
Nibley City 
Planning Commission Meeting 

Thursday, August 29, 2024 
Nibley City Hall 
455 W. 3200 S. 

Nibley, UT 

6:30 p.m. Call to Order and Roll Call 
Approval of Agenda  
Approval of Minutes  

In accordance with Utah Code Annotated 52-4-207 and Nibley City Resolution 12-04, this meeting may be conducted electronically. 
The anchor location for the meeting will be Nibley City Hall, 455 West 3200 South, Nibley, Utah. The public may participate in the 
meeting either in person or electronically via the meeting link provided at www.nibleycity.com . 

1. Public Hearing: Resolution 24-20 - Amending the Nibley City Transportation Master Plan, removing
2500 South roadway between 1200 West and 1300 West

2. Discussion and Consideration: Recommendation for Resolution 24-20 - Amending the Nibley City
Transportation Master Plan, removing 2500 South roadway between 1200 West and 1300 West

3. Discussion and Consideration: Conditional Use Permit for ‘Cut & Carve CNC,’ an Artisan Shop, at
3021 South 800 West (Applicant: Jeremiah Duncan)

4. Discussion and Consideration: Conditional Use Permit for ‘Wasatch Animal Urgent Care, LLC,’ a
Small Animal Veterinary Clinic, at 2365 South Heritage Drive (Applicant: James Miller)

5. Staff Report and Action Items

Planning Commission agenda items may be tabled or continued if 1) Additional information is needed in order to take action on the 
item, OR 2) The Planning Commission feels there are unresolved issues that may need further attention before the Commission is 
ready to make a motion.  No agenda item will begin after 10:00 p.m. without a unanimous vote of the Commission.  The 
Commission may carry over agenda items, scheduled late in the evening and not heard, to the next regularly scheduled meeting. 

IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT, REASONABLE ACCOMMODATIONS FOR INDIVIDUALS 
WITH DISABILITIES WILL BE PROVIDED UPON REQUEST.  FOR ASSISTANCE, PLEASE CALL 752-0431 A MINIMUM OF 24 
HOURS BEFORE THE MEETING. 

http://www.nibleycity.com/


. 
Nibley City Planning 

Commission 
Agenda Item Report 

August 29, 2024 

Agenda Item #1 & #2: TMP Amendment: 2500 S 
Removal 

Description 
Public Hearing: Resolution 24-20 - Amending the Nibley City Transportation Master Plan, 
removing 2500 South roadway between 1200 West and Heritage Drive 

Discussion and Consideration: Recommendation for Resolution 24-20 - Amending the Nibley 
City Transportation Master Plan, removing 2500 South roadway between 1200 West and 
Heritage Drive 

Department 
City Planning 

Action Type 
Legislative 

Recommendations 
Recommend denial of Resolution 24-20 - Amending the Nibley City Transportation Master Plan, 
removing 2500 South roadway between 1200 West and Heritage Drive with the recommended 
findings noted below 

Reviewed By 
City Planner, City Engineer, City Manager, Public Works Director 



Background 
 
Al Bingham has submitted an application to remove the 2500 South connection between 1200 
West and 1300 West from the Transportation Master Plan (TMP). The applicant states the 
following in his application: “We are proposing a change to the general master transportation 
plan to create a safer transportation through a residential area.” Previously, the applicant 
proposed a Code amendment that would provide a variance for this requirement within the R-M 
zoning code. The applicant was directed by Staff and the Planning Commission that the more 
appropriate consideration for this request would be via a consideration for amendment of the 
Transportation Master Plan. 
 
The currently adopted “Master Street Plan,’ an appendix of the Transportation Master Plan, last 
updated shows a future local road connection between 1200 W and the planned Heritage Drive at 
2500 S. As this area develops with the medium to high density residential and commercial uses 
planned, retaining street connectivity is important to disperse traffic, provide for direct 
connections for all street users (including pedestrians and bicyclists), improve emergency access 
and support effective street maintenance. NCC 19.12.040(K) emphasizes street connectivity with 
the following statement: 
 
Connectivity. R-M developments shall provide connectivity with the surrounding area and 
throughout the development. All improvements shall consider vehicle, bicycle, and pedestrian 
access. 
 
The 2500 South connection will support these objectives.  
 
Staff has not been presented a compelling reason that constitutes eliminating 2500 South. 
  
The concept plan submitted with the rezone and the petition to remove 2500 S from the TMP 
shows a lengthy dead-end roadway that would create safety concerns for fire department access 
and for staff that would plow and maintain the roadway. The road configuration of the concept 
plan as proposed provides only a private benefit to the development and provides no benefit to 
Nibley City’s transportation plans nor needs. 
  
For purposes of safety and to minimize congestion, Nibley City Design Standards limit driveway 
accesses onto arterial roads (2600 S, 3200 S, and 1200 W). Elimination of the 2500 South 1200 
West connection will reduce connectivity and may force less than ideal driveway connections. 
 
Therefore, Staff is not supportive of removing this street from the Master Plan.  
 
 
 
 



Agenda Item #3: Artisan Shop CUP 

Description 
Discussion and Consideration: Conditional Use Permit for ‘Cut & Carve CNC,’ an Artisan 
Shop, at 3021 South 800 West (Applicant: Jeremiah Duncan) 

Department 
City Planning 

Action Type 
Administrative 

Recommendations 
Approve the Conditional Use Permit with conditions and findings listed below 

Reviewed By 
City Planner 
 

Background 
 
Jeremiah Duncan has submitted an application to operate an Artisan Shop at his residence at 
3021 South 800 West with a proposed business name of Cut & Carve CNC. He proposes to use 
an existing accessory building on his property to produce metal and wood art/signs, acrylic and 
steel cutouts. He proposes to primarily deliver materials directly to customers, with some limited 
client visitation. All machinery, dust collection, and storage of materials will be housed within 
the existing building. The building is set back approximately 3’ from the side yard, 1’ from the 
rear yard and 120’ from the nearest neighboring home. 
 
NCC 19.04.010 defines ‘artisan shop’ as: 
 
A place and/or building, or portion thereof, that is used or is intended for creating works of art 
and/or production of handmade craft items on a small scale, and which do not require industrial 
machinery for production of the items. Examples of such items include paintings, sculptures, 
pottery, jewelry, handblown glass, small wooden items, candles, soaps, and lotions. 
 
NCC 19.20.010 lists ‘artisan shop’ as a conditional use in the R-2 zone in which the property is 
located.  



 
NCC 19.28 provides the procedures and basis for issuance of conditional use permits. 
Specifically, 19.28.050(A) provides: 
 
A conditional use permit shall be approved if reasonable conditions are imposed to mitigate the 
reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards. If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, then the conditional use may be denied. Substantial 
mitigation shall not mean complete elimination of all detrimental effects. 
 
Reasonably anticipated detrimental effects associated with the proposed use include potential 
noise-related impacts, dust associated with the wood production, and potential traffic generated 
from retail sales, deliveries or employees.  
 
Noise Impacts 
 
To limit noise impacts, NCC 19.28.050(C)(1)(f) provides that “Conditional Uses shall not 
operate, or cause outside disturbance from 10:00 p.m. to 7:00 a.m.” In addition, subsection c 
states “Applicant may be required to limit noise associated with the conditional use that 
emanates beyond their property boundaries to less than 50 dBA.” Staff recommends imposing 
both of these conditions to mitigate potential impacts related to noise. 
 
Dust Impacts 
 
To mitigate potential impacts related to dust, Staff recommends that wood production be limited 
to areas within the shop noted on the provided plan. This will also help mitigate potential 
impacts related to noise. 
 
Traffic Impacts 
 
To mitigate potential impacts related to traffic, Staff recommends limiting any employees 
outside of any persons living at the residence to one, consistent with limitations of home 
occupations.  
 
Light Impacts  
 
To mitigate potential impacts related to light associated with the business, Staff recommends that 
any installed outdoor lighting be compliant with Nibley City Outdoor Lighting Standards found 
in 19.24.240.  
 
Recommended Conditions of Approval 
 

1. The operation of the artisan shop shall be limited to the hours of 7:00 am – 10:00 pm. 
2. All wood production activities, including storage of materials, shall be limited to the 

wood shop noted on the provided site plan. 



3. All noise that emanates beyond the property boundaries associated with the proposed use 
shall be limited to less than 50 dBA.  

4. The business may not have more than one employee who does not live at the residence 
report to the location at a time. 

5. Any installed outdoor lighting shall be compliant with Nibley City Outdoor Lighting 
Standards found in 19.24.240. 
 

Recommended Findings 
 

1. Potential noise-related impacts may be mitigated by limiting hours of operation, 
restricting activity to within the proposed building and restricting noise beyond the 
property boundary to no more than 50 dBA. 

2. Potential traffic related impacts may be mitigated by limiting the business to no more 
than one employee who does not reside at the address, consisted with restrictions for 
home occupations. 

3. Potential dust-related impacts may be mitigated by operating within the existing buiding. 
4. Potential light-related impacts may be mitigated by adhering to Nibley City Outdoor 

Lighting Standards. 
 

Agenda Item #3: Veterinary Clinic CUP 

Description 
Discussion and Consideration: Conditional Use Permit for ‘Wasatch Animal Urgent Care, 
LLC,’ a Small Animal Veterinary Clinic, at 2365 South Heritage Drive (Applicant: James 
Miller) 

Department 
City Planning 

Action Type 
Administrative 

Recommendations 
Approve the Conditional Use Permit with conditions and findings listed below 

Reviewed By 
City Planner 
 



Background 
 
James Miller has submitted a business license for Wasatch Animal Urgent Care, LLC,’ a Small 
Animal Veterinary Clinic, at 3021 South 800 West. Heritage Animal Hospital operates within 
the same building. As stated on the application, the business provides veterinary emergency 
services as an extension of a currently operating veterinary hospital located at the same address. 
The site for this business is in a commercial zone and is bordered by other commercial and light 
industrial uses, as well as low-density residential along Hwy 89/91. commercial zone. The 
business is classified as Veterinary Clinic, Small Animal, which is a conditional use in the 
commercial zone in which the business is located. 
 
‘Veterinary Clinic, Small Animal’ is defined as follows: 
 
A veterinary clinic that specializes in the care and treatment of small animals including dogs, 
cats, birds, and other small domesticated and semi-domesticated animals. May include office 
space, medical labs, appurtenant facilities, and kennels and/or enclosures for animals under the 
immediate medical care of a veterinarian. 
 
NCC 19.28.050(A) provides the basis for granting a conditional use permit, as follows: 
 
A conditional use permit shall be approved if reasonable conditions are imposed to mitigate the 
reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards. If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, then the conditional use may be denied. Substantial 
mitigation shall not mean complete elimination of all detrimental effects. 
 
Traffic impacts 
 
The use is anticipated to have negligible impacts upon overall traffic or level of service on 
adjacent streets. No mitigating measures are recommended. 
 
Parking 
 
There is currently adequate parking to meet the parking requirements for the businesses at the 
site. This use is not anticipated to generate significant parking demand above what is already 
required for Heritage Animal Hospital. 
 
Hours of Operation and Noise 
 
The business is anticipated to have some noise-related impacts. The applicant has proposed that 
the business operate between 6 pm – 11 pm on Monday-Friday and 1 pm – 11 pm on Saturdays 
and Sunday. NCC 19.28.050(C)(1)(e) states:  
 



Hours of Operation: The city may put limits of hours of operation from 7:00 a.m. to 10:00 p.m. 
on a conditional use application to mitigate noise and traffic to nearby residential zones.  
 
Given the context of the site, which is primarily within a commercial and light industrial context, 
with the nearest home nearly 300’ from the site, operating within the hours that the applicant has 
requested is reasonable. Staff recommends that the City limit the hours of operation to not occur 
outside of 7:00 am – 11:00 pm. 
 
Light Impacts  
 
To mitigate potential impacts related to light associated with the business, Staff recommends that 
any installed outdoor lighting be compliant with Nibley City Outdoor Lighting Standards found 
in 19.24.240.  
 
Recommended Conditions 
 

1. The business is limited to operate within the hours of 7:00 am – 11:00 pm. 
2. Any installed outdoor lighting shall be compliant with Nibley City Outdoor Lighting 

Standards found in 19.24.240. 
 
Recommended Findings 
 

1. The business is anticipated to have limited traffic impacts on nearby streets. 
2. Onsite parking is adequate to serve the needs of the business. 
3. Potential noise related impacts may be mitigated by limiting the hours of operation to 

within 7:00 am – 11:00 pm. 
4. Potential light-related impacts may be mitigated by adhering to Nibley City Outdoor 

Lighting Standards. 
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