed project site, the City's land use ordinances do not support the Whispering Oaks 
concept. The City is not willing to provide utility services to areas outside the City's boundaries, when the use 
of the property being serviced is not allowed by Nibley City ordinance. Mr. Wiscombe was told that the property 
would not be serviced by Nibley City if it were located in Logan and that he would not get approval for the project 
in Nibley. 

Nibley City opposes this project, as it is not compatible with current or anticipated future land use for the area. 

Please let me know if you have any questions or concerns. 

Thank you-

Shari Phippen 

City Planner 

mailto:amber.reeder@loganutah.org
mailto:amber.reeder@loganutah.org
mailto:shari@nibleycity.com
mailto:amber.reeder@loganutah.org


Figure 2-1 
Preferred Land Use Plan 
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July 10, 2015 

Logan City Council 

To the Logan City Council, 

To keep the openness that Logan city is known for, we are proposing a green community development at the property 
located at 2250 South HWY 89/91. This property is located NE of CampSaver, on the boarder of Logan and Nibley. This 
property is on the boarder of the Nibley business park, which includes a Charter School and the Spring Creek Crossing 
Town Home Community. We propose to rezone this property to a mixed-use zone and to develop this property into 
Whispering Oaks, a tiny home development which will be a sales office for this and future developments. 

We know that one of the purpose of Logan City is to keep the agricultural and with lots of green space. We know that the 
corridor along HWY 89/91 has pockets of commercial, homes and agricultural. The current property has one home 
located there. We are asking for a rezone of this property to mixed-use development by maximize green space and 
provide high quality living space through modern architectural design. While also using this locations' visibility to 
showcase and show future tiny home developments by using it as a sales office. 

We propose that this rezone will be the showcase of our tiny homes as well as have tiny homes for living. We will keep 
and remodel/upgrade the existing home, as two condos and build at least 16 small house units and a rec center/ 
clubhouse on the property. Each of the 16 units will be around 500 square feet of beautiful, consolidated living space. 
Each unit will feature state of the art arrangements, low energy costs with modern rustic feel. We propose a 
recreational/club house area for groups to gather and to house our offices. 

We will berm up the frontage on highway 89/91 with trees and landscape. We also plan on preserving as much green 
space with in the site by using existing trees and bushes, as well as adding additional foliage throughout the property. 
This will be a minimalist development. Whispering Oaks will maximize space in each unit through structured design so the 
tiny home owners can have their basic necessities, while reducing their impact on the environment. Through this 
simplified design process we will provide an affordable option for people to own their own home vs rent. These simplified 
designs will allow home owners to more fully enjoy businesses, the outdoors of Logan, and life. 

This location gives us the commercial ability to showcase these homes. We would like to expand these communities 
through out Logan. We will be able to do this through the visibility of this newly rezoned property, and we look forward to 
making this happen in the City of Logan. 

Sincerely, 

Joshua Wiscombe 
Whispering Oaks Developer 
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Whispering Oaks 
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L@GAN PLANNING COMMISSION MINUT S
UNiTED IN SERVICE 

COMMUNITY DEVELOPMENT Meeting of August 13, 2015 

Minutes the meeting for the Logan City Planning Commission convened in regular 

Thursday, August 13, 2015. Chairman Davis called the order 5:30 p.m. 


Amanda Davis, Roylan Croshaw, Jensen, Tony Nielson, 

David Butterfield 

Mike DeSimone, Russ Holley, Amber Bill Young, Paul Taylor, Craig 
Humphreys, Kymber Housley, Debbie Zilles 

was given to new Planning Commissioner Tony Nielson by City Recorder, 

Minutes as written and recorded from the July 23, 2015 meeting were reviewed. Commissioner 
Price moved that the minutes be approved as submitted, Commissioner Sinclair seconded 
motion. The motion was unanimously approved, 

~~~~~~~~~~~~~~~~ Joshua Wiscombe/Jensen, Raymond &Judy Z 
authorized agent/owner, request a zone change from Resource Conservation (RC) to Mixed 

(MU) on 1.10 acres located 2250 Hwy 89/91. 

Ms. Reeder reviewed the rezone (1) parcel totaling 1.10 acres located 2250 
South Hwy 89/91, from Resource Conservation (RC) to Mixed Use (MU). 

City of Logan adopted zoning regulations in August of 1950. This property was annexed into 
Logan City in 2007. The property was zoned Agricultural from 2007 to 2011. The property 
was Resource Conservation (RC) under the 2011 Land Development Code update, 

Staff is recommending denial this rezone request. The and 
west by Logan City and land that is similarly and as a rural use. The 
area is indicated on the General Plan and the South Corridor Plan for rural residential use and the 
Mixed Use designation is not consistent with those plans. 

A Mixed Use development may be compatible with the adjacent commercial use the of 
subject property does not allow for much area to transition use and intensity to the surrounding 
rural residential areas. The objectives of the Mixed zone are not consistent with South 

nrr',r"lr\" development guidelines the highway corridor. 

The potential project small detached residences just over 16 units per acre. would 
provide a transition between Nibley the more areas but proximity of the area to 



commercial development and the highway does not seem suitable to single-family residential 
development. The site is not readily to all for development and not be 
appropriate for development allowed within the Mixed Use zoning designation. 

PROPONENT: Joshua Wiscombe explained that "tiny development" is a relatively new 
believes this is a good area because it is small enough in acreage to accommodate 

The idea people to own rather than There is quite a bit of in the 
area, which will remain, as well a plan for putting in more trees and berming for additional privacy. 

biggest concern is access to sewer and utilities; however, he has with Nibley City's 
Mayor who likes project. If zone is not changed, like a boundary line adjustment 
so that the parcel could be in Nibley City. He also noted that Saver, on the adjacent property 
to the south, has property they might willing to sell to create more open space within the 
development. 
PUBLIC: An from Shari Phippen, Nibley City Planner, supporting denial of the zone change, 
was received distributed Commission prior to the meeting. 

Bette 2240 Hwy 89/91, next door to the proposed project and explained that all the 
residents in the area are on a private She thinks development is a bad of 
the awful traffic on the highway. 

Shirley Reeder, 1 W. 2200 ,lives across street there are already too many 
residents for that area. Even with the proposed small homes, it will increase people and 
Because of the nature style of they could also become quite transient. 

COMMISSION: Commissioner Price asked about Department's comment on Staff 
...,.:"...,.,,"t regarding no fire hydrants close enough to serve area. Ms. said was 
encapsulated within condition "The infrastructure providing access and utility services 
subject property do have adequate capacities or are at a suitable level of for the 
permitted uses with new zoning district. 

Commissioner Jensen if each unit would be separately owned. Mr. Wiscombe explained 
that the project would be condominimized; however, each unit would be on a fixed foundation. 

Commissioner Croshaw asked about access onto Hwy 89/91 and whether UDOT been 
involved. Mr. Wiscombe said they have not heard back from UDOT, however, are two 
accesses and owner of Camp Saver indicated possibility allowing access to the 
development. Commissioner Croshaw he is quite concerned about adding traffic flow onto the 
highway. 

Commissioner Jensen he thought this was a good project but the wrong location. The South 
Corridor Master Plan the goals this area. highway is artery and lifeblood into 
the valley and believes development this would the highway. 

Commissioner agreed with Commissioner Jensen. is a commendable approach 
there is room for this type of development somewhere, however, not at this location. The Mixed 
Use seems inappropriate in terms of zoning being discussed here; it is not helpful to find ways 
around ordinances to allow development. 

Commissioner said of tiny housing is quite positive, but agree that 
particular location is questionable. 

MOTION: Commissioner Jensen moved to forward a recommendation for denial to the Municipal 
Council for a zone change as outlined in 15-039 with the findings as listed below. 
Commissioner Sinclair the motion. 



property location is not compatible with the purpose of the Mixed (MU) district. 
The property is not suitable for all development within the new zoning district without increasing 
the need for variances or special exceptions. 

3. location property is not suitable for of the permitted uses within the new zoning district. 
4. 	 infrastructure providing access utility services the subject property do not have 

adequate capacities or are at a suitable level of service for the permitted uses within new 
zoning district. 

5. 	 The property, when for the permitted uses in the new district, not be 
compatible with adjoining land uses or the purpose of the adjoining zoning districts. 

6. 	 zoning request is not consistent with the General which designates this area as 
Rural Area. 

7. 	 request is not consistent with the Cache Valley South Corridor Development and 
Ur",.torrof'i Land Use map. 

6-0'-"="'::"=:::" Commissioner Jensen Seconded: Commissioner Sinclair =-===-=­
A. Davis, 	R. Croshaw, Jensen, T. Nielson, R. Price, Sinclair Abstain: 


