
Nibley City 
  Planning Commission Meeting 

Thursday, September 21, 2023 
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. Discussion and Consideration: Teuscher Flag Lot Subdivision Final Plat, located at approximately 

3800 S 450 W (Applicant: Ethan Teuscher) 
2. Discussion and Consideration: Final Design Standard Approval: Amendment to Design of Gasoline 

Service Station at 3090 S Hwy 165 (Applicant: Maverik, Inc) 
3. Workshop: Animal Land Use Ordinance 
4. Workshop: Ordinance 23-33: Public improvements required with commercial, industrial and 

institutional site plan approval 
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 

September 21, 2023 
 

Agenda Item #1: Final Plat: Teuscher Flag Lot 

Description 
Discussion and Consideration: Teuscher Flag Lot Subdivision Final Plat, located at 
approximately 3800 S 450 W (Applicant: Ethan Teuscher) 

Department 
City Planning  

Action Type 

Administrative 

Recommendation 
Approval of Teuscher Flag Lot Subdivision Final Plat, located at approximately 3800 S 450 W 

Reviewed By 
City Planner, City Engineer, Public Works 
 
 

Background 

 
Ethan Teuscher has submitted an application and supporting materials for Teuscher Flag Lot 
Subdivision Final Plat. Teuscher Flag Lot received preliminary plat approval on November 3, 
2022. The Final Plat does not significantly deviate from the Preliminary Plat. The subdivision 
includes 2 lots, one 0.5 acre lot with 148’ of frontage and a 1.58 acre flag lot that includes the 



required stem width of 30’ and improved driveway surface. The form of the plat provided meets 
the requirements of NCC 21.08.020. 

Zoning and Space Requirements 

Staff finds that the plat meets the zoning requirements for the lot sizes, lot widths, and setbacks 
for the R-2 zone, as provided in NCC 19.22.010 proposed, consistent with the approved 
preliminary plat. Each of the lots meet the setback requirements of NCC 19.22.010(C). 

Flag Lot Requirements 

NCC 19.46 provides specific requirements for Flag Lots. It was determined during the 
preliminary plat approval that such requirements were met. 

Streets 
 
The currently adopted Transportation Master Plan shows 450 West as a local street along the 
frontage of the proposed subdivision. The applicant proposes to dedicate approximately 43’ to 
the City for this roadway, which is adjacent to an existing, formerly dedicated 23’ right-of-way. 
The proposed road will match the cross section to the north with curb, gutter and sidewalk and 
20’ of pavement. The access for the flag lots includes 20’ of asphalt, an 8’ swale on the b=north 
side and 2’ of crushed gravel on the south side, as required by NCC 19.46.010(B)(1)(a). 
 
Street Trees 
 
NCC 21.12.170 provides that street trees be planted every 50’. The applicant has provided a 
street tree plan which complies with this standard. 
 

Utility Lines and Easements 

The applicant has provided the proper public utility easements and utility connections on the plat 
according to the review of the City Engineer and Public Works Director. The City Engineer has 
reviewed the design of each utility system in detail to verify that each system meets City 
Standards. 

Construction Drawings 

Staff has reviewed the construction drawings and the City Engineer has determined that the 
drawings are sufficiently compliant with Nibley City Code and Design Standards to recommend 
approval of the plat.  

 



Agenda Item #2: Maverik Design Change 

Description 
Discussion and Consideration: Final Design Standard Approval: Amendment to Design of 
Gasoline Service Station at 3090 S Hwy 165 (Applicant: Maverik, Inc) 

Department 
City Planning  

Action Type 

Administrative 

Recommendation 
Recommend denial of Final Design Standard Approval: Amendment to Design of Gasoline 
Service Station at 3090 S Hwy 165 for proposed fascia and associated signage changes. Approve 
change to canopy ccolumn design. 

Reviewed By 
City Planner, City Engineer, Public Works 
 
 

Background 

 
On October 11, 2006, Maverik, Inc received Final Design Standard Approval from the Nibley 
City Planning Commission for the design of a Gasoline Service Station. Maverik has applied to 
change the design of the façade, signage and columns of the approved service area canopy. The 
approved treatment was then constructed and Maverik has since maintained the façade of the 
service area canopy, as approved. As this was an element originally approved by the Planning 
Commission, this requires a reconsideration or amendment to that design approval. 
 
The following changes are proposed to the materials and colors of the service area canopy. 
 
Canopy Fascia: 
                
Existing – Fiber cement siding with battens, Worldly Gray with white molding 
Proposed – Aluminum composite metal panel, Eastman Red. 



 
Canopy signage: 
 
Existing – Aluminum composite metal panel, red. 
Proposed – Vinyl lettering, white. (“Adventure’s First Stop”) 
                      Aluminum composite metal panel, white. (Maverik logo and Summit) 
                
Canopy columns: 
Existing – Steel column cladding, wrapped with graphics. 
Proposed – Steel column cladding, Black Fox. 
 
The applicant has provided renderings of the proposed treatments, which are included in the 
packet. 
 
Applicable Design Standards 
 
Nibley City Design Standards for Commercial and Institutional Uses provides architectural 
design standards for commercial buildings and associated site improvements within Nibley City.  
Section 3.6 provides the following: 
 
Service Areas Guideline: Prevent aesthetically cluttered sites, free from unnecessary materials, 
displays, and trash while providing appropriate onsite storage. 
 
3.6.1 Service Areas Standards: Minimize the visual impacts of a service area canopy such as 
those used at Gas Stations /Convenience Stores. 

a. Use an architectural design and a low profile canopy section that relates to buildings in 
the area. 

b. Use recessed shielded lights under the canopy. 
c. Use the recommended applicable standards and lower footcandle levels in the Outdoor 

Lighting Code Handbook and IESNA standards. 
d. Break up the mass of the canopy area by stepping its form or by dividing it into a set of 

smaller individual canopies. 
e. Location of Gasoline Pumps - Pumps shall be set back no less than twenty feet (20’) from 

the edge of the required setback to which the pump island is perpendicular, and twenty 
feet (20’) from any required setback to which the pump island is parallel. If the pump 
island is set at an angle on the property, it shall be so located that the automobiles 
stopped for service shall not extend over the required setback line. 

f. The building/s shall be set back from the street frontage 
 
As noted above, the architectural design should relate to the buildings in the area and should 
minimize visual impacts. The existing canopy relates to the existing building with colors, 
materials and treatments that are complementary to the existing building. However, the proposed 
design with the red aluminum treatment violates this standard. 
 
Section 2.2.4 provides the following standards: 

 



2.2.4 Texture, Colors, Finishes 
a. Design elements such as color and materials must reinforce the scale and character of 

the town center and the heritage of Nibley. Avoid large areas of the same color and/or 
materials with no relief. Conversely, avoid the use of too many materials and/or colors, 
which may create busy or incongruous facades. Use materials that have a modular 
pattern closest to pedestrian ways to add scale, texture and visual interest. 

b. Earth tones are generally preferred over harsh or loud colors, except where more vibrant 
colors are used to create a special effect that is harmonious with the adjacent context. A 
color palette of Utah earth tones has been provided in the appendix for use as a reference 
guide to color selections in developments. 

c. The use of color schemes must be compatible with the surrounding areas. 
d. Simplicity is encouraged regarding color. Excessive amounts of different colors shall not 

be used. Brighter colors are recommended for use as accents only. 
e. The texture and finish of a structure will convey a modern, yet timeless, building. 
f. Use a balance of colors and materials to break up the monotony in larger developments. 

 
It appears that the proposed design of the fascia of the canopy violates several standards as it 
inadequately relates to the existing building, uses excess treatments of bright colors, rather than 
recommended earth tones. 
 
Section 2.2.3 section b-d provides the following regarding exterior walls and surfaces: 
 
b. Materials for exterior walls and surfaces must be selected based on durability, appearance, 
timelessness as well as compatibility with those used for the historic structures found in Cache 
Valley. 
c. 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. Many varieties and colors of brick are available 
and acceptable for use. 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. 
d. 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. 
 
The proposed aluminum treatment proposed for the façade of the canopy appears to violate this 
standard as it is not composed of recommended masonry materials. 
 
Regarding signage, the following is provided in Section 3.5.1 
 
3.5.1 Commercial Signs 
 

a. Sign materials and colors must be complementary to the materials, colors and 
architecture of the related structure. 

b. Signs must be large enough to be visible and read with ease, yet not dominate the 
structure or streetscape by an overly large scale. 



c. A variety of shapes, sizes, and materials are possible for most signs; these must be 
selected to complement the architecture and color scheme of the building/development. 

d. Fully backlit signs are not recommended. Individual backlit or neon letters, or front- or 
side-lit signs are preferred. Lighting fixtures for signs must be consistent with the 
architecture and lighting scheme for the building/development. 

e. Signage or wording is not permitted on the sloped part of awnings. Simple lettering may 
be used on the hanging valence part of awnings. 

f. Sign materials should be of high quality, durable materials that will maintain their 
beauty and appearance for many years. Consider the use of materials such as bronze, 
brass and copper, that patina naturally with age. 

g. Signs on historic structures must be designed and attached such that they do not damage 
or destroy elements of the building. 

h. Signs within a development should have a common element, such as type of sign, color, 
scheme, or lettering to provide a sense of continuity. 

 
Other than the proposed façade, the proposed change to the column treatment appears to be 
consistent with design standards. The proposed signage is integrated with the façade. Some of its 
elements may be consistent with standards. However, the signage is integrated into the design of 
the façade, which, as noted above, does not meet adopted design standards.  
 
 

Agenda Item #5: Animal Land Use 

Description 
Workshop: Animal Land Use Ordinance 

Department 
City Planning  

Action Type 

Legislative 

Recommendation 
Discuss and provide input to proposed ordinance 

Reviewed By 
City Planner, City Manager, Animal Land Use Ordinance Committee members 
 
 



Background 

 
Recently, an Ad Hoc committee was created to review and, if necessary, provide 
recommendations to the Nibley City Animal Land-Use Ordinance. This committee was formed 
based upon direction of City Council, who identified that the ordinance should be further 
reviewed based upon citizen input. Members of the committee included the following: 
 
Nathan Laursen, City Council 
Erin Mann, City Council 
Holly Fronk, Nibley Resident 
Eldon Buchanon, Nibley Resident 
Ross Jacobson, Nibley Resident 
Roxie Christensen, Morgan Farm Manager 
Mike Christensen, Morgan Farm Manager 
Larry Jacobsen, Mayor 
Clair Schenk, Planning Commission 
Garrett Mansell, Planning Commission 
Jamie Gonzalez, Assistant City Recorder 
Levi Roberts, City Planner 
 
The Committee met six times over the course of two months to discuss and provide input to 
address perceived deficiencies of the existing ordinance. Based upon these discussions, a draft 
amended ordinance is being recommended to the Planning Commission for consideration. 
Several changes are being recommended, including the following: 
 

• Reformatting of tables and sections within ordinance for better clarity and continuity. 
• The introduction of a point system for small animals on lots less than 0.75 acre. 

Currently, small animals on small lots are only regulated by a maximum number of 
animals per species, but points are not accumulated. 

• An adjustment to several animal points and the addition of new species to the chart which 
were previously unaccounted for. 

• A provision for adjacent lots that only contain one primary dwelling unit, which allows 
the accumulation of acreage for the purpose of counting animal points. 

• A provision for vacant lots, which would be allowed an additional 25 large and small 
animal points. 

• An added clarification that commercial or industrially-zoned properties are under the 
same restrictions as residential. 

• A reference to state code for bee keeping. 
• Minor adjustments to setback standards for barns and other structures. 

 
The purpose of this workshop is to discuss these and any other pertinent changes in preparation 
for a public hearing and recommendation for City Council. 
 



Agenda Item #4: Site plan review improvement 
requirements  

Description 
Workshop: Ordinance 23-33: Public improvements required with commercial, industrial and 
institutional site plan approval 

Department 
City Planning  

Action Type 

Legislative 

Recommendation 
Discuss and provide input to proposed ordinance 

Reviewed By 
City Planner, City Engineer, City Manager, City Attorney 
 

Background 

 
Staff has identified a deficiency within our ordinance with regards to public improvements that 
are required commensurate with a commercial, industrial or institutional development, 
particularly those that occur outside of a subdivision. Although there is some language in our 
current ordinance that points to requiring such improvements, Staff has determined that this 
language should be clarified and strengthened to ensure the appropriate and commensurate 
improvements to roadways, trails and utilities are provided in conjunction with such 
developments. The proposed amendments to Nibley City Code aim to address these deficiencies. 
The purpose of this workshop is to review the draft changes in preparation for a public hearing 
and recommendation to City Council. 
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SHEET TITLE:

GENERAL NOTES

C-002

SOILS, EARTHWORK, AND GRADING:
NOTES:
1. ALL EARTHWORK SHALL COMPLY WITH APWA SPECIFICATIONS

DIVISION 31
2. LOTS SHALL BE GRADED TO DRAIN SURFACE WATER AWAY FROM ALL

FOUNDATION WALLS. THE GRADE SHALL FALL A MINIMUM OF 6 IN
WITHIN THE FIRST 10 FT DISTANCE FROM THE BUILDING.

3. IMPERVIOUS SURFACES (I.E. CONCRETE, ASPHALT) SHALL BE SLOPED
A MINIMUM OF 2% AWAY FROM THE BUILDING

4. WPE ASSUMES STABLE SOIL CONDITIONS. CONTACT ENGINEER IF
SOIL CONDITIONS DIFFER FROM THOSE ASSUMED. ENGINEER
ASSUMES CONSERVATIVE SOIL VALUES. THESE VALUES SHALL BE
REPLACED BY DATA INCLUDED IN A SITE SPECIFIC GEOTECHNICAL
REPORT IF AVAILABLE.

5. CONTRACTOR SHALL CONTACT ENGINEER IF UNSUITABLE SOIL
CONDITIONS ARE ENCOUNTERED FOR THE PROPOSED WORK
INCLUDING BUT NOT LIMITED TO SPONGY SOILS, EXPANSIVE CLAYS,
UNSUITABLE GROUND WATER CONDITIONS, ETC.

6. EXCAVATIONS SHALL BE DEWATERED WHEN GROUNDWATER IS
ENCOUNTERED SUCH THAT NO BACKFILL, CONCRETE FOOTINGS OR
FOUNDATIONS, OR INSTALLED PIPES SHALL BE PLACED IN WATER.

7. ANY PIPE BEDDING, BASE, OR FILL UNDERNEATH PAVEMENTS,
CURBS, SIDEWALKS, ETC. SHALL BE COMPACTED TO GEOTECHNICAL
ENGINEERS REQUIREMENTS.

8. CRUSHED ROCK OR GRAVEL FILL WITH RELATIVELY LOW AMOUNTS
OF FINES MAY BE USED TO BRING BOTTOM OF FOOTINGS OR SLABS
UP TO GRADE WITH A MAXIMUM GRAVEL FILL DEPTH OF 2'. GRAVEL
OR CRUSHED ROCK FILLS SHALL BE COMPACTED USING A
VIBRATORY PLATE COMPACTOR.

9. ANY FILL SOILS OR GRAVEL FILL DEEPER THAN 2' THAT SUPPORT
FOOTINGS, FOUNDATIONS, OR SLABS SHALL BE DESIGNED BY A
LICENSED GEOTECHNICAL ENGINEER. FILL SOILS SHALL BE
INSTALLED, AND TESTED IN ACCORDANCE WITH ACCEPTED
ENGINEERING PRACTICE.

10. WHERE QUANTIFIABLE DATA OR OBSERVATIONS INDICATE
EXPANSIVE, COMPRESSIBLE, SHIFTING, OR OTHER QUESTIONABLE
SOIL CHARACTERISTICS OR GEOTECHNICAL HAZARDS ARE LIKELY TO
BE PRESENT, THE GOVERNING MUNICIPALITY SHALL DETERMINE
WHETHER TO REQUIRE A SITE SPECIFIC GEOTECHNICAL STUDY TO
DETERMINE SOIL CHARACTERISTICS OF THE SITE.

11. GRADE AROUND FOOTINGS OF BUILDINGS SHALL BE SUCH TO
MAINTAIN THE MINIMUM FROST DEPTH REQUIRED BY THE LOCATION.

12. NATIVE BACKFILL SHALL BE FREE OF ORGANIC, FROZEN, OR OTHER
DELETERIOUS MATERIAL AND SHALL NOT INCLUDE ROCKS GREATER
THAN 6" IN SIZE.

13. FLOWABLE BACKFILL MAY BE USED FOR BACKFILL UNDERNEATH
ROADWAYS AND STRUCTURES TO BRING UP FINISHED GRADE IF
APPROVED BY ENGINEER. ANY FLOWABLE BACKFILL SHALL HAVE A
MINIMUM STRENGTH OF 100 PSI OR GREATER.

14. DRAIN GRAVEL SHOWN ON PLANS SHALL CONSIST OF WASHED
GRAVEL OR CRUSHED ROCK WITH A MAXIMUM PARTICLE SIZE OF 2"
WITH 100 PERCENT BEING RETAINED ON A NO. 10 SIEVE. ANY DRAIN
GRAVEL SHOWN BENEATH GRADE SHALL BE WRAPPED WITH A
PERMEABLE GEOTEXTILE FABRIC TO PREVENT FINES FROM
ENTERING GRAVEL AREA.

15. FINAL GRADE AT NEIGHBORING PROPERTY LINES SHALL MATCH
EXISTING GRADES PRIOR TO BEGINNING CONSTRUCTION UNLESS
NOTED OTHERWISE.

CONCRETE:
NOTES:
1. CONCRETE SHALL MEET MINIMUM REQUIREMENTS AND

SPECIFICATIONS OUTLINED IN THE ACI 318 AND THE APWA
SPECIFICATIONS DIVISION 03.

2. ALL CONCRETE WALLS THAT RETAIN EARTH AND ANY FOUNDATION
WALLS THAT ENCLOSE USABLE AREAS WITH GROUP II-GROUP IV
SOILS OF THE UNIFIED SOILS CLASSIFICATIONS SYSTEM AS SHOWN
IN TABLE R405.1 OF THE IRC SHALL HAVE A FOUNDATION DRAIN
INSTALLED CONSISTING OF A PERFORATED DRAIN PIPE NOT LESS
THAN 1' BEYOND THE OUTSIDE EDGE OF THE FOOTINGS AND 6"
ABOVE THE TOP OF FOOTING WITH A GRAVEL DRAIN WRAPPED IN AN
APPROVED FILTER FABRIC.

3. CONCRETE SHALL BE BE MECHANICALLY VIBRATED WHEN PLACED
TO AVOID HONEYCOMBING ALONG FORMS AND TO HELP CONCRETE
FREELY FLOW AROUND REINFORCEMENT.

4. CONCRETE SHALL NOT BE DROPPED MORE THAN 5' MAXIMUM
DURING PLACEMENT.

5. ALL FOUNDATIONS SHALL HAVE 6" MIN. EXPOSED ABOVE GRADE.
6. ALL SLABS ON GRADE SHALL HAVE CONTROL JOINTS IN SLAB AT 15'

O.C. MAXIMUM SPACING.
7. ALL CONCRETE SLABS ON GRADE SHALL BE A MINIMUM OF 4" THICK

ON 4" PLATE COMPACTED GRAVEL OR OTHER APPROVED FREE
DRAINING MATERIAL.

8. ALL REINFORCEMENT IN CONCRETE SHALL BE PROPERTY TIED AND
SECURED PRIOR TO POURING CONCRETE IN SUCH A WAY THAT
REINFORCEMENT REMAINS IN DESIGNED LOCATION. VERTICAL
REINFORCING STEEL FOR MASONRY CONSTRUCTION MAY BE
FLOATED INTO PLACE.

9. ANY COMPONENTS THAT ARE CAST IN PLACE SHALL BE SECURELY
PLACED IN THE FORMS (I.E. STRAPS, BOLTS, SLEEVES, ETC.)

ABBREVIATIONS
ABS - ACRYLONITRILE BUTADIENE STYRENE PIPE
AC - ASPHALT CONCRETE PAVEMENT
ADS - ADVANCED DRAINAGE SYSTEM

(I.E. CORRUGATED STORM PIPE)
APWA - AMERICAN PUBLIC WORKS ASSOCIATION
ASTM - AMERICAN SOCIETY FOR TESTING AND 

MATERIALS
BLDG - BUILDING
BOW - GRADE AT BOTTOM OF WALL
CB - CATCH BASIN
CI - CAST IRON PIPE
CF - CUBIC FOOT
C&G - CURB AND GUTTER
C/L OR ℄ - CENTER LINE
CMP - CORRUGATED METAL PIPE
CO - CLEAN OUT
CONC - CONCRETE
DI - DUCTILE IRON PIPE
DIA - DIAMETER
DR - DIMENSION RATIO (PIPE SIZE)
E - EAST
EG - EXISTING GRADE
EO - EDGE OF OIL
EOG - EGDE OF GRAVEL
EP - EDGE OF PAVEMENT
ESMT - EASEMENT
EX - EXISTING
FC - FACE OF CURB
FFE - FINISHED FLOOR ELEVATION
FG - FINISHED GRADE
FH - FIRE HYDRANT
FL - FLOW LINE
FO - FIBER OPTIC LINE
FND - FOUND
FT - FOOT/FEET
GB - GRADE BREAK
GV - GATE VALVE
H - HEAD
HDPE - HIGH DENSITY POLYETHYLENE PIPE
INV - INVERT
LF - LINEAR FEET
LIP - LIP OF GUTTER
LP - LIGHT POLE
MH - MANHOLE
N - NORTH
NG - NATURAL OR NATIVE GROUND
OE - OVERHEAD ELECTRICAL LINE
PI - POINT OF INTERSECTION
P/L OR ⅊ - PROPERTY LINE
POB - POINT OF BEGINNNING
POC - POINT OF CURVATURE
PP - POWER POLE
PRV - PRESSURE REDUCING VALVE
PT - POINT OF TANGENCY
PSF - POUNDS PER SQUARE FOOT
PSI - POUNDS PER SQUARE INCH
PUE - PUBLIC UTILITY EASEMENT
PVC - POLYVINYL CHLORIDE PIPE
PVI - POINT OF VERTICAL INTERSECTION
RAD - RADIUS
RAP - RECYCLED ASPHALT PAVEMENT
RC - REINFORCED CONCRETE
RCP - REINFORCED CONCRETE PIPE
R/W OR ROW RIGHT OF WAY
S - SLOPE OR SOUTH
SDR - STANDARD DIMENSION RATIO (FOR PIPE SIZE)
SDMH - STORM DRAIN MANHOLE
SF - SQUARE FOOT
SS - STAINLESS STEEL
STA - STATION
TBC - TOP BACK CURB
TOC - TOP OF CONCRETE
TOE - TOE OF SLOPE
TOF - TOP OF FOUNDATION WALL
TOG - TOP OF GRAVEL
TOP - TOP OF SLOPE
TOW - GRADE AT TOP OF WALL
TYP. - TYPICAL
UE - UNDERGROUND ELECTRICAL LINE
UTBC - UNTREATED BASE COURSE
W - WEST
WM - WATER METER

UTILITY DESIGN AND INSTALLATION:
NOTES:
1. DESIGN OF PRIVATE UTILITIES SUCH AS ELECTRICAL LINES, GAS

LINES, COMMUNICATION LINES, ETC. ARE THE RESPONSIBILITY OF
THE RESPECTIVE COMPANY. ANY OF THESE LINES SHOWN ON THE
PLANS SHALL BE APPROVED AND DESIGNED BY THE RESPECTIVE
COMPANIES AND THE LINES SHOWN ON THESE PLANS SHALL NOT BE
CONSIDERED FINAL DESIGN.

2. CONTRACTOR SHALL INSTALL ALL WATER AND SEWER LINES A
MINIMUM OF 10' HORIZONTAL DISTANCE FROM EACH OTHER AND 18"
VERTICAL SEPARATION AT ANY CROSSES WITH WATER ON TOP.
CROSSING SEWER AND WATER LINES SHALL BE DONE AT AS NEAR
PERPENDICULAR AS POSSIBLE WITH THE SEWER LINES BENEATH THE
WATER LINES.

3. THE BOTTOM OF UTILITY TRENCHES SHALL BE GRADED UNIFORMLY
TO PROVIDE UNIFORM BEARING OF PIPES AND TO AVOID UNEVEN
SUPPORT OF DIFFERENT SECTIONS OF THE PIPE. ANY UNEVEN
AREAS OR DEPRESSIONS SHALL BE FILLED WITH COMPACTED PIPE
BEDDING.

4. THE CONTRACTOR SHALL MEET ALL DEPARTMENT OF
ENVIRONMENTAL QUALITY REQUIREMENTS. ALL MATERIALS THAT
MAY CONTACT DRINKING WATER SHALL MEET ANSI/NSF 61 HEALTH
AND SAFETY REQUIREMENTS AND BE APPROPRIATELY STAMPED
WITH THE NSF LOGO.

5. PVC PIPES SHALL BE INSTALLED IN ACCORDANCE WITH ASTM D2774
AND AWWA M23. DI PIPE SHALL BE INSTALLED IN ACCORDANCE WITH
AWWA C600 AND AWWA M41.

6. ALL WATERLINES SHALL BE INSTALLED ACCORDING TO APPLICABLE
AMERICAN WATER WORKS ASSOCIATION (AWWA) STANDARDS.

7. ALL DRINKING WATER PIPES AND FITTINGS SHALL BE LEAD FREE.
8. THE OPEN ENDS OF PIPES SHALL BE SEALED AT THE END OF WORK.

NEW WATER MAINS AND APPURTENANCES SHALL BE DISINFECTED IN
ACCORDANCE WITH AWWA C651-05.

9. CONTRACTOR SHALL NOT DROP ANY PIPE OR ACCESSORY INTO THE
TRENCH DURING INSTALLATION.

10. ALL WATERLINES SHALL BE INSTALLED AT A MINIMUM DEPTH TO TOP
OF PIPE OF 5'-0" UNLESS NOTED OTHERWISE.

11. CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER INSTALLATION
AND TESTING OF WATERLINES AS REQUIRED BY THE GOVERNING
MUNICIPALITY INCLUDING HYDROSTATIC LEAK TESTING, FLUSHING
AND CLEANING, AND TESTING FOR CONTAMINANTS.

12. ALL SEWER LINES SHALL BE INSTALLED AT A STRAIGHT GRADE
BETWEEN ELEVATION POINTS SHOWN. ANY BENDS MADE IN A SEWER
MAIN SHALL BE DONE THROUGH A MANHOLE. ANY BENDS EQUAL TO
OR GREATER THAN 45° IN A SEWER LATERAL SHALL BE DONE WITH A
CLEANOUT.

13. PIPES SHALL BE PROPERLY BEDDED USING MATERIAL WITH PARTICLE
SIZES NOT EXCEEDING THE FOLLOWING VALUES:

13.1. FOR CMP AND WELDED STEEL PIPE, BEDDING PARTICLES SHALL
NOT EXCEED 1"

13.2. FOR PVC, POLYETHYLENE, AND GALVANIZED STEEL PIPE, BEDDING
PARTICLES SHALL NOT EXCEED 3/4"

13.3. FOR DI, CI, CONCRETE, AND HDPE PIPE, BEDDING PARTICLES
SHALL NOT EXCEED 2"

SWPPP AND EROSION CONTROL:
NOTES:
1. ANY EROSION CONTROL PLAN INCLUDED IN THIS PLANSET SHOULD

BE SEEN AS A RECOMMENDATION FOR BEST MANAGEMENT PRACTICE
(BMP) PLACEMENT LOCATION. CONTRACTOR SHALL FINALIZE EXACT
LOCATIONS OF BMP'S AS PART OF AN APPROVED STORM WATER
POLLUTION PREVENTION PLAN (SWPPP) AS OUTLINED IN UTAH
ADMINISTRATIVE CODE R317-8.

2. CONTRACTOR SHALL FILE A NOTICE OF INTENT (NOI) TO THE UTAH
DEQ.

3. A SWPPP SIGN SHALL BE PLACED IN A VISIBLE LOCATION ON THE
CONSTRUCTION SITE WHICH SHALL INCLUDE SWPPP CONTACT
INFORMATION, NOI, AND SWPPP PERMIT DURING ALL STAGES OF
CONSTRUCTION.

4. CONCRETE TOOLS AND TRUCKS SHALL ONLY BE WASHED OUT IN AN
APPROVED CONCRETE WASHOUT BMP.

5. CONSTRUCTION VEHICLES SHALL BE CLEANED OF DIRT AND MUD
PRIOR TO DRIVING ON CITY STREETS. TIRES SHALL BE SCRAPED TO
REMOVE MUD FROM TIRE TRACKS. ANY RESULTING DIRT AND MUD ON
CITY STREETS SHALL BE REMOVED BY THE CONTRACTOR.

6. DUST AND SOIL FINES SHALL BE HOSED DOWN PERIODICALLY TO
KEEP DUSTS AND FINES FROM MIGRATING OFFSITE AS NEEDED.

7. CONTRACTOR SHALL PROVIDE DUMPSTERS OR OTHER MEANS OF
TRASH RECEPTACLES ONSITE AS NECESSARY TO DISCOURAGE
LITTERING.

8. CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE PORTABLE
TOILET FACILITIES FOR WORKERS ONSITE. PORTABLE TOILETS SHALL
BE INSTALLED IN A LEVEL AREA WITH CONTAINMENT BMPS AROUND
DOWNHILL SIDE OF (AS NEEDED) TO CONTAIN SEWAGE IN CASE OF A
SPILL. PORTABLE TOILETS SHALL BE STAKED OR OTHERWISE
SECURED TO PREVENT TIPPING AND SPILLING FROM OCCURING.

9. CONTRACTOR SHALL STORE ANY MATERIALS THAT ARE POTENTIALLY
HARMFUL IN A LOCATION SURROUNDED BY CONTAINMENT BMPS OR
WITHIN BUILDING FOUNDATION WALLS.

10.  NO EXCAVATION OR EARTHWORK SHALL TAKE PLACE UNTIL EROSION
CONTROL BMP'S ARE IN PLACE.
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jackson@whitepineeng.com
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GENERAL CONSTRUCTION:
NOTES:
1. ALL CONSTRUCTION WORK SHALL FOLLOW THE STANDARDS FOUND

IN THE INTERNATIONAL BUILDING  CODE (IBC 2021), APWA STANDARD
DRAWINGS AND SPECIFICATIONS, AND THE STANDARDS OF THE
GOVERNING MUNICIPALITY.

2. THE CONTRACTOR OF THE PROJECT SHALL READ AND COMPLY WITH
ALL OF THE FOLLOWING NOTES AND SPECIFICATIONS CONTAINED
HEREIN THE PLANS. IT IS THE CONTRACTORS SOLE RESPONSIBILITY
TO UNDERSTAND THE MEANING AND INTENT OF THESE PLANS AND
TO REQUEST FURTHER INFORMATION FROM ENGINEER AS NEEDED.

3. THE ENGINEERED DRAWINGS PROVIDED HEREIN WERE COMPLETED
USING THE PROFESSIONAL STANDARD OF CARE REQUIRED BY THE
GOVERNING MUNICIPALITY AND/OR STATE. THESE DRAWINGS,
HOWEVER, DO NOT AND CAN NOT PROVIDE EVERY EXPLICIT ELEMENT
OR CONDITION OF THE PROPOSED IMPROVEMENTS OR EXISTING
CONDITIONS. AS SUCH, CONTRACTOR SHALL PROVIDE INDUSTRY
STANDARD GOOD CARE AND PRACTICE FOR MISCELLANEOUS
ELEMENTS NOT SHOWN ON PLANS AND SHALL CONTACT ENGINEER
FOR FURTHER INFORMATION IF REQUIRED.

4. WHITE PINE ENGINEERING (WPE) ASSUMES NO LIABILITY FOR THE
MEANS AND METHODS OF CONSTRUCTION PRACTICES. CONTRACTOR
IS RESPONSIBLE FOR ALL MEANS OF CONSTRUCTION AND FOR
JOBSITE SAFETY PER OSHA REGULATIONS.

5. TRENCH SAFETY IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR.
CONTRACTOR SHALL PROVIDE SHORING AND/OR TRENCH BOXES AS
REQUIRED BY OSHA REQUIREMENTS TO PROVIDE SAFE WORKING
CONDITIONS.

6. ANY OPEN EXCAVATIONS LEFT OPEN AFTER A WORK DAY SHALL BE
BARRICADED OR OTHERWISE PROTECTED FROM HAZARDOUS
CONDITIONS.

7. ANY STRUCTURES SHOWN ON PLANS ARE DESIGNED FOR FINAL
CONDITION. CONTRACTOR IS RESPONSIBLE FOR TEMPORARY
SHORING, BRACING, ETC. TO PROVIDE ADEQUATE STRUCTURAL
INTEGRITY PRIOR TO FINALIZED CONSTRUCTION.

8. CONTRACTOR  SHALL BE RESPONSIBLE FOR RECEIVING APPROVAL
AND ANY NECESSARY PERMITS FROM THE GOVERNING MUNICIPALITY
PRIOR TO BEGINNING OF CONSTRUCTION. THIS INCLUDES ANY
ENCROACHMENT OR CUT PERMITS WHEN WORKING WITHIN PUBLIC
RIGHT-OF-WAYS OR PERMISSION FROM PROPERTY OWNERS WHERE
WORKING WITHIN PRIVATE EASEMENTS.

9. CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL AND ANY
TRAFFIC CONTROL PLANS REQUIRED FOR SUBMITTAL TO THE
GOVERNING MUNICIPALITY.

10. CONTRACTOR IS SOLELY RESPONSIBLE FOR IDENTIFYING AND
PROTECTING SENSITIVE LANDS WITHIN THE PROJECT LIMITS
INCLUDING BUT NOT LIMITED TO NATIONALLY PROTECTED
WETLANDS.

11. ANY OBSERVATIONS PROVIDED BY WPE DURING CONSTRUCTION
SHALL BE CONSIDERED OBSERVATIONS LIMITED TO THE SCOPE
REQUESTED, AND NOT FULL INSPECTIONS OR APPROVAL. THE
GOVERNING MUNICIPALITY SHALL BE SOLELY RESPONSIBLE FOR
INSPECTIONS AND APPROVAL OF FINAL CONSTRUCTION.

12. CONTRACTOR SHALL INFORM ENGINEER OF ANY DISCREPANCIES
BETWEEN ACTUAL CONDITIONS AND CONDITIONS ASSUMED ON
THESE PLANS (I.E. DIMENSIONS, MATERIALS, ASSUMED LOADS, ETC).

13. SHOP DRAWINGS FOR ANY PRE-MANUFACTURED ELEMENTS RELATED
TO THESE PLANS SHALL BE SUBMITTED TO THE ENGINEER OF
RECORD TO REVIEW IF DIMENSIONS OR OTHER ASPECTS OF SHOP
DRAWINGS DIFFER FROM THOSE ON THESE PLANS.

14. THESE PLANS SHALL NOT BE REPRODUCED EXCEPT FOR AS
REASONABLE TO COMPLETE CONSTRUCTION. THE INTELLECTUAL
PROPERTY CONTAINED HEREIN IS SOLELY OWNED BY WPE

15. ANY LOCATIONS OF EXISTING UTILITIES OR OTHER FEATURES SHOWN
ON THESE PLANS ARE TO BE CONSIDERED APPROXIMATE
LOCATIONS. EXACT LOCATIONS MUST BE DETERMINED PRIOR TO AND
DURING CONSTRUCTION.

16. WHEN SUBSURFACE INVESTIGATIONS FOR UTILITIES ARE REQUIRED,
CONTRACTOR SHALL PROVIDE MEANS AND METHODS TO LOCATE
UTILITIES WHILE PROTECTING THE INTEGRITY OF THE UTILITY LINES.
ANY DISTURBANCE REQUIRED SHALL BE RESTORED BY THE
CONTRACTOR.

17. CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND
PROTECTING ALL EXISTING UTILITIES AND FACILITIES UNLESS
EXPLICITLY STATED OTHERWISE ON THESE PLANS.
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4584.68

31.1'

1

2

35.3'

3

4

5

5

5

5

26'
CONTROL POINT 3
PLUG
N: 3766421.172
E: 1546619.972
4581.25

6

33
'

4583

4582

4584

458
3

45
82

4583 45
84

4584

45
83 4583

4584
4583

45
83

4584

4582

4585

45
85

4585

4585

458
3

4584

435-515-0126
jackson@whitepineeng.com
       tom@whitepineeng.com

P.O. BOX 669
HYDE PARK, UTAH

84318

www.whitepineeng.com

SHEET TITLE:

SITE PLAN
EXISTING/DEMO

C-101

N

DESIGNED BY: T. HILL
CHECKED BY: J. SAGERS

NO. DESCRIPTION DATE

N
IB

LE
Y 

C
IT

Y 
45

0 
W

ES
T 

R
O

AD
 E

XT
EN

SI
O

N

38
12

 S
O

U
TH

 4
50

 W
ES

T

N
IB

LE
Y,

 U
T

THOMAS M. 

13260148

P
R

O
FESS I ONA L  ENG I NEER

S

T A T E  O F  U T A H7/3/2023

HILL

0'               20'              40'

SCALE: 11"X17":  1" = 40'
 22"X34":  1" = 20'

GENERAL NOTES
DEMOLISH EXISTING CURB AND GUTTER TO EXTENTS SHOWN.

DEMOLISH EXISTING SIDEWALK AND DRIVEWAY TO EXTENTS
SHOWN.

SAWCUT EXISTING PAVEMENT 1' MINIMUM WHERE CONNECTING
NEW ASPHALT TO PROVIDE A CLEAN EDGE. PROVIDE TACK COAT
AT CONNECTION PER APWA SPEC 32 12 13 13.

EXISTING SEWER MAIN STUB (ASSUMED LOCATION). CONTRACTOR
TO VERIFY LOCATION AND THAT SEWER MAIN STUB IS IN
ADEQUATE CONDITION.

DEMOLISH EXISTING FENCE IN ROAD DISTURBANCE LIMITS TO
EXTENTS SHOWN.

REMOVE EXISTING LANDSCAPE WITHIN CITY ROW. COORDINATE
WITH PROPERTY OWNER TO THE WEST.

1

2

3

4

5

6
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B
C203

INSTALL ADA RAMP
PER DETAIL C-C201

A
C201

A
C203

INSTALL FIRE HYDRANT
PER DETAIL D, C202
STA: 13+62.39
OFF: 24.50L
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INSTALL CURB CUT
AT 50' INTERVALS
BOTH SIDES OF ROAD
PER DETAIL B-C201

MATCH EXISTING SIDEWALK
ELEV: 4584.809
MATCH EXISTING SIDEWALK
ELEV: 4584.817
MATCH EXISTING TBC
ELEV: 4584.719

MATCH EXISTING TBC
ELEV: 4584.128

MATCH EXISTING SIDEWALK
ELEV: 4584.391
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N

11.25 BEND
STA: 10+22.57
OFF: 17.54L
11.25 BEND
STA: 10+52.69
OFF: 11.52L

S

FH

INSTALL FIRE HYDRANT
PER DETAIL D, C202
STA: 11+35.65
OFF: 24.63L

TEUSCHER FLAG LOT
PORTION OF ROADWAY CONSTRUCTION
SEE TEUSCHER FLAG LOT
CONSTRUCTION DRAWINGS
SHEET C103-C106
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Station

4570.00

4575.00

4580.00

4585.00

4570.00

4580.00

10+00 11+00 12+00 13+00 13+82

-0.90%

-0.40%

GRADE BREAK STA = 10+18.72
ELEV =  4584.516

GRADE BREAK STA = 12+00.00
ELEV =  4582.885 GRADE BREAK STA = 13+82.22

ELEV =  4582.156

EXISTING 8" PVC Pipe
L: 20.0' S:-0.40%

CONTRACTOR TO VERIFY LOCATION
AND SLOPE

EXISTING SMH 1
STA: 10+00.69 OFF: 6.18L

RIM: 4584.59
INV IN: (S): 4571.95

5'
 M

IN
. B

U
R

Y 
D

EP
TH

SMH 3
STA: 10+52.70 OFF: 1.52L
RIM: 4584.18
INV OUT: (N): 4572.16
INV IN: (S): 4572.16

SMH 2
STA: 10+25.69 OFF: 6.33L
RIM: 4584.62
INV OUT: (N): 4572.05
INV IN: (S): 4572.05
SEE DETAIL A, C-202 FOR MANHOLES (TYP)

SMH 5
STA: 13+62.79 OFF: 1.47L

RIM: 4582.20
INV OUT: (N): 4573.40

INV IN: (S): 4573.40

EXISTING GRADE (TYP)
450 WEST ℄
FINISHED GRADE (TYP)

10" PVC C-900 DR-14 WATERLINE

MAINTAIN CONTINUOUS SLOPE

8" PVC Pipe
L: 27.44' S:-0.40%

8" PVC Pipe
L: 82.98' S:-0.40%

STUB 20' STICK OF PIPE TO END OF ROAD
8" PVC Pipe
L: 20.0' S:-0.40%

8" PVC Pipe
L: 82.98' S:-0.40%

8" PVC Pipe
L: 227.11' S:-0.40%

SMH 4
STA: 11+35.68 OFF: 1.51L
RIM: 4583.43
INV OUT: (N): 4572.49
INV IN: (S): 4572.49
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0'               20'              40'

SCALE: 11"X17":  1" = 40'
 22"X34":  1" = 20'

GENERAL NOTES:
1. PROVIDE 2 SQ. FT. MINIMUM THRUST BLOCK

ON ALL FITTINGS AND VALVES ALONG WITH
JOINT RESTRAINTS AS SHOWN ON SHEET
C-204.
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GENERAL NOTES:
1. ALL EXISTING FACILITIES, UTILITIES, AND FEATURES SHALL BE

PROTECTED BY THE CONTRACTOR DURING CONSTRUCTION
UNLESS NOTED OTHERWISE

2. THE CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE AND
PROTECT ALL UNDERGROUND UTILITIES AND FACILITIES BY
CONTACTING BLUE STAKES AT 811 PRIOR TO CONTRUCTION.

KEY NOTES:
1 NEAREST EXISTING FIRE HYDRANT

EXISTING PRIVATE DITCH - REGRADE AS NECESSARY TO
ACHIEVE GRADES SHOWN ON SHEET C-105

DEMOLISH AND REPLACE EXISTING ASPHALT PAVEMENT FOR
ROAD AND UTILITY CONNECTION TO APPROXIMATE EXTENTS
SHOWN

DEMOLISH EXISTING CURB AND GUTTER AND SIDEWALK TO
APPROXIMATE EXTENTS SHOWN

DEMOLISH EXISTING FENCE  AROUND EXISTING SIDEWALK
RADIUS

EXISTING CONCRETE DRIVEWAY

EXISTING ASPHALT PAVEMENT

EXISTING CONCRETE SIDEWALK

FENCE TO REMAIN

North

SCALE
0'           15'           30'

FOR PRINTS ON 24"X36": 1" = 15'
FOR PRINTS ON 11"X17" (50% SCALE): 1" = 30'
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C-103

SHEET TITLE:

SITE PLANS
SITE EXISTING AND DEMO PLAN

   MARK                                    DESCRIPTION                          DATE

PROJECT TITLE:
TEUSCHER FLAG LOT SUBDIVISION NIBLEY

3812 SOUTH 450 WEST
NIBLEY, UTAH

NOTE: IF ENGINEER'S STAMP AND SIGNATURE ARE NOT SHOWN IN THIS BOX,
THIS PLAN SHALL BE CONSIDERED A DRAFT AND NOT FOR CONSTRUCTION

LOT 1
(SEE PLAT)

LOT 2
(SEE PLAT)
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C-104

SHEET TITLE:

SITE PLANS
SITE IMPROVEMENT PLAN

   MARK                                    DESCRIPTION                          DATE

PROJECT TITLE:
TEUSCHER FLAG LOT SUBDIVISION NIBLEY

3812 SOUTH 450 WEST
NIBLEY, UTAH

NOTE: IF ENGINEER'S STAMP AND SIGNATURE ARE NOT SHOWN IN THIS BOX,
THIS PLAN SHALL BE CONSIDERED A DRAFT AND NOT FOR CONSTRUCTION

GENERAL NOTES:
1. ALL EXISTING FACILITIES, UTILITIES, AND FEATURES SHALL BE

PROTECTED BY THE CONTRACTOR DURING CONSTRUCTION
UNLESS NOTED OTHERWISE

2. THE CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE AND
PROTECT ALL UNDERGROUND UTILITIES AND FACILITIES BY
CONTACTING BLUE STAKES AT 811 PRIOR TO CONTRUCTION.

3. SEE NIBLEY CITY 450 WEST ROADWAY EXTENSION
CONSTRUCTION DRAWINGS FOR PROFILE VIEWS OF
PROPOSED/FUTURE ROADWAYS AND IMPROVEMENTS

4. SEE SHEET C-102 AND C-105 FOR ELEVATIONS FOR PROPOSED
IMPROVEMENTS.

5. CONTRACTOR SHALL PROVIDE TACK COAT AT CONNECTION TO
ANY EXISTING ASPHALT PAVEMENTS OR CONCRETE PER APWA
SPEC 32 12 13.13

6. UTILITIES FOR TELEPHONE CABLE, INTERNET, AND GAS ARE
NOT SHOWN ON THIS SITE PLAN AND SHALL BE DESIGNED BY
THE RESPECTIVE COMPANIES.

7. ALL SEWER AND CULINARY WATERLINES SHALL HAVE 10' MIN.
HORIZONTAL SEPARATION DISTANCE.

7. ALL WATER FITTINGS TO BE 200 PSI TEST RATED OR GREATER
AND SHALL BE RESTRAINED AS SHOWN ON DETAIL A & B, C-204

KEY NOTES:
1 INSTALL ASPHALT ROADWAY SECTION, CURB & GUTTER, AND

SIDEWALK - SEE DETAIL A, C-201 FOR TYPICAL CROSS
SECTION. SEE C-102 FOR ROADWAY GRADES

INSTALL ASPHALT FIRE LANE - SEE DETAIL E, C-201 FOR
TYPICAL CROSS SECTION. SEE C-105 FOR GRADES

SAW CUT EXISTING ROAD 2' BACK WHERE NEW ASPHALT IS
CONNECTING TO EXISTING ROAD. APPLY TACK COAT TO
EXISTING ASPHALT PER APWA SECTION 32 12 13.13

INSTALL CONCRETE DRIVEWAY APRON - SEE DETAIL C, C-203

EXISTING SEWER MAIN STUB (ASSUMED LOCATION).
CONTRACTOR TO VERIFY LOCATION AND THAT SEWER MAIN
STUB IS IN ADEQUATE CONDITION.

INSTALL 10"  PVC C-900 DR-14  WATER MAIN - SEE C-102 FOR
GRADES

INSTALL 8" PVC SDR35 SEWER MAIN - SEE C-102 FOR GRADES

INSTALL 1" WATER SERVICE AND METER - SEE DETAIL C, C-204

INSTALL 4" PVC SEWER STUB. MAINTAIN 2% MIN. SLOPE AND
PROVIDE CLEANOUTS (TRAFFIC RATED REQ'D IF IN
PAVEMENT) AT EVERY 100' SPACING AND AT ALL BENDS. SEE
DETAIL D, C-203

INSTALL FIRE HYDRANT ASSEMBLY - SEE DETAIL D, C-203

INSTALL STREET LIGHT AT INTERSECTION PER CITY
STANDARDS.

INSTALL 11.25° BEND

PROVIDE CONNECTION TO EXISTING WATER SYSTEM. SEE
DETAIL A, C-202

EXISTING MANHOLE

INSTALL 4' Ø MANHOLE, SEE DETAIL A, C-202

INSTALL CURB CUT SEE DETAIL B, C-201

North

SCALE
0'           15'           30'

FOR PRINTS ON 24"X36": 1" = 15'
FOR PRINTS ON 11"X17" (50% SCALE): 1" = 30'
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4584.57

TBC:4583.23
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OVERFLOW PATH (TYP)

SHEET TITLE:

SITE PLANS
GRADING AND DRAINAGE PLAN

   MARK                                    DESCRIPTION                          DATE

PROJECT TITLE:
TEUSCHER FLAG LOT SUBDIVISION NIBLEY

3812 SOUTH 450 WEST
NIBLEY, UTAH

NOTE: IF ENGINEER'S STAMP AND SIGNATURE ARE NOT SHOWN IN THIS BOX,
THIS PLAN SHALL BE CONSIDERED A DRAFT AND NOT FOR CONSTRUCTION

LOT 1
(SEE PLAT)

LOT 2
(SEE PLAT)

SHERIDAN COVE

45
0 

W
ES

T

STORM WATER ANALYSIS:
SEE ACCOMPANYING STORM WATER CALCULATIONS
FROM WHITE PINE ENGINEERING FOR ADDITIONAL
INFORMATION.

· RESIDENTIAL LOTS SHALL RETAIN THEIR OWN
STORM WATER.

· 80TH PERCENTILE STORM VOLUME FROM ASPHALT
LANE: 269.21 CU. FT

· 100 YR STORM FROM ASPHALT LANE RUNOFF: 1,716
CU. FT

· HYDROLOGIC SOIL GROUP: B (PER NRCS SOIL
SURVEY)

· SWALE SIZE: 8' WIDE BY 1'-9" DEEP X 260'
· VOLUME IN SWALE: 1,820 CU. FT

GENERAL NOTES:
1. FINISHED FLOOR ELEVATION FOR FUTURE BUILDINGS ON LOTS

1 AND 2 SHALL BE AT A MINIMUM 6" HIGHER THAN CURB
ELEVATION WITHOUT BASEMENTS UNLESS A HIGH
GROUNDWATER ELEVATION IS ESTABLISHED.

2. ALL EXISTING FACILITIES, UTILITIES, AND FEATURES SHALL BE
PROTECTED BY THE CONTRACTOR DURING CONSTRUCTION
UNLESS NOTED OTHERWISE

3. THE CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE AND
PROTECT ALL UNDERGROUND UTILITIES AND FACILITIES BY
CONTACTING BLUE STAKES AT 811 PRIOR TO CONTRUCTION.

4. EACH LOT SHALL BE RESPONSIBLE TO RETAIN THEIR OWN
STORM WATER RUNOFF

North

SCALE
0'           15'           30'

FOR PRINTS ON 24"X36": 1" = 15'
FOR PRINTS ON 11"X17" (50% SCALE): 1" = 30'
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SHEET TITLE:

SITE PLANS
SWPPP SITE PLAN

   MARK                                    DESCRIPTION                          DATE

PROJECT TITLE:
TEUSCHER FLAG LOT SUBDIVISION NIBLEY

3812 SOUTH 450 WEST
NIBLEY, UTAH

NOTE: IF ENGINEER'S STAMP AND SIGNATURE ARE NOT SHOWN IN THIS BOX,
THIS PLAN SHALL BE CONSIDERED A DRAFT AND NOT FOR CONSTRUCTION

GENERAL NOTES:
1. THIS EROSION CONTROL PLAN SHOULD BE SEEN AS A

RECOMMENDATION FOR BEST MANAGEMENT PRACTICE (BMP)
PLACEMENT LOCATION. CONTRACTOR SHALL FINALIZE EXACT
LOCATIONS OF BMP'S AS PART OF AN APPROVED STORM
WATER POLLUTION PREVENTION PLAN (SWPPP) AS OUTLINED
IN UTAH ADMINISTRATIVE CODE R317-8.

2. A SWPPP SIGN SHALL BE PLACED IN A VISIBLE LOCATION
INCLUDING SWPPP CONTACT INFORMATION, NOTICE OF
INTENT (NOI), AND SWPPP PERMIT PRIOR TO ANY LAND
DISTURBANCE.

3. CONSTRUCTION VEHICLES SHALL BE CLEANED OF DIRT AND
MUD PRIOR TO DRIVING ON CITY STREETS. TIRES SHALL BE
SCRAPED TO REMOVE MUD FROM TIRE TRACKS. ANY
RESULTING DIRT AND MUD ON CITY STREETS SHALL BE
REMOVED.

4. DUST AND SOIL FINES SHALL BE HOSED DOWN PERIODICALLY
AS NECESSARY TO MAINTAIN DUSTS AND FINES FROM
MIGRATING OFFSITE.

5. CONTRACTOR SHALL PROVIDE TRASH RECEPTACLES ONSITE
AS NECESSARY TO DISCOURAGE LITTERING DURING
CONSTRUCTION ACTIVITIES.

6. CONTRACTOR SHALL BE RESPONSIBLE TO LOCATE PORTABLE
TOILETS IN A LEVEL AREA WITH CONTAINMENT BMPS AROUND
DOWNHILL SIDE OF PORTABLE TOILET (AS NEEDED) TO
CONTAIN SEWAGE IN CASE OF A SPILL. PORTABLE TOILETS
SHALL BE STAKED OR SECURED IN ANOTHER WAY TO
PREVENT TIPPING.

7. CONTRACTOR SHALL STORE ANY LIQUIDS, POWDERS, OR
OTHER MATERIALS THAT ARE POTENTIALLY HARMFUL IN A
LOCATION SURROUNDED BY CONTAINMENT BMPS OR WITHIN
BUILDING FOUNDATION WALLS.

8. NO EXCAVATION OR EARTHWORK SHALL TAKE PLACE UNTIL
EROSION CONTROL BMP'S ARE IN PLACE.

9. CONTRACTOR SHALL PROVIDE CONCRETE WASHOUT
FACILITIES ONSITE SUCH THAT ANY CLEANING OF CONCRETE
TRUCKS OR TOOLS DOES NOT PROVIDE POLLUTED RUNOFF
OR INFILTRATION INTO SOILS.

PROVIDE CONCRETE
WASHOUT FACILITIES
SEE NOTE 9

PROVIDE RESTROOM FACILITIES
SEE NOTE 6

PROVIDE GRAVEL
TRACK OUT PAD

North

SCALE
0'           15'           30'

FOR PRINTS ON 24"X36": 1" = 15'
FOR PRINTS ON 11"X17" (50% SCALE): 1" = 30'
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JAPANESE LILAC
AT 50 FT INTERVALS

JAPANESE LILAC
AT 50 FT INTERVALS

JAPANESE LILAC
AT 50 FT INTERVALS

SHEET TITLE:

SITE PLANS
TREE PLANTING PLAN

   MARK                                    DESCRIPTION                          DATE

PROJECT TITLE:
TEUSCHER FLAG LOT SUBDIVISION NIBLEY

3812 SOUTH 450 WEST
NIBLEY, UTAH

NOTE: IF ENGINEER'S STAMP AND SIGNATURE ARE NOT SHOWN IN THIS BOX,
THIS PLAN SHALL BE CONSIDERED A DRAFT AND NOT FOR CONSTRUCTION

LOT 1
(SEE PLAT)

LOT 2
(SEE PLAT)

SHERIDAN COVE

45
0 

W
ES

T

GENERAL NOTE:
TREE PLANTING SHALL FOLLOW REQUIREMENTS SET FORTH IN

NIBLEY CITY RESOLUTION 11-11.

North

SCALE
0'           15'           30'

FOR PRINTS ON 24"X36": 1" = 15'
FOR PRINTS ON 11"X17" (50% SCALE): 1" = 30'

C-107



R/W R/W

66' WIDE ROW

39'2.5' 2.5'

3" ASPHALT PAVEMENT
6" UNTREATED BASE COURSE
8" STRUCTURAL FILL

APWA TYPE "A" CURB
AND GUTTER

PROVIDE CURB CUTS
@ 50' O.C. PER

DETAIL B, C-201

5'

1'
 S

W
AL

E 
IN

 P
AR

K 
ST

R
IP

5' 1'5' 5'1'

GRADE AT CURB CUT
 TO MATCH GUTTER FL

NOTE: ROADWAY SECTION AND CONSTRUCTION
PER NIBLEY CITY ENGINEERING DESIGN STANDARDS
SECTION 8, TRANSPORTATION STANDARDS

PEDESTRIAN SIDEWALK
4" CONCRETE ON
4" UTBC OR CRUSHED STONE

2% CROSS SLOPE (TYP)

20' WIDE ASPHALT MIN. FOR
TEUSCHER SEGMENT

CURB AT GUTTER FLOW LINE ELEVATION

RAMP UP CURB AS SHOWN

POUR FLAT CONCRETE AREA
BEHIND CURB CUT

1'-0" 1'-0" 1'-0"

1'-0" 1'-0" 1'-0"

1'
-0

"

PROFILE VIEW

PLAN VIEW
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A SECTION - 450 WEST ROADWAY
NOT TO SCALE B DETAIL - CURB CUT

NOT TO SCALE

C DETAIL - APWA RAMP
NOT TO SCALE D DETAIL -  FIRE HYDRANT

NOT TO SCALE

2% CROSS SLOPE

3" ASPHALT PAVEMENT

6" UNTREATED BASE COURSE

20'-0" 2'

8" STRUCTURAL FILL
8' WIDE X 1'-9" DEEP
SWALE

2'
SHOULDER ASPHALT W/
2' WIDE ROAD BASE

E DETAIL -  ASPHALT FIRE LANE
NOT TO SCALE
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10''W

10''W 10''W

8'
'W

8'
'W

10''W10''W10''W10''W10''W

10''W

10''W

10''W

10''W

10''W

10''W

SALVAGE EXISTING OR NEW 10" GATE VALVE
FL X MJ

10" X 10" X 8" DI TEE
FL X FL X FL

SALVAGE EXISTING OR NEW 8" GATE VALVE
FL X MJ

10" GATE VALVE
FL X MJ

11.25° BEND

11.25° BEND

30.2'± STRAIGHT LENGTH
OF PIPE

10''W 10''W 10''W

FH

6'
'W

10''W 10''W 10''W

END OF ROAD

FIRE HYDRANT ASSEMBLY
PER DETAIL D, C-101

STUB STICK OF 20' PIPE
TO END OF ROAD

INSTALL 10" X 10" X 6" DI TEE
MJ X FL X FL

INSTALL 10" GATE VALVE
FL X MJ
TO REMAIN CLOSED
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A DETAIL - WATER CONNECTION ENLARGED
NOT TO SCALE B DETAIL - END WATERLINE ENLARGED

NOT TO SCALE
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A DETAIL - MECHANICAL JOINT RESTRAINTS
NOT TO SCALE

B DETAIL - THRUST BLOCKS
NOT TO SCALE

FITTING PER TABLE
WITH MECHANICAL JOINT
CONNECTION TO PVC.
PROVIDE 2.0 SQ FT THRUST BLOCK
AS SHOWN IN DETAIL B, THIS PAGE

L - RESTRAIN ALL PIPE JOINTS

WITHIN THIS DISTANCE

L -
 R

ESTRAIN
 ALL

 PIPE JO
IN

TS

WITHIN
 THIS D

ISTANCE

PVC C-900 DR-14
CULINARY WATER MAIN

MECHANICAL JOINT RESTRAINT
PER NIBLEY CITY'S APPROVED
MATERIAL LIST

REQUIRED RESTRAINED LENGTH (FT)
11.25° BEND 22.5° BEND 45° BEND 90° BEND TEE VALVE/DEAD END

10" DIA. PVC 3 5 10 24 41 71
8" DIA. PVC 21
6" DIA. DI 5

NOTES:
1. CALCULATIONS BASED OFF OF TEST PRESSURE OF 200 PSI
2. SAFETY FACTOR OF 1.5:1.0 APPLIED TO CALCULATIONS
3. MAIN LINE PIPE WITHIN 5' OF EACH SIDE OF TEE FITTING SHALL BE SOLID WITH NO JOINTS (Lr MINIMUM)

C DETAIL - WATER METER AND SERVICE
NOT TO SCALE
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UPDATE SIGNAGE, TO BE 

COORDINATED BY FUEL 
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WITH OWNER, TYP.
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STREET SIDE

UPDATE SIGNAGE, TO BE 

COORDINATED BY FUEL 

CANOPY CONTRACTOR 

WITH OWNER, TYP.

REWRAP PANEL COLUMN 

CLADDING, COLOR TO 

MATCH P-9, TYP.

REPLACE FASCIA, 

EASTMAN RED.

STREET SIDE

UPDATE SIGNAGE, TO BE 

COORDINATED BY FUEL 

CANOPY CONTRACTOR 

WITH OWNER, TYP.

REWRAP PANEL COLUMN 

CLADDING, COLOR TO 

MATCH P-9, TYP.

REPLACE FASCIA, 

EASTMAN RED.

UPDATE SIGNAGE, TO BE 

COORDINATED BY FUEL 

CANOPY CONTRACTOR 

WITH OWNER, TYP.

REWRAP PANEL COLUMN 

CLADDING, COLOR TO 

MATCH P-9, TYP.

REPLACE FASCIA, 

EASTMAN RED.

PROJECT NUMBER:

185 S. State Street | Salt Lake City, Utah 84111

SHEET NUMBER

SHEET NAME

DRAWN BY: APPROVED BY:

DRAWING ISSUE

PROTOTYPE VERSION:

THESE PLANS ARE SUBJECT TO FEDERAL COPYRIGHT LAWS: ANY 

USE OF SAME WITHOUT THE EXPRESSED WRITTEN PERMISSION 

OF MAVERIK, INC IS PROHIBITED. 2020 MAVERIK, INC.

DESCRIPTION

STAMP:

ISSUANCE

DATE

8
/7

/2
0
2
3
 2

:1
7
:3

4
 P

M

CANOPY

ELEVATIONS

368

PERMIT DRAWINGS

-- --

--

A2.04

M
A
V
E
R
IK

, 
IN

C
.

3
0
9
0
 M

A
IN

 S
T
.

N
IB

L
E
Y
, 
U

T
 8

4
3
2
1

M
A
V
E
R
IK

 -
N

IB
L
E
Y

SCALE: 1/4" = 1'-0"2
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19.34.010 Intent 
The intent of these regulations is to protect and preserve Nibley City's rural heritage while 
allowing multiple land uses, including agricultural and residential, within city boundaries. 

19.34.020  Household Pets  

A. Dogs and cats are permitted, according to the following table. 

Dogs and Cats 

Animals Accessory and 
Secondary 
Dwellings 

Residential 
Lots Less 
than .25 
acre or 
multifamily 
units 

Residential 
Lots 
Greater 
than or 
Equal to .25 
and Less 
than .75 
Acre 

Residential 
Lots Greater 
than or 
Equal to .75 
Acre 

Agricultural 
Lots Greater 
than or 
Equal to 5.0 
Acres 

Dogs 1 2 2 2 (3)1 3 

Cat 1 2 3 4 4 

1. A kennel license which meets the requirements of 9.02.050, may be approved by 
designated Nibley City Staff for a third dog for lots greater than or equal to .75 acre. 

2. The maximum number of dogs for a two dwelling lot is 3. 
3. Animals of the same species less than six (6) months old of permitted household pets 

that are parented on premises shall not be counted or regulated. 
4. Service animals are not subject to the above restrictions. 
5. Other household pets not listed, which are legal per State and Federal Laws, are 

permitted if such animals are housed at all times within the primary dwelling unit. 
6. All other animals not specifically permitted are prohibited. 

19.34.030  Small Animals 

 
A. The following animals are permitted at a maximum rate of one hundred (100) small 

animal points per acre. Small animal points are assigned according to the following table: 

Small Animal Points 

Animals Residential Lots 
Greater than .10 

acre and Less than 
.25 acre 

Residential Lots 
Greater than or 
Equal to .25 acre 
and Less than .75 

Acre 

Residential Lots 
Greater than or 

Equal to .75 
Acre 

Agricultural Lots 
Greater than or 

Equal to 5.0 Acres 
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Rooster - - 105  50  

Turkey - 30  30  10 

Goose - 30  30  10  

Rabbits 10  5 5  5 

Ducks 10  5 5 5  

Hen Chickens 10  5  5  5  

Pigeons 10  2  2  2  

Game Birds (Quail, 
Pheasants) 10  2  2  2  

 
1. Animals of the same species less than six (6) months old of permitted small 

animals that are parented on premises shall not be counted or regulated. 

19.34.040  Large Animals  

 
A. The following animals are permitted at a rate of one hundred (100) large animal points 

per acre. Large animal points are assigned according to the following table: 
 

Large Animal Points 

     

Animals Residential Lots  
Less than .5 acre 

Residential Lots 
Greater than or 
Equal to .5 acre 
and Less than .75 
Acre 

Residential Lots 
Greater than or 
Equal to .75 
Acre 

Agricultural Lots 
Greater than or 
Equal to 5.0 Acres 

Horse, pony, mule or donkey - - 50  25  

Stallion - - - 25  

Cattle: cow, heifer, or steer - - 50  25  

Cattle: bull - - - 25  
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Bison or buffalo or yak - - - 50  

Caribou, reindeer - - - 50  

Camel - - - 25  

Pig - - 50  25  

Ostrich - - 50  25  

Llama or alpaca - - 25  12  

Emu - - 25  12 

Miniature horse, donkey, cow1 - - 25  12  

Sheep - 25  15  7 

Goat: Female or wether - 25  15 7 

Goat: Billy - - - 25  

1. A miniature horse, donkey or cow must measure no taller than 42 inches in height 
and 200 pounds in weight. Larger horses, donkeys and cows shall be allotted the 
points of a horse, donkey or cow above. 

2. Animals of the same species less than twelve (12) months old of permitted large 
animals that are parented on premises shall not be counted or regulated. 

3. Companion Animal Allotment: on parcels greater than or equal to 0.5 acre, the 
first animal shall be counted according to the regular points allotment as specified 
in this section, and a second large animal shall be allowed to be counted at half of 
the regular points allotted, for companionship and to reduce the likelihood of a 
single large animal becoming a nuisance. Any subsequent large animals shall be 
counted at the regular points allotted, as specified in this section. 

 

19.34.050  Combining Adjacent Parcels for Animal Occupancy 

A. A landowner may combine the total amount of adjacent parcels they own or occupy, 
including vacant parcels, for calculating the number of large, medium, and small animals 
they are allowed to keep on their combined properties. 

B. Adjacent parcels, including vacant parcels, must be owned or occupied by the same 
resident to be eligible for combining. 

C. A maximum of one single-family dwelling unit and one accessory dwelling unit or one 
two-family dwelling unit is allowed on all combined parcels. 
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19.34.060  Vacant Parcel Allowance for Animal Occupancy 

A. A vacant parcel, with no dwelling unit, is allowed an additional 25 small animal points 
and an additional 25 large animal points. For the purposes of regulating animals based 
upon lot size within this section, a vacant parcel that is 0.5 acre or larger shall be counted 
and regulated with an additional 0.25 acre to the subject parcel. For example, a vacant 
parcel that is 0.6 acre shall be regulated the same as a 0.85 acre parcel that contains a 
dwelling unit for the purposes of this section. 

19.34.070 Commercial and Industrial Parcels 

Parcels which are zoned Commercial (C), Neighborhood Commercial (C-N) or Industrial (I), are 
subject to the same animal land use restrictions as a residential parcel.  

19.34.080  Keeping of Bees 

The keeping of bees is allowed under the guidelines listed in Utah Agricultural Code, Title 4 
Chapter 11, Utah Bee Inspection Act and all other applicable State and Federal Regulations.  

 

19.34.020 Acessory Dwelling Units And Secondary Dwellings 
Accessory dwelling units and secondary dwellings of two-family housing units, regardless of the 
size of the lot shall be permitted the following animals. Animals allowed on a primary dwelling 
unit and associated lot shall be governed based upon the lot size, as provided in this chapter, 
which allowance shall not be limited or reduced based on the presence of an accessory or 
secondary dwelling unit on the lot, except for the limits on the number of additional dogs and 
cats included in this section. 

1. Animals kept as household pets are permitted and are subject to each of the following 
limitations: 

1. The maximum number of dogs for an accessory dwelling or secondary dwelling is 
one (1) dog. The maximum number of dogs for a two dwelling lot is three (3) dogs. 

2. The maximum number of cats per household is one (1) cat. 
3. The combination of dogs and cats for an accessory dwelling or secondary dwelling 

shall not exceed two (2) animals. 
4. Offspring less than six (6) months old of permitted household pets shall not be 

counted or regulated. 
5. Service animals are not considered household pets and are not subject to the above 

restrictions. 
6. Other household pets not listed, which are legal per State and Federal Laws, are 

permitted if such animals are housed at all times within a dwelling unit. All other 
animals not specifically permitted are prohibited.  

19.34.030 Residential Lots Less Than Twelve Thousand Square Feet 
Single-family housing units that are on lots that are less than twelve thousand (12,000) square 
feetare permitted the following animals. These limits shall also apply to multi-family housing 
units, 
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1. Animals kept as household pets are permitted and are subject to each of the following 
limitations: 

1. The maximum number of dogs for a single dwelling lot is two (2) dogs. The 
maximum number of dogs for a two dwelling lot is three (3) dogs  

2. The maximum number of cats per household is two (2) cats. 
3. The combination of dogs and cats per household shall not exceed two (2) animals 

for single dwelling lots. The combination of dogs and cats per household shall not 
exceed three (3) animals for two dwelling lots. 

4. Offspring less than six (6) months old of permitted household pets shall not be 
counted or regulated. 

5. Service animals are not considered household pets and are not subject to the above 
restrictions. 

6. Other household pets not listed, which are legal per State and Federal Laws, are 
permitted if such animals are housed at all times within a dwelling unit. All other 
animals not specifically permitted are prohibited.  

19.34.040 Residential Lots Greater Than Or Equal To Twelve Thousand Square Feet And 
Less Than 0.75 Acre 
Single-family residential lots that are greater than or equal to twelve thousand (12,000) square 
feet and less than 0.75 acre are permitted the following animals: 

1. Animals kept as household pets are permitted and are subject to each of the following 
limitations: 

1. The maximum number of dogs per household is two (2) dogs. 
2. The maximum number of cats per household is four (4) cats. 
3. The combination of dogs and cats per household shall not exceed four (4) animals. 
4. Offspring less than six (6) months old of permitted household pets shall not be 

counted or regulated. 
5. Service animals are not considered household pets and are not subject to the above 

restrictions. 
6. Other household pets not listed, which are legal per State and Federal Laws, are 

permitted if such animals are housed at all times within the primary dwelling unit. 
All other animals not specifically permitted are prohibited. 

2. The following animals are permitted with the following maximum number of animals per 
lot:\ 

1. Two (2) female or wether pygmy goats. 
2. Two (2) lambs less than eight (8) months old. 
3. Two (2) turkeys. 
4. Six (6) rabbits. 
5. Six (6) hen chickens. 
6. Eight (8) pigeons. 
7. Six (6) ducks. 
8. Eight (8) game birds such as quail or pheasants. 

3. A minimum lot size of eighteen thousand (18,000) square feet is required for subsections 
(B)(1), (B)(2), and (B)(3) of this section. 
Offspring less than six (6) months old of animals listed above shall not be counted or 



regulated.A combination of the animals listed in subsection B of this section is permitted 
on each lot with the following provisions: 

1. For lots greater than or equal to twelve thousand (12,000) square feet and less than 
or equal to 0.5 acre, two (2) different species are permitted at any one time. 

2. For lots greater than 0.5 acre and less than 0.75 acre, three (3) different species are 
permitted at any one time. 
The animals permitted by subsection B of this section are independent of, and in 
addition to, the household pets permitted by subsection A of this section. 

19.34.050 Residential Lots Greater Than Or Equal To 0.75 Acre 
Single-family residential lots that are greater than or equal to 0.75 acre are permitted the 
following animals:  

1. Animals kept as household pets are permitted and are subject to each of the following 
limitations: 

1. The maximum number of dogs per household is two (2) dogs. A kennel license 
which meets the requirements of 9.02.050, may be approved by designated Nibley 
City Staff for a third dog. 

2. The maximum number of cats per household is four (4) cats. 
3. The combination of dogs and cats per household shall not exceed six (6) animals. 
4. Offspring less than six (6) months old of permitted household pets shall not be 

counted or regulated. 
5. Service animals are not considered household pets and are not subject to the above 

restrictions. 
6. Other household pets not listed, which are legal per State and Federal Laws, are 

permitted if such animals are housed at all times within the primary dwelling unit. 
All other animals not specifically permitted are prohibited. 

2. The following animals are permitted at a maximum rate of one hundred (100) large animal 
points per acre. Large animal points are assigned based on the following table: 
Offspring less than eight (8) months old of a permitted large animal shall not be counted 
or regulated. 

3. The following animals are permitted at a maximum rate of one hundred (100) small animal 
points per acre. Small animal points are assigned based on the following table:  

Animal Small Animal Points 

Rabbit 10 

Turkey 10 

Duck 10 

Goose 10 



Hen Chicken 2 

Game bird such 
as a quail or pheasant 2 

Pigeon 2 

4. Offspring less than six (6) months old of a permitted small animal shall not be counted or 
regulated.  

Animal Large Animal Points 

Horse, mule or donkey 75 

Cattle: cow, heifer, or steer 50 

Pig 50 

Ostrich 50 

Llama or alpaca 25 

Emu 25 

Miniature horse or donkey 25 

Sheep 15 

Goat: female or wether 15 

5.   
6. The animals permitted by subsections B and C of this section are independent of, and in 

addition to, the household pets permitted by subsection A of this section. In addition, 
residents are permitted to have any combination of permitted large and small animals as 
long as the combination does not exceed one hundred (100) large animal points per acre 
plus one hundred (100) small animal points per acre. 

Examples for a 2.0 acre lot: 

Maximum number of large animal points permitted = 100*2.0 = 200 

Maximum number of small animal points permitted = 100*2.0 = 200 



Two horses, two llamas (2*75 + 2*25 = 200 large animal points), plus one hundred hen chickens 
(100*2 = 200 small animal points) are permitted on a residential 2.0 acre lot 

Two horses and three llamas (2*75 + 3*25 = 225 large animal points) are not permitted on a 
residential 2.0 acre lot. 

Twenty-five hen chickens, twelve rabbits, and four turkeys (25*2 + 12*10 + 4*10 = 210 small 
animal points) are not permitted on a residential 2.0 acre lot 

These examples are not all inclusive of the possible mix of animals.  

 

HISTORY 
Adopted by Ord. 09-12 on 9/3/2009 
Amended by Ord. 21-16 on 9/23/2021 

19.34.060 Agricultural Lots Greater Than Or Equal To 5.0 Acres 
Lots in the agricultural zone that are greater than or equal to five (5.0) acres are permitted the 
following animals:  

1. Animals kept as household pets are permitted and are subject to each of the following 
limitations: 

1. The maximum number of dogs per household is three (2) dogs. 
2. The maximum number of cats per household is four (4) cats. 

 
Offspring less than six (6) months old of permitted household pets shall not be 
counted or regulated. 
 
Applicants may be granted a conditional use permit that waives the above 
limitations for a service animal, such as a guide dog, or an animal that is being 
trained to provide such assistance. 

2. The following animals are permitted at a maximum rate of one hundred (100) large animal 
points per acre. Large animal points are assigned based on the following table: 
 

Animal Large Animal Points 

Horse, donkey, or mule 50 

Cattle: cow, heifer, steer, or bull 50 

Pig 50 

Goat: billy 50 



Ostrich 50 

Llama or alpaca 25 

Emu 25 

Miniature horse or donkey 25 

Sheep 15 

Goat: female or wether 15 

3.  
Offspring less than twelve (12) months old of a permitted small animal shall not be counted 
or regulated.  

4. The following animals are permitted at a maximum rate of one hundred (100) small animal 
points per acre. Small animal points are assigned based on the following table: 
 

Animal Small Animal Points 

Rooster Chicken 5 

Rabbit 5 

Turkey 5 

Duck 5 

Goose 5 

Hen chicken 1 

Game bird such as quail or pheasant 1 

Pigeon 1 

5.  
Offspring less than six (6) months old of a permitted small animal shall not be counted or 
regulated.  



6. The animals permitted by subsections B and C of this section are independent of, and in 
addition to, the household pets permitted by subsection A of this section. In addition, 
residents are permitted to have any combination of permitted large and small animals as 
long as the combination does not exceed one hundred (100) large animal points per acre 
plus one hundred (100) small animal points per acre.  

19.34.0970 Required Setbacks For Animal Land Uses 
 

 
Street Line, 

Public/Private 
Dwelling Unit; 

Same Lot 
Dwelling Unit; 
Adjacent Lot Lot Line 

Barnes, stables, 
coops, beehives, and 
other 
accommodations for 
non- 
household pets (over 
more than 50 square 
feet) 

5075 feet 35 20 feet 50 feet 20 feet 

Barnes, stables, 
coops, beehives, and 
other 
accommodations for 
non- 
household pets 
(under less than 50 
square feet) 

50 feet 10 feet 35 feet 10 feet 

Manure piles, 
manure pits 150 feet 100 feet 100 feet 20 feet 

 
19.34.10080 Surface Drainage 
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Surface drainage from barns, corrals, stables, coops and other similar buildings shall not be 
permitted to drain into a waterway that drains into a natural stream or canal. 

19.34.11090 Restraint Of Livestock And Pets 
All livestock and pets shall be so restrained that they shall not damage or destroy adjacent 
property and must comply with the Nibley City animal control, nuisance and noise regulations, 
including those listed in NCC 9.02, "Animal Control". 

19.34.1200 Creation And Continuation Of Nonconforming Uses 
A. Established animal land uses that are impacted by an ordinance change, including 

rezoning, to a more restrictive animal land use regulation shall be allowed to continue as 
a legally nonconforming land use (sometimes known as a "grandfathered" land use), with 
these additional provisions: 

B. The established animal land use must have been a legal land use that conformed to the 
previous, less restrictive regulations. 

C. The burden of proving the established animal land use rests on the landowner. 
D. The legally nonconforming animal land use will be lost if it is interrupted for more than 

twelve (12) continuous months. A legally nonconforming use is associated with the 
property on which it is established. 

E. An increased intensity of non-animal land uses, including subdivision of property and new 
building construction, on lots with legally nonconforming animal land uses shall not be 
allowed. 

F. Agricultural areas are established to provide areas where the growing of crops and the 
raising of livestock can be encouraged and supported within the city.  
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19.14.050 Site Plan Review 

A. Site Plan Review and Approval Process: Any proposed development of commercial, ins�tu�onal 
or industrial uses, including new buildings, expansion of or addi�on to exis�ng buildings, or 
change in type use of exis�ng buildings, must meet the requirements of design standards for 
commercial and ins�tu�onal uses, as applicable, and the provisions of this �tle and other 
applicable standards. 

1. Approval Process: All proposed development described in this sec�on are subject to the 
following site plan approval process. At each stage of the process, applicants shall be 
required to submit relevant applica�on forms and pay applicable fees. 

a. Preapplica�on Conference: Prior to submi�ng a site plan applica�on, 
developers shall meet with the City Planner to become acquainted with the 
development requirements, procedures and schedules, and to discuss poten�al 
issues with the project. At this �me, developer shall present the city planner 
with a general site plan and inform the City Planner of plans for the 
development. 

b. Concept Presenta�on: Following determina�on of compliance at the 
preapplica�on conference, all proposals for development, redevelopment or 
addi�ons to buildings greater than 10,000 sq � shall be required to present and 
receive approval of a concept plan from the planning commission. 
 
At this �me, the planning commission may give preliminary input on the 
development concept. This input shall be based on the concept's compliance 
with the Nibley City general plan and all applicable state and local ordinances. 

c. Site Plan Review: For all commercial, ins�tu�onal and industrial development, 
including new buildings, expansion of or addi�on to exis�ng buildings, or change 
in the type of use of exis�ng buildings, developer is required to receive approval 
from the following bodies, as set forth:  

(1) For development, redevelopment, or addi�ons to buildings which are 
below 500 sq �, the City Planner shall be the site plan approval 
authority. 

(2) For development, redevelopment, or addi�ons to buildings which are 
greater than 500 sq � and less than 10,000 sq �, the Planning 
Commission shall be the site plan approval authority. 

(3) For development, redevelopment, or addi�ons to buildings which are 
greater than 10,000 sq �, the City Council shall be the site plan approval 
authority. Such site plans shall only be presented to the City Council 
a�er a recommenda�on of the Planning Commission. 



2. Site Plan Specifica�ons: The site plan shall be prepared, submited and reviewed in 
accordance with the Nibley City Code and Standards, as applicable, including Design 
Standards for Commercial and Ins�tu�onal Development. 

a. At the �me of site plan applica�on, developer shall be required to submit the 
following plans, drawn to a scale not to exceed one inch equals three hundred 
feet (1" = 300'):  

(1) Overall site plan, including loca�on of buildings, open space, parking, 
landscaping and pedestrian and traffic circula�on, all exis�ng residences, 
buildings, exis�ng streets and proposed streets within three hundred 
feet (300') of the site in all direc�ons. 

(A) Architectural renderings and eleva�ons, demonstra�ng building 
materials and colors. 

(B) General drainage and u�lity layout with topography, showing all 
topographic features. 

(2) As part of the site plan applica�on, or subdivision plat applica�on if a 
plat is required, the developer shall be required to submit construc�on 
drawings that are compliant with the Nibley City Design Standards and 
Specifica�ons. 

(3) As part of the site plan applica�on, or subdivision plat applica�on if a 
plat is required, the developer shall describe the source, layout, and 
availability of u�li�es and u�lity connec�ons. In par�cular, the 
developer shall describe the an�cipated water requirements of the 
proposed development and the developer’s plan for supplying water to 
the site. 

(3)(4) As part of the site plan applica�on, or subdivision plat applica�on if a 
plat is required, the developer shall describe the road, sidewalk, 
stormwater, and other public improvements to be provided by the 
developer in accordance with NCC 21.12. 

b. Site Plan Modifica�ons and Amendments: Except as may be provided for 
elsewhere in this chapter, no element of an approved site plan shall be changed 
or modified substan�ally without first obtaining approval of the proposed 
amendment with the same procedure of the original site plan approval. 
Substan�al modifica�on shall include the change in use of a structure, as 
defined in 19.20.020, or any modifica�on that changes at least five percent (5%) 
of the total area in the approved site plan. 

c. Time Limita�ons: Developer shall have one year from the date of final site plan 
submital to obtain final plan approval. Extensions of �me may be granted by 
the planning commission and/or city council for a period of not longer than one 
year upon submital of a request for extension of �me, and showing of good 



cause prior to the expira�on of the ini�al approval or an approved extension of 
�me. A second �me extension may be requested, and if granted, the extension 
can be no longer than six (6) months. No other �me extensions shall be granted. 
Developer shall have to start the design review process over. Self-imposed and 
economic hardships shall not be a basis for gran�ng an extension. 

3. Applicants which require a Condi�onal Use Permit may submit a site plan at the �me 
they submit a condi�onal use permit and need not submit a separate applica�on.  

4. Applicants for commercial or industrial development of a lot shall provide, construct, 
install, and assure all improvements required by NCC 21.12, as if the development were 
a subdivision, to the extent the improvements are necessitated by and roughly 
propor�onate to the impact of the proposed development. 

3.5. Applicants for commercial or industrial development of an unsubdivided parcel shall 
prepare and receive approval of a subdivision plat for the parcel and shall also provide, 
construct, install, and assure all required improvements, in accordance with NCC Title 
21, as if the development were a subdivision and regardless of whether the parcel is 
proposed to be divided into two or more lots. Improvements required by NCC 21.12 
shall be provided to the extent the improvements are necessitated by and roughly 
propor�onate to the impact of the proposed development. A condi�onal use permit, if 
required, and site plan may be submited and processed concurrently with the 
subdivision plat. 

19.14.060 Commercial Zone Requirements 

A. Use Permit 

1. Each Commercial Development and Use shall obtain a business license from Nibley City. 
Commercial Uses as listed in NCC 19.20 as a condi�onal use shall also obtain a 
Condi�onal Use Permit before construc�on of new developments or opera�on of a 
business for exis�ng commercial developments and buildings. 

B. Traffic and Connec�vity 

1. Roadways and intersec�ons shall maintain a Level of Service (LOS)  

2. Commercial applicants may shall be required to make any road updates, extensions, or 
expansions necessary in order to ensure the adjacent roadways will maintain LOS C. 2 
and comply with Nibley City Design Standards. Site plans must comply with the 
Transporta�on and Trails Master Plan. 

3. Applicants may be required to provide an addi�onal vehicle access to the site for one or 
more of the following reasons 

a. There is only one vehicle access road to the site 

b. Allow for greater emergency access to the site 



c. Provide for beter connec�vity and enhance the safety of surrounding roadways 
and intersec�ons. 

d. Construc�on access to minimize impact to exis�ng homes and infrastructure 

C. U�li�es 

1. Prior to the issuance of a business license or condi�onal use permit, u�lity lines shall be 
updated to comply with water, sewer and stormwater master plans within the 
applica�on property and adjacent rights-of-way. 

2. A business license or condi�onal use permit shall only be granted if the City can 
reasonably supply water and sewer services to the applicant for their proposed use. The 
applicant shall be required to supply necessary water rights or shares in accordance with 
NCC 21.12.020. 

3. Applicants shall connect to service lines needed to supply the use of an applica�on and 
shall be responsible for all associated costs. a. If no u�lity lines are available or current 
u�lity lines and services are determined to be insufficient for the proposed use by the 
City Engineer, the applicant shall build or install the needed infrastructure before a 
business license or condi�onal use permit may be granted. 

D. Each Commercial building shall be built to the standards in Nibley City Design Standards for 
Commercial and Ins�tu�onal Uses except for Remodeled Residen�al Units as stated within this 
chapter. 

E. All commercial buildings shall comply with fire code and are subject to inspec�on of the Fire 
Marshall before a business license or condi�onal use permit is granted. New commercial 
buildings shall also be inspected by the Fire Marshal before a cer�ficate of occupancy can be 
given. All commercial buildings shall be subject to an annual inspec�on by the Fire Marshal, and 
any license, permit, or cer�ficate issued for a building or use may be revoked for failure to 
comply with fire code. 

F. All site plans shall be approved by the City’s Engineer and Public Works departments. All site 
plans shall comply with Nibley City Design Standards and all projects located in Commercial and 
Neighborhood Commercial Zone shall comply with Nibley City Design Standards for Commercial 
and Ins�tu�onal Use. 

G. Residen�al Units Remodeled for Commercial Use: 

1. Nibley City Design Standards for Commercial and Ins�tu�onal Use facade treatments 
shall not apply to single family homes that have been remodeled for commercial use. 
Such homes may be referred to as “Remodeled Residen�al Units.” 

2. Remodeled Residen�al Units must comply with landscaping, parking, fire code, the 
Americans with Disability Act (ADA) requirements, building permit requirements, 
inspec�ons, site plan approvals, u�lity, roadway, and other required public 
improvements,  and all other standards and requirements described within this �tle. 



3. Any business taking place in a remodeled residen�al unit is considered a condi�onal use 
and shall obtain a condi�onal use permit prior to beginning opera�ons, regardless of the 
use within the building. Any change in the business or use of the Remodeled Residen�al 
Unit shall require a new condi�onal use permit. 

4. The Commercial Use shall be the primary use of the building. 

5. The excep�ons for Remodeled Residen�al Units shall only apply to buildings on lots 
which front collector or arterial streets, as defined by the Nibley City Master Streets 
Plan. 

H. The City may require the placement of fences or walls to enhance security and mi�gate aesthe�c 
or other impacts at facili�es adjacent to residen�al areas. 

I. In Commercial Zones, warehousing and storage may be allowed as part of business if it is 
atached to offices, retail, or other permited or condi�onal use allowed within a Commercial 
Zone. 

J. All Commercial developments shall comply with landscaping code within NCC 19.24.170.  

J.K. All Commercial developments shall provide all improvements required by NCC 21.12 and this 
chapter. 

HISTORY 
Adopted by Ord. 21-03 on 2/25/2021 

19.14.070 Neighborhood Commercial Zone C-N Requirements Published 

A. Purpose 

1. The neighborhood commercial zone C-N is established to provide areas in which the 
primary use of land is for commercial and service uses to: 

a. Serve the daily convenience needs of the adjacent residen�al neighborhoods. 

b. Provide economic stability. 

c. Enhance property values. 

d. Establish strategies for achieving good community design. 

e. Stabilize areas/zones. 

f. Reduce traffic conges�on and promote walkable communi�es. 

g. Promote the policies of the general plan. 

2. This C-N zone shall be located in areas deemed appropriate and approved by the city 
council for services to the residents of the city. The zone will create a minimum of 
detriment, hazard, noise or inconvenience to surrounding residen�al development. 

3. The C-N zone shall be characterized by harmonious grouping and architectural offset of 
building mass of commercial stores and shops which will be architecturally designed for, 

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/nibley/ordinances/documents/1615495091_Ordinance%2021-03%20Commercial%20Zoning%20Standards.pdf


and will func�on as, an integrated unit. Clean parking lots and atrac�ve well maintained 
shops with appropriate landscaping will also be characteris�c of this zone. 

4. Ligh�ng will be of low intensity, low profile and fully shielded to protect the surrounding 
residen�al areas. The architectural design and character will be compa�ble with that of 
the surrounding residen�al environment. 

5. Heavy commercial uses within this zone have been excluded and are not permited. 

B. Permited Uses: See NCC 19.20. 

C. Condi�onal Uses: 

1. Regular Condi�onal Uses: See NCC 19.20. 

2. Temporary Accessory Uses: Temporary accessory uses and structures are permited in 
the C-N zone, provided they are incidental to, and do not substan�ally alter the 
character of, the permited use or structure. Such permited accessory uses and 
structures include, but are not limited to, the following: Storage of materials used for 
construc�on of a building, including the contractor's temporary office, provided that 
such use is on the building site or immediately adjacent thereto and provided further 
that such shall be permited only during construc�on period and thirty (30) days 
therea�er. 

3. Use Limita�ons: All other uses not listed are not permited. 

4. Residen�al Units Remodeled for Commercial Use: 

a. Nibley City Design Standards for Commercial and Ins�tu�onal Use facade 
treatments shall not apply to single family homes that have been remodeled for 
commercial use. Such homes may be referred to as “Remodeled Residen�al 
Units.”  

b. Remodeled Residen�al Units must comply with landscaping, parking, fire code, 
the Americans with Disability Act (ADA) requirements, building permit 
requirements, inspec�ons, site plan approvals, u�lity, roadway, and other 
required public improvements, and all other standards and requirements 
described within this �tle. 

c. Any business taking place in a remodeled residen�al unit is considered a 
condi�onal use and shall obtain a condi�onal use permit prior to beginning 
opera�ons, regardless of the use within the building. Any change in the business 
or use of the Remodeled Residen�al Unit shall require a new condi�onal use 
permit. 

D. Lot Coverage: No building, structure, or group of buildings with their accessory buildings shall 
cover more than seventy percent (70%) of the lot or parcel. 

E. Parking: Where possible, parking areas shall be located to the side or rear of building, On corner 
lots, parking shall be avoided on side yards con�guous to the street. 



F. Building Size: The maximum size building footprint allowed shall not exceed a total of fi�een 
thousand (15,000) square feet. 

G. Commercial Condominiums 

1. Commercial Condominiums, shall be a permited use in the Neighborhood Commercial 
zone, as set forth herein. 

2. All shared or common proper�es, landscaping, parking lots, roadways, and other 
nonpublic ameni�es or improvements that serve the commercial condominium shall be 
maintained by an owners associa�on, pursuant to duly adopted and recorded 
agreements. 

3. If a development chooses to build condominiums, they must provide sufficient parking 
and landscaping for each unit, consistent with current City Commercial standards at the 
�me of the rezone applica�on. 

4. Front, rear, and side setbacks shall be measured from the founda�on walls of the 
building. 

5. There shall be a maximum of five commercial condominium units per acre. 

H. Off Street Parking, Loading, And Access: 

1. The requirements of design standards for commercial and ins�tu�onal uses and NCC 
19.24.160, "Parking Requirements", shall apply. 

2. The site shall be developed to provide for shared access. 

3. The developer/owner of a neighborhood commercial development located along a state 
owned highway will cause the required traffic impact study to be performed in 
conformance with the requirements of the Utah Department of Transporta�on and 
provide to the city a valid copy of the UDOT leter of approval. 

4. Applicants shall make any road updates, extensions, or expansions necessary to maintain 
adjacent roadways’ LOS and to comply with Nibley City Design Standards. Site plans 
must comply with the Transporta�on and Trails Master Plan. 

I. Signs: The requirements of design standards for commercial and ins�tu�onal uses shall apply to 
this zone. Only monument signage will be allowed, and only in the twenty foot (20’) front yard 
setback. 

J. Fencing and Screening: Fencing and screening shall meet the requirements of design standards 
for commercial and ins�tu�onal uses; NCC 19.22.010(E), "Fences and walls maximum height"; 
NCC 19.24.090, "Fence Regula�ons"; and NCC 19.24.170(C), "Commercial And Industrial Zones" 
(landscape requirements), shall be required of all fences and landscape screening in this zone. 

K. Storage; Displays: All materials, supplies, merchandise, or other similar mater not on display for 
direct sale, rental or lease to the ul�mate consumer or user, not able to be stored within the 
commercial structure shall be stored in a completely enclosed building. 



L. Storage; Trash: 

1. No trash, garbage, used materials or wrecked, inoperable or abandoned vehicles or 
equipment shall be stored in an open area. All such materials shall be kept in an 
enclosed building(s) or structure. 

2. All structures built to accommodate the storage shall be constructed using a design 
compa�ble with the primary structure and mee�ng all the architectural design standards 
outlined in the design standards for commercial and ins�tu�onal uses. Within a 
development of mul�ple structures, a common structure shall be constructed suitable 
for use by all tenants or businesses. 

M. Development Standards and Improvements: The development standards of the C-N zone shall 
conform to design standards for commercial and ins�tu�onal uses, including the comple�on of 
required off-site improvements as required by NCC 21.12 and this chapter.   

N. U�li�es 

1. Prior to the issuance of a business license or condi�onal use permit, u�lity lines shall be 
updated to comply with water, sewer and stormwater master plans within the 
applica�on property and adjacent rights-of-way.  

2. A business license or condi�onal use permit shall only be granted if the City can 
reasonably supply water and sewer services to the applicant for their proposed use. The 
applicant shall be required to supply necessary water rights or shares in accordance with 
NCC 21.12.020. 

3. Applicants shall connect to service lines needed to supply the use of an applica�on and 
shall be responsible for all associated costs. 

a. If no u�lity lines are available or current u�lity lines and services are determined 
to be insufficient for the proposed use by the City Engineer, the applicant shall 
build or install the needed infrastructure before a business license or condi�onal 
use permit may be granted.  
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