
  
Nibley City 

Planning Commission 
Wednesday, December 9, 2015 

455 W. 3200 S. 
Nibley, UT 

 
 
 
5:30 p.m. Call to Order       
  Approval of Agenda       
  Approval of Minutes 
 
Discussion and election of the 2016 chair and vice-chair for the Nibley City Planning Commission. 
 
BUSINESS LICENSE/CONDITIONAL USE PERMIT 
Chunks of Heaven- discussion and consideration of a request for a conditional use permit/business license for 
a home occupation (day care) located at 2796 S 1100 W (Applicant: Taya Alexander) 
 
BUIDING DESIGN/SITE PLAN REVIW 
Discussion and consideration of a building design and site plan review for Stander, Inc., a commercial building 
located at 2410 S. Heritage Drive. 
 
Discussion with Jim Miller regarding possible veterinary clinic in Nibley City. 
 
Staff Report 
 
Planning Commission agenda items may be tabled 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. 
 



MEMO           
 
 
 
 

 
1/8/16 
 
Hi everyone- 
 
I hope you all had a happy holiday season! It is likely that you are more on top of the ball than I am- I 
haven’t yet taken down my Christmas tree.  Maybe this weekend! Aaron is going to continue to serve 
on the Planning Commission until he is replaced.  We anticipate that happening within the next month 
or so.   
 
This is what we have on the agenda for the meeting on Wednesday: 
 
Discussion and election of the 2016 chair and vice-chair for the Nibley City Planning Commission. 

• The chair’s primary responsibility is to conduct meetings.  The vice chair acts in the chair’s place 
when the chair is unable to be present. 

 
BUSINESS LICENSE/CONDITIONAL USE PERMIT 
Chunks of Heaven- discussion and consideration of a request for a conditional use permit/business 
license for a home occupation (day care) located at 2796 S 1100 W (Applicant: Taya Alexander) 

 
• This application is for a home occupation day care. 

 
• Our home occupation definition is: 

 
o The use of a portion of a dwelling as an office, studio, or workroom for occupations 

which are conducted in the home and are incidental to the primary use as a home or 
residence; provided additionally that: 1) individuals who perform occupation related 
activities at the home occupation residence must also live at that residence; 2) 
individuals who do not live at the home occupation residence must not report to that 
residence for occupation related activities; and 3) the occupation shall not use any 
accessory building, yard, or any space outside the main building not normally associated 
with residential use. Applications meeting these criteria may (as determined by the 
appropriate land use authority) be classified a home occupation rather than being 
classified by the actual activity associated with the business, with the following 
exceptions. Child daycare/preschool for more than eight (8) children shall be classified 
as a commercial daycare rather than a home occupation. In addition, activities involving 
the sale, service, leasing and/or rental of motor vehicles shall not be classified as a home 
occupation. 
 



• If a business meets the definition above, then it may be licensed as a home occupation, without 
regard for the type of business actually being conducted, provided that the business is legal and 
not otherwise specifically prohibited by ordinance. 
 

• Ms. Alexander’s application states that she will not have any outside employees and the 
number of children she will be watching will not exceed 8, which is what our ordinance sets as 
the limit for home occupation day cares.  Initially, she will only be caring for one child, but may 
take on additional children over time.  I suggested that she present her application with the 
maximum number of children we allow so that she won’t have to come back and modify it if 
and when she takes on more children. 
 

• Additionally, although it is not required at this time, Ms. Alexander’s yard is already fenced.  I 
know that has been a concern of the Commission in the past. 
 

• This business meets the requirements to be classified and approved as a home occupation. 
 

o The property is zoned Residential R-2.  The Nibley City Land Use Chart allows for home 
occupations, as a conditional use, in the R-2 zone. 

 
• Because this business meets the definition of home occupation, I recommend approving the 

conditional use permit and have no suggested conditions beyond what is already in ordinance. 
 
BUIDING DESIGN/SITE PLAN REVIW 
Discussion and consideration of a building design and site plan review for Stander, Inc., a commercial 
building located at 2410 S. Heritage Drive. 
 

• By way of general comment, in the past, when the site plan has been for a single, small 
building, the opinion and direction of the Council & Commission has been that a concept 
presentation could be waved and that preliminary and final site plan could be done as one 
approval.  That is why this is coming to you as a single item. 
 

• Stander, Inc is a company which makes home care products that assist seniors and others with 
limited mobility, to maintain independent living.  They are moving their business out of Logan 
and into Nibley, and have purchased property near CampSaver.  They are proposing to build a 
30,000 sq foot building, which is about the same size as CampSaver. 
 

• Projects which develop in commercially zoned areas are subject to Nibley Design Guidelines 
(DGS) and also require site plan review and approval by the City Council and Planning 
Commission.  The primary components of the DGS are: building materials and fenestration. 
 

o Building Materials 
 “To complement and be compatible with the character of Nibley, masonry 

building materials, such as brick, cut stone, and concrete block, are to be used as 



the primary building material (60% or greater) of commercial development… 
Other masonry materials, such as concrete block and other types of stone may 
be formed and used in a manner similar to natural stone. Other materials may be 
considered for use as a primary building material, based on review by the city… 
Secondary building materials may include brick, stone, concrete block, cement 
stucco, architectural metals, and wood/cement board siding. These materials are 
highly desirable over plastics, vinyl, and faux siding materials including synthetic 
stucco-type materials.” (DGS, p.11) 
 

 The building materials on this project are architectural steel and stucco.  In the 
drawings, the grey area is stucco, and the red and brown areas are architectural 
steel.  The requirement for 60% primary building materials is intended for those 
surfaces of the building which front public streets.  In this case, it is only the 
front of the building, where all of the windows and doors are located. 

 
 I have asked the applicant to bring in images and samples of the building 

materials so you see more detail than what can be shown in the drawings.  I do 
know that the steel is similar in appearance to what is on the sides and back of 
CampSaver. 

 
 The building materials being proposed by Stander are compatible with those 

previously approved for the CampSaver building and also with those in place on 
businesses located in the immediate vicinity of Stander’s building.   

 
 It is my opinion and recommendation that the building materials are acceptable 

for commercial use on this project and should be approved. 
 

o Fenestration 
 

 Fenestration refers to the placement of doors and windows so that the building’s 
walls are not merely flat, uninterrupted surfaces.  The requirement, as shown in 
this drawing, is that at pedestrian level (15’ high), 60% of the front of the 
building must be fenestration (doors/windows)  

  
  
  
  
  
  
  

 
 The total square footage of the building front at pedestrian level is 2,265, which 

would require 1,359 sq ft of doors/windows.  This project has 1,477.25 sq ft. 
 



 The fenestration is sufficient to meet what the ordinance requires. 
 

• In addition to these two primary requirements, the DGS also encourage simplicity in building 
colors, roof lines and screening of mechanical/service areas, all of which this building proposal 
meets. 
 

• Based on these comments, it is my opinion and recommendation that the building be 
determined to be in compliance with the DGS. 
 

• The other part of this agenda item is approval of the site plan.  When site plans are reviewed 
and approved by the Planning Commission & City Council, they are reviewed for compliance 
with landscaping, building siting and parking requirements. 
 

o Landscaping 
 City Code 10-12-17 requires that commercial projects landscape 20% of the gross 

project size (eg: 1 acre lot = .2 acres of landscaping) and that the setback area of 
the property (20’) be landscaped, with no parking located in that area. 
 

 The project property is 2.5 acres, which requires .5 acres of landscaping.  The 
landscaping plan shows approximately .63 acres of landscaping. 

 
 10-12-17 also outlines that the landscaping should be a mix of trees, grasses and 

shrubs, with a recommendation that there be 1 tree for each 300’ of 
landscaping. 

 
• This landscape plan comes in under that recommendation.  A portion of 

the property is being used for the retention and cannot be planted with 
trees, so I asked the applicant if we could come to a mid-point on the 
number of trees originally proposed (46) and the number of trees which 
would be required under the recommendation (75).  They agreed to an 
additional 12 trees, so the property will now have 58 trees as part of their 
landscaping. 
 

• The remainder of the landscaping is a mix of shrubs and grasses. 
 

 It is my opinion and recommendation that the landscaping be deemed compliant 
with City code. 
 

o Building Siting 
 City Code 10-11 imposes a 20’, permanently landscaped setback for commercial 

buildings.  This building is sited appropriately to meet that requirement. 
 
 
 



o Parking 
 The required number of parking spaces is determined by the use of the building.  

For this building, for every 2 employees on the busiest shift, 1.5 parking spaces 
are required.  Stander currently employees approximately 20 people, which, if all 
the employees were there at the same time, would require 30 parking spaces.  
Their plan proposed 36 regular parking spaces and 2 handicapped parking 
spaces. 
 

 The parking lot will have two ingress/egress points, which is required by our 
engineering standards and specifications, both for traffic flow and for emergency 
services access. 

 
 It is my opinion and recommendation that the parking be deemed compliant 

with City code. 
 

• Based on all of the above comments, it is my opinion that the site plan and building design are 
compliant with all relevant City standards and codes.  I recommend that it be forwarded on to 
the City Council for their review, with a recommendation from the Commission that it be 
approved. 

 
Discussion with Jim Miller regarding possible veterinary clinic in Nibley City. 

• Next to the Stander property, where the two roads meet, there is a parcel of property where 
the road curves, shown here: 
 

 
 

• The City has been approached about having a veterinary clinic on that property.  They also are 
going to have a boarding facility which will be operated in conjunction with the clinic.  The 
zoning and location are suitable for a vet clinic.  I suggested they come in and discuss the 



project and business with you all since I felt there may be a concern among the Commissioners 
about the boarding facility portion of the business. 
 

Discussion and consideration of a proposed ordinance regulating home-occupation businesses. 
• This is not on the agenda, but I wanted to give a brief explanation why, since I know it was 

expected.  Our attorney had a death in his family at the beginning of the holidays and hasn’t 
completed his review.  He is just now back in the office and getting caught up.  I have talked to 
him and he will have his review to me as soon as he can.   

 
Let me know if you have any questions or concerns about any of the agenda items.  See you all on 
Wednesday! 
 
Shari 
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