
 

In compliance with the Americans With Disabilities Act, reasonable accommodations for individuals with disabilities will be provided upon 

request. For assistance, please call (435) 752-0431. 

 

 
NIBLEY CITY PLANNING AND ZONING COMMISSION AGENDA 

THURSDAY, FEBRUARY 26, 2026 – 6:30 PM 
 

The anchor location for the meeting will be Nibley City Hall, 455 W 3200 S NIBLEY UT 84321-6337. In accordance with Utah Code Annotated 

§52-4-207 and Nibley City Resolution 12-04, this meeting may be conducted electronically. In addition to attending in-person, the public may 

view the meeting live via the YouTube link provided on www.nibleycity.gov. Public comment should be submitted to talonb@nibleycity.gov no 

later than 5:00 PM on the Wednesday prior to the meeting to allow adequate time for review and consideration of the Planning and Zoning 

Commission. If applicants or interested parties would like to make comments after this time, please submit your comments during the public 

hearing at the meeting. 
 

1. Call to Order and Roll Call 

2. Discussion and Consideration: Approval of January 15, 2026, Meeting Minutes and the Current Agenda 

3. Public Hearing: Ordinance 26-02: Rezone Parcel 03-017-0019, Located at 1405 W 3200 S, from Residential (R-

2) to Residential (R-2A) 

4. Discussion and Consideration: Recommendation for Ordinance 26-02: Rezone Parcel 03-017-0019, Located at 

1405 W 3200 S, from Residential (R-2) to Residential (R-2A) 

5. Discussion and Consideration: Conditional Use Permit for Utility Substation Located at 3425 S 1200 W 

6. Staff Report and Action Items 

 

Adjourn 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Nibley City Planning and Zoning Commission agenda items may be continued if either A) additional information is needed in order to take 

action on the item, or B) the Commission feels there are unresolved issues that may need further attention before they are ready to make a 

motion. No agenda item will begin after 10:00 PM 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. 

 

Nibley City’s next scheduled City Council meeting will be on Thursday, March 12, 2026, at 6:30 PM. 

 

Nibley City’s next scheduled Planning and Zoning Commission meeting will be on Thursday, March 19, 2026, at 6:30 PM. 
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Nibley City Planning and 

Zoning Commission 

Agenda Item Report 
February 26, 2026 

 
 

 
 

Agenda Items #3 & #4: 1405 W 3200 S Rezone – R-2 
to R-2A 

Description 

Public Hearing: Ordinance 26-02: Rezone Parcel 03-017-0019, Located at 1405 W 3200 S, 

from Residential (R-2) to Residential (R-2A)  

Discussion and Consideration: Recommendation for Ordinance 26-02: Rezone Parcel 03-017-

0019, Located at 1405 W 3200 S, from Residential (R-2) to Residential (R-2A) (Applicant: 

Hidden Valley Estates Project LLC) 

Action Type 

Legislative 

Recommendation 

Recommend Approval of Ordinance 26-02: Rezone Parcel 03-017-0019, Located at 1405 W 

3200 S, from Residential (R-2) to Residential (R-2A) with the findings noted below. 

Reviewed By 

City Planner, City Manager 

 



Background 

 

Josh Low, representative of Hidden Valley Estates Project LLC, property owner of Parcel 03-

0017-0019, located at 1405 W 3200 S has applied to Rezone the property from Residential (R-2) 

to Residential (R-2A). On September 14, 2023, the City Council Rezoned the property from 

Agricultural (A) to Residential (R-2). At the time, applicant proposed to rezone the properties as 

R-2A. However, the Planning Commission determined that R-2 was a more suitable zone for the 

property, citing that there would be more of an incentive to develop the property as an Open 

Space Subdivision. The City Council concurred with this assessment and rezoned the property R-

2. After the Open Space Subdivision Ordinance was amended, incentivizing its use in the R-2A 

zone, the applicant re-applied to rezone the property to R-2A in conjunction with an Open Space 

Subdivision application. However, The City Council denied the request for rezone on August 21, 

2025. With this denial, the proposed subdivision application could not move forward. 

 

Although this application is essentially a reconsideration of this former request, the applicant has 

provided an updated justification and is submitting this updated application. The applicant has 

not provided a concept plan or specific subdivision application associated with this request. 

 

Although this Rezone was previously denied, Staff is recommending approval, as the proposal is 

consistent with the General Plan, including the Future Land Use Map.  

 

Applicant Statement 

 

• What is the need for the proposed zone change, code change or master plan change? 

 

To be given the same density that has been awarded to like parcels in the surrounding area. 

 

• What will the public benefit be if the zone change, code change or master plan change is 

granted? 

 

Smaller lot sizes that will be more affordable to consumers. 

 

• How does the proposal comply with the goals and policies of the Nibley City General 

Plan? 

 

We will create a beautiful subdivision that will beautiful the area, continue the walking trails, 

and help with existing water flow issues. 

 

• Please explain how the anticipated use is appropriate for the surrounding area. 

 

The use is similar to the surrounding areas with the exception of the 5 lots in the Hideaway 

Estates which has larger lots. 



• What public infrastructure is in place to serve the type and intensity of the proposed use? 

If needed, could the infrastructure be reasonably extended, at the cost of the property 

owner or developer? 

 

The land is surrounded by infrastructure. 

 

Site Context  

 

The two properties together total 19.49 acres.  The property has been historically used as an 

equine facility with outbuildings, stalls, racetrack, pasture and other training facilities and 

equipment.  The property is bordered by Maple Valley Estates to the west (R-2, PUD Overlay), 

Hideaway Estates to Southwest (R2), Stonebridge to the North and Heritage Crossing to the east 

(both R2A).  Each of these bordering subdivisions are detached, single-family developments.  

Malouf Industries is located to the Northwest.  The properties could be serviced by two arterial 

roadways, 1200 West to the East and 3200 South to the South.  These two corridors also provide 

access for the properties to both water and sewer facilities. The north end of the property has 

been master-planned for a storm water drainage corridor and a trail. 

 

  
 

General Plan Guidance 

 

The Future Land Use Map designates this area as “medium-density residential”.  Other 

provisions of the General Plan related to this request include: 

 

• Land Use Goal 1: Encourage development that respects and preserves the character of 

the City and provides a mix of commercial, residential housing and some light industrial 

uses. Carefully plan for growth within the City, ensuring that development occurs in 

suitable locations and can be efficiently served over the long term. 



• Land Use Goal 2: Guide land use and growth decisions through application of the 

General Plan, the Future Land Use Map, and relevant goals, principles, and projects. 

• Residential Development and Housing Goal 1: Ensure that new residential development 

is compatible with existing development and protects Nibley’s rural character and 

natural resources. 

• Residential Development and Housing Goal 2: Preserve existing housing and 

neighborhoods where appropriate. 

 

Based upon the context of the site and the guidance provided in the Future Land-Use Map and 

goals of the general plan, Staff has determined that this application is in support of the General 

Plan. 

 

Recommended Findings 

 

1. The application is in support of the Nibley City General Plan and Future Land Use Map. 

2. The zoning is compatible and consistent with zoning and development in the surrounding 

area. 
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Agenda Item #5: Conditional Use Permit for Utility 
Substation 

Description 

Discussion and Consideration: Conditional Use Permit for Utility Substation Located at 3425 S 

1200 W (Applicant: Nibley City) 

Action Type 

Administrative 

Recommendation 

Approval of the Conditional Use Permit for Utility Substation at 3425 S 1200 W with the 

conditions and findings noted below. 

Reviewed By 

City Planner, City Engineer, Public Works Director 

 

 

Background 

Nibley City is proposing to construct a City Well House on Parcel #03-205-8009 at 

approximately 3425 S 1200 W. There is a planned City Park on this property, and the well house 

has been planned to be integrated into the park design. 

 

Staff has classified this use as a ‘Utility Substation,’ which is listed as a conditional use in the R-

2 zone in which the parcel is located. The purpose of this facility is to facilitate the operation of a 

new City well. The facility will include a small building that houses the well pump. 

 

NCC 19.28.050(A) provides the following as the basis for issuance of a conditional use permit: 

 

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. 

 

NCC 19.24.180 provides the following requirements for utility substations in residential zones: 



 

In all residential zones, public utility substations shall meet the following requirements: 

A. Lot Area: Each public utility substation in a residential zone shall be located on a lot not 

less than two thousand (2,000) square feet in area. 

B. Yards: Each public utility substation in a residential zone shall be provided with a yard 

on each of the four (4) sides of the building not less than five feet (5') in width, except that 

for such stations located on lots fronting on a street abutted by one or more residential 

lots, the front yard, side yards and rear yard shall equal those required for a single-

family residence in the same zone. 

C. Street Access: Each public utility substation in a residential zone shall be located on a lot 

which has adequate access from a street, alley or easement. 

D. Location To Be Approved: The location of a public utility substation in a residential zone 

shall be subject to approval by the planning commission. 

 

Based upon the site plan submitted, the lot area requirement and yard requirement described in 

sections A and B have been met. The plan proposes to grade the site and install an 8’ tall chain 

link security fence with 3 strands of barbed wire. The plans show adequate access.  

 

The well is necessary to effectively serve the City and surrounding area with clean water. 

However, the fence on the site, as proposed, does impose visual impacts that may be reasonably 

mitigated. NCC 19.28.050-C-2-g provides ‘The City may require the placement of fences or 

walls to enhance security and mitigate aesthetic or other impacts at facilities adjacent to 

residential areas.’ It is Staff’s opinion that the proposed chain link fence with barbed wire is 

visually obtrusive and proposes that the applicant install a more aesthetically appropriate fence, 

such as iron wrought, steel mesh gridlock, or pre-cast concrete.  

 

Recommended Findings 

 

1. The proposed well house meets the setback and lot area requirements. 

2. There is adequate street access proposed for the project. 

3. The proposed fence treatment is visually obtrusive to the surrounding residential area and 

planned park. A fence treatment with a more aesthetically appropriate treatment would 

reasonably mitigate this impact. 

 

Recommended Condition 

 

1. The fence treatment is required to be updated to a more aesthetically appropriate fence, 

such as iron wrought, steel mesh gridlock, or pre-cast concrete to mitigate the impacts to 

the park and adjacent residential area. 
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NORTH LOGAN, UTAH 84341
2100 NORTH MAIN STREET

TEL 435.563.3734

Know what's

Is this the decorative
fence noted on the site
plan?
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