
Nibley City 

Planning Commission Meeting 

Thursday, July 7, 2022 

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 via the Zoom meeting link provided 

at www.nibleycity.com . 

 

1. Public Hearing: Ordinance 22-13: Rezone a portion of Parcel 03-026-0014 and 03-026-0006, located at 

35 West 3200 South from R-2 (Residential) to C (Commercial)(Applicant: Shane Johnson) 

2. Discussion and Consideration: Ordinance 22-13: Rezone a portion of Parcel 03-026-0014 and 03-026-

0006, located at 35 West 3200 South from R-2 (Residential) to C (Commercial)(Applicant: Shane 

Johnson) 

3. Public Hearing: Ordinance 22-14: Future Land Use Map Amendments 

4. Discussion and Consideration: Recommendation for Ordinance 22-14: Future Land Use Map 

Amendments 

5. Workshop: Combining lots exemption and Subdivision Plat Amendment approval authority 

6. 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 
July 7, 2022 

 
 

Agenda Item #1 & #2: Shane Johnson Rezone: 
Residential (R-2) to Commercial 

Description 

Public Hearing: Ordinance 22-13: Rezone a portion of Parcel 03-026-0014 and the remainder of 
03-026-0006, located at 35 West 3200 South from R-2 (Residential) to C (Commercial) 
(Applicant: Shane Johnson) 
 
Discussion and Consideration: Ordinance 22-13: Rezone a portion of Parcel 03-026-0014 and 
the remainder of 03-026-0006, located at 35 West 3200 South from R-2 (Residential) to C 
(Commercial) (Applicant: Shane Johnson) 

Department 

City Planning  

Action Type 

Legislative 

Recommendation 

Recommend approval of Ordinance 22-13: Ordinance 22-13: Rezone a portion of Parcel 03-026-
0014 and 03-026-0006, located at 35 West 3200 South from R-2 (Residential) to C 
(Commercial) with the following condition: 
 

• This Rezone does not take effect until this area is subdivided and assigned a separate 
Parcel Tax ID number. 

Reviewed By 

City Planner, City Manager 
 



Background 

 
Shane Johnson, owner of parcel 03-026-0014, located at 35 W 3200 S, has submitted a rezone 
application for a 1 acre portion of the property. The entire property is 7.3 acres and stretches to 
the north of the proposed rezone area. The current zoning on the property is residential (R-2). 
The applicant has proposed to rezone the southern 1 acre section of the property, which fronts 
3200 South, to commercial (C). The applicant would like to rezone the property to allow for the 
operation of a landscape products sales business. The use is not permitted in the R-2 zone in 
which the property is located, so a rezone is necessary to operate the business. ‘Construction 
Sales and Service’ is listed as a conditional use in the commercial zone.  
 
The applicant has justified this rezone stating that it is in support of the general plan, specifically 
the objective to “promote small scale neighborhood retail development along Hwy 165 & at 
appropriate locations throughout the city in order to better meet residents’ needs.” They have 
also justified the benefit of “providing citizens of Nibley and surrounding communities access to 
products to manicure and beautify properties.” 
 
Site Context  

 
The site currently sits vacant and is immediately east of the recently constructed Dominion 
Energy regulator station and west of Ginny’s Pit Stop Soda Shop and a UDOT stormwater basin, 
which the City maintains. It is approximately 200 feet from the corner of Hwy 165 and 3200 
South. There are a few lower density single family residences in the vicinity with Little Wonders 
Daycare across the street on 3200 South. 
 
General Plan Guidance 
 
The property is located within the ‘Town Center’ area of the Future Land Use Map. Although 
there is currently no specific zoning designation for the Town Center, the ‘Nibley Town Center 
Design Study and Guidelines Supplement’ designates the area near 3200 South & Main Street as 
a ‘Commercial Activity Node’ and “one of the most significant development opportunities in 
Nibley.” A commercial designation of this property is in support of this Plan. Although the 
proposed business isn’t necessarily emblematic of the Town Center in regard to promoting 
walkability and community gathering spaces, it is a necessary use as the City continues to grow 
with good transportation access. It is likely that other economic development opportunities will 
be presented in the area as businesses continue to locate to this node of the City. In general, a 
rezone of commercial in this area would be supportive of the General Plan and the Town Center 
concept. 
 
Other Considerations 
 
As noted above, the applicant has proposed to divide the zoning on a single larger property. 
While dividing the property into different zones is technically legal and there are several parcels 
in Nibley City that are divided into different zones, Staff does not recommend this practice. In 
addition to use regulations, a zoning designation dictates the setback requirements, design 



standards, and City standards. In many cases, these standards are difficult to enforce and 
administer if the parcel has more than one zoning designation. Therefore, Staff recommends that 
the rezone be approved conditional upon subdividing this portion of the property, so that it is a 
separate lot. This would be consistent with recent actions the City has taken for other rezone 
applications that propose to split the zoning on a single parcel. 
 
The proposed rezone area is immediately adjacent to Parcel 03-026-0006, where Ginny’s Pit 
Stop is located. Although the building is located in a Commercial Zone, a portion of the 
property, which includes a parking lot, is currently designated as R-2(Residential). Staff 
recommends rezoning the remainder of 03-026-0006 at this time. The property owner of 03-026-
0006 has expressed support for rezoning this remainder piece. 

 
 
 

Agenda Item #3 & #4: Future Land Use Map 
Amendments 

Description 

Public Hearing: Ordinance 22-14: Future Land Use Map Amendments 

 
Discussion and Consideration: Recommendation for Ordinance 22-14: Future Land Use Map 
Amendments 

Department 

City Planning  



Action Type 

Legislative 

Recommendation 

Recommend Approval of Ordinance 22-14: Future Land Use Map Amendments 

Reviewed By 

City Planner 
 
 

Background 

 
One of the Planning Commission Goals for 2022 is to review future land use for future 
annexation areas. This goal was created in anticipation of the development of areas that face 
development pressure and are located near the border of Nibley City’s existing boundaries. In 
some cases, these areas abut Logan City and may also annex or otherwise be incorporated into 
Logan City. In 2021, a 40 acre property located directly north of Clear Creek Park was sold. 
Nibley City attempted to plan for this area, given the interface with Logan and developed a new 
Mixed Residential (R-M) ordinance for the area. However, the applicant ultimately annexed into 
Logan City. The purpose of this workshop is to review specific future annexation areas and 
discuss the appropriate future land use, given the evolving context of such areas.  
 
The following areas were discussed and considered by the Planning Commission: 
 

1. SW quadrant of 800 W/2200 S: This unincorporated area is adjacent to Heritage and 
Clear Creek Park and was recently sold to K holdings. Currently designated as ‘medium 
density residential.’ 

2. SE quadrant of Hwy 89/91/2200 S: This is incorporated into Logan and was recently 
rezoned to Commercial. This may be better served by Nibley and was included as a 
potential annexation area to Nibley with Logan City. Currently designated as ‘medium 

density residential.’ 
3. 3000 S Hwy 89/91: This is a relatively small 
isolated incorporated area of Logan City that faces 
some development pressure. Currently designated as 
‘commercial.’ 
4. Area surrounding 3200 S/Hwy 89/91: This area 
faces development pressure with a changing dynamic 
as Malouf develops expansion plans and UDOT 
realignment of the intersection/signal is underway. 
The area is currently designated as a mix of 
‘commercial,’ ‘commercial and medium to high 
density residential,’ and ‘medium density residential.’ 
 



 
 
Based upon the discussion and other considerations, the following changes are being proposed 
by Staff: 
 
For Area 1, the designation is proposed to be changed to ‘Commercial’ near the corner of 800 
West and 2200 and ‘Commercial or Medium to High Density Residential’ for the remaining 
area. This is a more appropriate designation given the anticipated higher intensity land uses in 
the area, including significant high density residential development across the street in Logan. 
 
For Area 4, an area near the corner of 3200 South and Hwy 89/91 is proposed to be changed 
from ‘Commercial and Medium to High Density Residential’ to ‘Commercial’ for a large portion 
near the intersection and ‘Agricultural’ for a southern portion which immediately borders the 
USU Farm property on two sides. The Planning Commission expressed the desire to expand the 
commercial designation for this intersection to capture the potential of this area as a signal is 
installed and future road improvements, including the extension of Heritage Drive, are made. 
There are relatively limited opportunities for viable commercial development to thrive in Nibley 
and this will help preserve this area for these opportunities. 

 
On the south portion, Staff recommends an 
Agricultural Designation. This area has limited 
access and is immediately adjacent to the USU 
Animal Science Farm. This area includes high-
intensity agricultural activities that are planned 
to continue, and which could be buffered with 
agricultural uses in the immediate vicinity. 
This designation will help ensure that 
productive farmland with viewsheds of the 
area are maintained. 
 
 
 
 

Agenda Item #5: Combining lots exemption 

Description 

Workshop: Combining lots exemption and Subdivision Plat Amendment approval authority 

Department 

City Planning  



Action Type 

Legislative 

Recommendation 

Discuss potential ordinance changes 

Reviewed By 

City Planner, City Attorney 
 
 

Background 

 
Utah Code 10-9a-601 was recently amended with the following provision: 
 
(4) A legislative body may adopt a land use regulation that specifies that combining lots does not 
require a subdivision plat amendment. 
 
Currently Nibley City Code does not exempt combining lots from the requirements of a 
subdivision amendment. Staff recommends considering this exemption since combining lots will, 
as a general rule, not create a condition of non-compliance with Nibley City’s Land Use 
Ordinance. This is primarily due to the fact that lot sizes and frontages are set as minimum 
standards and combining lots do not decrease lot sizes or frontages. Nonetheless, Staff 
recommends adding a caveat to this exemption that waiving the requirement does not ‘constitute 
a land use or zoning approval by the City, unless expressly approved as such by the City. 
Documents recorded as part of a lot or parcel combination do not modify any existing easement 
or public right of way, nor do they waive or modify any requirement to comply with all zoning 
and other land use regulations.’ 
 
In addition to this change, Staff recommends modifying the approval authority for a subdivision 
plat to be the same approval authority as for the original subdivision, rather than the City Council 
in all cases. It is more appropriate to assign this authority to the same approval authority that 
originally approved the plat. For Minor or Standard Subdivisions, the Planning Commission 
would be the approval authority. The City Council would generally be the approval authority for 
all other plat amendments. 



























21.08.030 Parcel Boundary Adjustments, Lot Line Adjustments, Combining Lots And Amendments 
To A SubdivisionSubdivision Amendments 

A. Lot Line and Parcel Boundary Adjustments: An agreement to adjust boundary lines between 
adjoining properties, where at least one of the properties being adjusted is a lot or where the 
properties at issue include a dwelling either in a subdivision or on unsubdivided parcels of land, 
may be applied for by the owners of record of said properties as set forth herein. 

1. The following materials shall be submitted with a parcel boundary/lot line adjustment 
application: 

a. A quitclaim deed or boundary line agreement, which complies Utah Code 10-9a to 
be used for recording the lot line adjustment. 

b. For lot line adjustments, a surveyed plat, which describes the differences between 
the amended and the original plat, as provided in UCA 10-9a-6. 

c. For parcel boundary adjustments, a survey, which describes the differences 
between the amended and the original parcels. 

d. A site plan which shows existing and proposed property boundary lines, any 
existing easements, and structures on the affected properties, including dimensions 
and setbacks from existing and proposed lot lines. 

2. The City Planner or City Engineer shall approve the application for lot line/parcel boundary 
adjustment if the following conditions are met: 

a. All required materials are submitted. 
b. No new lot or parcel results from the adjustment. 
c. No previously existing lot is eliminated as a result of the adjustment. This does not 

apply to parcel boundary adjustments. 
d.c. If the properties to be adjusted are in a subdivision, the lot sizes, frontages and 

configurations are consistent with this title and NCC 19. 
e.d. No lot is made undevelopable without a variance or other special consideration. 
f.e. All property owners directly affected by the adjustment give their consent. 
g.f. The adjustment does not result in a remnant piece of land that did not exist 

previously. 
h.g. The adjustment does not result in the violation of any applicable zoning ordinance, 

including restrictions on permissible uses or number and location of dwellings and 
structures. 

i.h. The lot line adjustment does not substantially alter legal lots that may otherwise 
need further review by the Planning Commission or City Council in the form of a 
subdivision amendment. 

j.i. Non-conforming lots: notwithstanding the conditions described above, a lot 
line/parcel boundary adjustment for an existing non-conforming lot which does not 
result in conformity with the land use ordinance may be approved if the adjustment 
does not result in a lower level of conformance for any established lot size, frontage 
or other established standards. For example, if a ½ acre lot located within a zone 
with a minimum lot size of 1 acre applies for a lot line adjustment which increases 
the size of the lot to ¾ acre via a lot line adjustment, it may be approved. 

k.j. Upon approval, the applicant(s) shall execute and record the adjustment with the 
Cache County Recorder, in accordance with Utah State Code 10-9a. 

3. Exemptions from lot line/parcel boundary adjustment application:  
a. A parcel boundary adjustment involving parcels, which do not contain a dwelling 

on any affected properties may be executed and recorded with the Cache County 
Recorder and is not subject to City approval. 

4. A complete application for parcel boundary adjustment must be reviewed by the City 
Planner or City Engineer within 14 days of submittal.  



B. Combining Lots or Parcels: the combination of contiguous lots or parcels that eliminates one or 
more boundary lines in common between the contiguous lots or parcels and that does not otherwise 
adjust property boundaries are not considered lot line adjustments, parcel boundary adjustments or 
subdivision amendments and are not subject to the regulations of this chapter. A lot or parcel 
combination does not constitute a land use or zoning approval by the City, unless expressly 
approved as such by the City. Documents recorded as part of a lot or parcel combination do not 
modify any existing easement or public right of way, nor do they waive or modify any requirement 
to comply with all zoning and other land use regulations. 

C. All other amendments to a subdivision plat not described above shall follow the process and 
standards within Utah State Code 10-9a as amended, and any applicable Nibley City ordinances. 

21.06.060 Land Use Authority 

1. The Land Use Authority shall be established according to the table below for Land Use 
Applications. 
 

Subdivision Type Approval Authority 

Standard Subdivision Planning Commission 

Minor Subdivision Planning Commission 

Rural Preservation Subdivision City Council 

Cluster Subdivision City Council 

R-PUDs and other Overlay Zones Development City Council 

Annexation Petition City Council 

Annexation Policy Plan City Council 

Conditional Use Permit Planning Commission 1 

General Plan City Council 

Ordinance Change (new or existing) City Council 

Plat Amendment 
City Council or Planning 
Commission2 Formatted: Superscript



Proposal to Vacate, Alter or Amend a Public 
Street or Right-of-Way 

City Council 

Subdivision Ordinance City Council 

Subdivision; Preliminary Approval City Council 

Zone Changes City Council 

2.  
1The planning commission may designate to city staff, its land use authority for those conditional 
use permit application outline in NCC 03.02.040.Sub 

2 The Approval Authority for a Plat Amendment shall be the same approval authority as for the original 
Subdivision 

2.  

B.  
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