Nibley City
Planning Commission Meeting
Thursday, March 5, 2020
455 W. 3200 S.

Nibley, UT

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

1. Discussion and Consideration of a proposed building permit to build a home on parcel 03-041-0001.
Applicant Dustin Hansen

2. Discussion and Consideration of a recommendation on Mount Vista Phase 2 Final Plat, located at
approximately at 600 W and 3600 S. (Applicant: Visionary Homes)

3. Discussion and Consideration of a recommendation on Mount Vista Phase 3 Final Plat, located at
approximately at 450 W and 3500 S. (Applicant: Visionary Homes)

4. Workshop: Accessory Dwelling Units

5. Workshop: Residential Planned Unit Development Code Update

6. Workshop: Rural Preservation Subdivision

7. Workshop: Commercial and Neighborhood Commercial Code Update

8. 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.



Nibley City Planning
Commission

Agenda Item Report
March 5, 2020

Agenda Item #1 Building Permit Review

Description

Discussion and Consideration of a proposed building permit to build a home on parcel 03-041-
0001. Applicant Dustin Hansen

Department
City Planning

Action Type

Administrative

Recommendation

Continue the item until they are able to provide all the required information and get approval
from Nibley City Flood Plain Manager (the City Manager)

Reviewed By
City Planner, City Building Inspector, City Engineer, and City Public Works Director

Background

Dustin Hansen has applied for a building permit for Parcel 03-041-0001. Because
the parcel has not been a subdivided lot, the applicant must receive approval from



the Planning Commission before the applicant can receive a building permit. The
applicant has turned in a rough plot plan for the placement of the home. However,
because of the flood plain and future roadway on the property, the applicant will
need to turn in a more detailed site plan and additional engineering documentation.
Staff is working with the applicant to get the needed information.

Future Roadway and Connection to Highway 165

The City’s Transportation
Master Plan has a future
roadway (250 E) planned to
traverse the property as shown to
the left. Any home placement
will need to allow the
construction of that roadway.

The applicant will also need to
get a CAP letter from UDOT to
secure their access to the
highway.

Flood Plain

The parcel proposed for the building lot has quite a bit of FEMA floodplain from the Blacksmith

Fork River.

Nibley City Code 19.18.050 states the following:
No permit shall be issued for any construction or use in any floodplain overlay district
until a conditional use permit has been obtained in compliance with the provisions of
NCC 19.28, which shall not be given until the applicant provides adequate plans and
engineering certification to indicate that the proposed building, structure or use is
adequately protected from the velocity and depth of flood water expected to occur on a



frequency of once in one hundred (100) years and does not adversely affect other
property. All buildings in the 100-year flood plain, except those legally existing on the
date of the adoption of this title, shall contain no basement or cellar and have the first
floor elevated above the level of flood water expected in a once in one hundred (100)
vear flood by placing the building on pilings, piers or similar columns. The provisions of
this section shall not be construed to affect lots which are in existence on the date of the
adoption of this title and are properly filed with the county, if a conditional use permit is
obtained in accordance with the provisions of NCC 19.28, and the property owner signs
a declaration acknowledging the likelihood of a flood occurring, and assumes all
responsibility for such damage as may occur.
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Picture of the FEMA Floodplain on the proposed building lot.

The applicant is not planning on building a basement but will need to supply additional
information as required above. All building permits must also comply with Nibley City Code
Title 23 Flood Control. In this section, NCC 23.08.020 Permit Procedure, the applicant must
provide the following:

1.

2.

3.

Elevation (in relation to mean sea level), of the lowest floor (including basement) of all
new and substantially improved structures,

Elevation in relation to mean sea level to which any nonresidential structure shall be
floodproofed,

A certificate from a registered professional engineer or architect that the nonresidential
floodproofed structure shall meet the floodproofing criteria of NCC 23.10.020(B);
Description of the extent to which any watercourse or natural drainage will be altered or
relocated as a result of proposed development;

Maintain a record of all such information in accordance with NCC 23.08.010(B,1)



The City Floodplain Administrator (the City Manager) will need to sign off on the permit based
on conditions listed in 23.08.020 (B) Permit Procedures. The Applicant has not received this
approval.

Utilities
The applicant has provided information and has reviewed connections to Nibley City utilities.
Staff is reviewing their plan.

Recommended Findings

Staff finds that the application has not provided sufficient information for approval at this time.
Staff recommends that the Planning Commission continue the item until the applicant is able to
provide the following:

An updated site plan

Required information as listed in Nibley City Code 19.18.050
Required information as listed in Nibley City Code 23
Preliminary approval from the Floodplain Manager

P


https://nibley.municipalcodeonline.com/book?type=ordinances#name=23.08.020_Permit_Procedures

Agenda Item #2: Mount VistaFinal Plat: Phase 2

Description

Discussion and Consideration of a recommendation on Mount Vista Phase 2 Final Plat, located
at approximately 600 W and 3600 S. (Applicant: Visionary Homes)

Department
City Planning, Engineering, and Public Works

Action Type

Recommendation, Administrative

Recommendations

Review and make a recommendation to the City Council

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

Background

Visionary Homes has applied for final approval for Mount Vista Phase 2 Subdivision. Mount
Vista Subdivision is a Rural Preservation Subdivision. Phase 2 contains a total of 32 lots and
6.24 acres of open space that will be dedicated to Nibley City. The plat has the same lot layout
and roadways with the approved preliminary plat that was approved by the City Council on
August 8, 2019. At the end of this report, you can find a list of “Recommended Findings” from
staff. The applicant has been sent the list of findings and is in the process of making the needed
corrections.

Zoning

Staff finds that the plat meets the zoning requirements for the total number of lots, lot sizes, and
the proportion of proposed open space as shown on the approved preliminary plat. The minimum



frontage requirement for the Open Space Ratio for the full subdivision is 80°, with which the plat
complies. The plat also meets the standards for a final plat as required in NCC 21.

Mount Vista Phase 1

Total Gross Acres 17.74
Total Open Space Land I 6.24 Acres
Total Lots ' 32

Utility Lines and Easements

Mount Vista has provided the property public utility easements and utility connections on the
plat. The only exception is that the sewer easement between lots 18 and 19 is only shown as 10
feet wide. This will need to be changed to 20 feet.

Construction Drawings

Staff has reviewed the construction drawings and the City Engineer has signed off on the
drawings. The applicant has taken responsibility for securing the easement for the sewer line
under the railroad tracks and will turn the line over to the City after completion of the project.

The applicant will also need to make some upgrades to the Scott Farms Lift Station for the
sewer. Staff is currently in negotiations with the applicant about those improvements.

Finished Floor Elevations

The application has provided finish floor elevation on the plat as required by Nibley City Code.
Finished On lots with XXXXX.XX, note needs to be added that says "No finished floor shall be
built at an elevation lower than six inches (6”) above finished curb or centerline of the street,
whichever is higher unless an individual lot owner is able to provide a stamped report meeting
the qualifications as listed within this section for their lot, and unless that report is reviewed and
approved by the City Engineer."

Canals

The Developer has reached out to the canal company and is getting their final approval for canal
improvements. There are canals on the property and have been placed in proper easements.

Roads

The Developer shows the proper dedication for the roadways. The City Council required that
Parcel D a road right-of-way (ROW) be dedicated on the property for potential future roadway
improvement. That ROW has not been added on the final plat.



Street Tree Plan

The developer has submitted a Street Tree Plan for Phase 2. The applicant plans on paying the
City for the street trees, and then the City will plant the trees. This is allowed in NCC 21.12.170
Street Trees:

21.12.170 Street Trees

A. The developer shall provide a street tree planting plan that will be attached to the development
agreement. Proposed street trees must conform with Nibley City’s Tree Care Plan. The City and
the Developer shall enter into an agreement that the City shall install and plant new trees within
the development according to the submitted and approved street tree planting plan. The
Development agreement shall outline this agreement and shall include the number of trees that will
be planted and the cost of each tree that the developer will pay to the City to plant said trees.
1. The City and Developer may agree to allow the Developer the responsibility to plant
and maintain trees until such a time that the adjacent property owner or Owners
Association can manage and properly maintain the trees.
B. A variety of tree species, of similar shape and mature height, is required of all tree planting
plans submitted to the City, with a minimum of one tree per fifty feet (50°).

Open Space
The open space meets the general layout and placement of the approved preliminary plat.
Parcel C

This open space is planned to be planted with natural vegetation and will contain an 8-foot wide
asphalt trail with a public easement that will connect to open space in phase one, and Parcel E.
Parcel C will be a common space owned and maintained by the HOA.

Parcel D

This open space will contain a stormwater pond and will be built and landscaped according to
NCC 21.10.020 (I) (7):

Stormwater Basin: These facilities must be built to Nibley City Design Standards and Specifications, must
contain a tree for every 300 square feet and planted and clustered around the perimeter basin area; an
irrigation system must be installed, and be planted with grass, natural vegetation and shrubs. The
stormwater basin can be a local or regional basin and must be owned and maintained by Nibley City.

Parcel E


https://nibley.municipalcodeonline.com/book?type=ordinances#name=21.12.170_Street_Trees

This open space will be developed and dedicated as a City Park. It will contain trails,
landscaping, a future playground site, and a covered picnic area.

Recommended Findings

1.

Right-of-way easement needs to be added to Parcel D as shown on the preliminary plat

2. Finished Floor Elevation Note: On lots with XXXXX.XX, note needs to be added that

SNk w

says "No finished floor shall be built at an elevation lower than six inches (6’) above
finished curb or centerline of the street, whichever is higher unless an individual lot
owner is able to provide a stamped report meeting the qualifications as listed within this
section for their lot, and unless that report is reviewed and approved by the City
Engineer"

Parcel E Trail should cut south to the ROW.

Fence Along the Railroad

Sewer Easement should be 20 ft.

Note from Cache County Recorder: Open Space that is going to be part of an HOA
should be labeled as Common Space

Open Space dedicated to the City should be noted as becoming City Property



SURVEYOR'S CERTIFICATE
I, DENNIS P. CARLISLE, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND

SURVEYOR, AND THAT I HOLD CERTIFICATE NO. 172675 IN ACCORDANCE WITH
TITLE 58, CHAPTER 22 OF UTAH STATE CODE. I FURTHER CERTIFY BY AUTHORITY
OF THE OWNERS(S) THAT I HAVE COMPLETED A SURVEY OF THE PROPERTY
DESCRIBED ON THIS PLAT IN ACCORDANCE WITH SECTION 17-23-17 OF SAID
CODE, AND HAVE ALSO SUBDIVIDED SAID TRACT OF LAND INTO LOTS, BLOCKS,
STREETS, AND EASEMENTS, AND THE SAME HAS, OR WILL BE CORRECTLY
SURVEYED, STAKED AND MONUMENTED ON THE GROUND AS SHOWN ON THIS
PLAT, AND THAT THIS PLAT IS TRUE AND CORRECT.

NORTHWEST CORNER
OF SECTION 21, FINAL PLAT
T11N, R1E, SLB&M

OF
BRASS CAP (RING & LID) MOUNT VISTA SUBDIVISION

PHASE 2

LOCATED IN A PORTION OF LOTS 6 & 7, BLOCK 17, MILLVILLE WEST FIELD FARM SURVEY
NW1/4 OF SECTION 28,T11N, R1E, S.L.B.&M.

NIBLEY CITY, UTAH

WEST 1/4 CORNER
OF SECTION 21, CURVE TABLE
21 T1IN, R1E, SLB&M
BRASS CAP (RING & LID) CURVE# | RADIUS | DELTA | LENGTH CHORD 0 60" 120"
‘ Cl °05'59" °02'59" [ BN BN BN
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g gg;ﬁl’; o - 10 13 | C2 170,00 | 36°05'59" | 107.11 | N17°02'59"W 10535 | 1. NO STRUCTURES MAY BE BUILT WITHIN ANY PUBLIC UTILITY EASEMENT, | DENNIS P. CARLISLE DATE
. 1075.96 $89°00'00"E 323.50 EXCEPT AS APPROVED BY THE CITY ENGINEER. PROFESSIONAL LAND SURVEYOR
EAST V1 T R BTy B—— TR N — I C3 170.00 | 35°04'01" | 104.05 | S16°32'00"E 102.43 2. ALL EXPENSES INVOLVING THE NECESSARY IMPROVEMENTS OR || CERTIFICATE NO. 172675
s T R W’ | - I—— I B EXTENSIONS FOR SANITARY SEWER SYSTEMS, GAS SERVICE, ELECTRICAL BOUNDARY DESCRIPTION
N1°00°'00"E : L R o B S | c4 170.00 | 1°01'58" 3.06 $34°35'00"E 3.06 SERVICE, GRADING AND LANDSCAPING, STORM DRAIN SYSTEMS, CURBS . ,
31.28 | L., J ’ g W 8 ’ “ | ’ > I T AND GUTTERS, FIRE HYDRANTS, PAVEMENT, SIDEWALKS, STREET A pOI'thl’l of Lots 6 & 7, Block 17, MILLVILLE WEST FIELD FARM SURVEY, located in
N89°Jg0'00"w L ISINEESEEIRISE S 1 MQUNT VISTA SUBDIVISION 3 15.00 | 90°00'00 23.56 | S80°05'59"E 21.21 LIGHTING AND SIGNING, AND OTHER IMPROVEMENTS SHALL BE FINANCED | the NW1/4 of Section 28, Township 11 North, Range 1 East, Salt Lake Base & Meridian, Nibley,
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g wl! \‘ 10’ SEWER | \ \6 > \ \\\ //%6«\ / & PARCEL A 200.00 | 51°15'51 178.95 N26°37'56"E 173.04 SPECIFIED ELEVATION OR LOCATION WILL SOLVE SUBSURFACE OR §124.77 feet); thence S35°06'00”E 105.02 feet; thence N69°55'19”E 193.32 feet; thence
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PROVIDENCE, UTAH 84322 3 Lor 19 S @ AT NS 10332 o1 6700 | 90°0341" | 10532 | S44°01'50"E 94.80 WHICH MAY OCCUR, NOR FOR OTHER SUCH CONCERNS, INCLUDING, BUT [ thence N89°03'41"W along the extension of, and along the southerly line of Lot 6, Block 17,
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Introduction

The following maintenance plan was prepared in accordance with section 21.10.020(L)(3) of the Nibley
city municipal code. The intent of this document is to outline the ownership and maintenance plans for
the open space that is proposed as a part of the Mountain Vista Rural Preservation Subdivision. A copy
of the landscape plan is attached as exhibit ‘A’ to the end of this document.

Open Space Ownership

Each parcel of open space contained within this subdivision will be owned by the Mountain Vista Home-
Owners Association, except for the parcel 3 and potentially parcel 5. The proposed open space parcels
will be subject to a perpetual access easement granting the public access to the open space parcels and
accompanying amenities. The city has expressed interest in the park parcel in phase 2 becoming a public
park. If that is the case, the parcel for the park will be deeded to the city after the phase 2 plat is
recorded.

Maintenance Responsibility

For all open space parcels privately owned by the Association, all maintenance will be the responsibility
of said entity, or its assigns. The management company that will be contracted with is Advantage
Management (AM). They will be responsible for establishing the necessary HOA dues and collecting said
dues in order to pay the maintenance company of their choosing. All maintenance of the HOA owned
parcels will be done by a private maintenance company that is contracted through AM. The HOA for this
subdivision will not have any employees.

All long-term maintenance and improvement projects will be funded by HOA fees as well as a
reinvestment fee that will be collected from each homeowner at the time of closing. The monthly HOA
fee is planned to be $25.00 per home, and the reinvestment fee will be 0.25% of each home purchase
price. With this fee schedule in place, the HOA for this subdivision will have a robust financial ability to
manage the proposed facilities without concern.

Insurance Requirements

All insurance requirements for the maintenance company will be provided by the maintenance company
to AM prior to signing any contracts. The HOA will maintain liability insurance on the common areas that
are privately owned at an initial cost of $119.00 per month. The liability insurance will be paid for out of
the HOA’s monthly budget from membership dues.

Maintenance Plan

Open Space Area 1: This parcel will be maintained once per week by the maintenance company.
Maintenance will include lawn mowing and trimming and general cleanup. Trees will be pruned
and trimmed as needed.

Open Space Area 2: This parcel will need to be maintained on a less regular basis as the native
grasses are slower growing. We anticipate that mowing by the maintenance company will need



to happen 2-3 times through the growing season. General cleanup will take place as needed.
Trail repairs will also take place on an as needed basis.

Open Space Area 3: This parcel as per city code (21.10.020(1)(7) will be owned and maintained
by the city.

Open Space Area 4: This parcel will be maintained once per week by the maintenance company.
Maintenance will include lawn mowing and trimming and general cleanup.

Open Space Area 5: it is anticipated that this parcel will become a public park and will be owned
and maintained by the city.

Open Space Area 6: This parcel will need to be maintained on a less regular basis as the native
grasses are slower growing. We anticipate that mowing by the maintenance company will need
to happen 2-3 times through the growing season. General cleanup will take place as needed.
Trail repairs will also take place on an as needed basis.

Open Space Description and Standards

Each parcel of proposed open space must meet three of the seven criteria listed in section
21.10.020(1) of the Nibley City code. The following paragraphs detail how each parcel meets the
required criteria to be considered as open space.

Open Space Area 1: Area 1 will be landscaped in such a way that it will provide a small, but still
useable park area. The area will be manicured grass with deciduous and evergreen trees densely
planted to create an area that is not only a great visual buffer for those on the go, but also an
inviting area to stop at during a leisurely walk with the kids. This area meets criteria 2, 5, and 6.

Open Space Area 2: Area 2 encompasses 5.4 acres and preserves a significant feature on the
property which is the hillside that traverses the north-south along the entire project. There will a
public trail that will traverse the parcel for approximately 1200 feet. While enjoying the trail and
accompanying corridor, which is up to 320 feet wide, trail users will enjoy native grass
landscapes. The parcel will also provide a large swath of open space that runs nearly the length
of the project from north to south. With the elevation differences on this parcel it lends itself
well to be the sledding hill for kids from this neighborhood and surrounding neighborhoods. This
are meets criteria 1, 2, 5, and 6.

Open Space Area 3: This parcel contains the storm water storage area. The parcel will be
landscaped per all code requirements to be eligible to be counted towards the required open
space area. The landscape requirement for this area is significant requiring 1 tree per 300 square
feet. While creating our planting plan it became obvious that with the constraints on this pond
parcel it was going to be difficult to plant the required number of trees on this parcel without
planting inside of the required future road easement, or in the pond itself. In trying to keep with
the intent of the code, the 104 required trees that are not able to be planted in this parcel will
be planted in open space areas 1, 5, and 6.



This parcel is just under 1 acre (0.94 ac) and will function as a recreation space for residents. The
sidewalks and nearby trail system provide pedestrian access to make this accessible. This parcel
meets criteria 5, 6, and 7.

Open Space Area 4: This parcel is a trail corridor connection to the property to the south of the
proposed subdivision. This parcel meets criteria 2, 5, and 6.

Open Space Area 5: The park parcel. This 2-acre parcel provides great public access to a large
park area. The city’s park master plan shows this park as being in an area that is not currently
being served by a city park. Residents of the Mountain Vista Subdivision, as well as neighboring
property owners will enjoy the recreation space that this park provides. This parcel would be an
excellent candidate for a local city park if the city chose to pursue that option. This parcel will be
fully landscaped with trees and manicured grass. This parcel meets criteria 2, 5, and 6.

Open Space Area 6: This parcel will provide a contiguous open space connection to the
neighboring parcels to the north. This area will also provide buffering between this subdivision
and the larger lots to the east, it will also provide buffering between this subdivision and traffic
on 450 West street. The sidewalk along the entire south side of the parcel will provide access for
the public to enjoy this hillside parcel. This parcel meets criteria 2, 4, and 5.
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C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" call. 4, Street frees shall be centered in the park strip between the sidewalk and curb. I
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OPEN SPACE 2

LOT 58

P|OﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, OS-5

1.  Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all planting pifs shall be native material excavated from the pit.

3.  Alllawn areas shall be installed with sod consisting of primarily Poa praetensis:
Kentucky Bluegrass species.

4.  Refer to Planting Specification.
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P|C|ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

69.39 — =]
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KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
N 4 C 4 \ A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
\\ ('/\\) (/\\) (//\\) (,/\\) (,/\\ ’ B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
\\ . . » . ) .
- NAT|VE\@RASSES; > L \ £ 3 / \ r/ \ / — . C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.
_ SEE NOTE #1 T D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
8 \ PROJECT BOUNDARY E Tilia cordata "Greenspire’ Little Leaf Linden 2" cal.
< . > F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1%" cal
N
< o — AN
S N B N — s T i '
. S N - & 2 , > . Native Grasses Seed Mix
S ° S = L L KEY BOTANICAL NAME COMMON NAME PLS Ibs./acre
o o < 8 |
o o~ N
. s | SO \7 e~ - NN o <~ Distichlis spicata Inland Saltgrass 7.0
NATIVE SRATES 2 S-S 3 NATIVE GRASSES: : gl
SEE NOTE #1 R SN " SEE NOTE #1 n N > Bouteloua rothrockii Rothrock’s Grama 2.0
) i AN G ; N Festuca pratensis Meadow Fescue 8.0
e ? = NATIVE GRASSES:
3 SEE NOT L
S A NATIVE CRASSES ~ NATIVE GRASSES: | \ oEsm L —r
| SEE NOTE #]1 N o LIMIT. OF WORK .
SEE NOTE #1 s - < E= NN )
i / ! _ e . 5 9 3 3 : || = Planfi Ng Notes . os2andoss
{; 7 1) - \) (/ ; \) (/ - \) (/ - \) (/ - \) ‘ (/ : \) 7 i § § & i 1. Preserve native vegetation to maximum extent possible. Where the existing
A __ " \ / \ / X 7 X — \ / . - —— 4 R ) TN vegetation is disturbed during construction, re-seed these areas with the seed mix
% - ~— 7 —7 N MOF WOR S 8 . > speqified on this drawing. _ . . .
/ 4 B — A e~~~ NATIVE GRASSES: ! g D 2 Provide and place four (4) inches of topsoil over all areas designated to receive
o % SEE NOTE #i & = sod prior to commencement of planting operations.
> 9y {‘“‘ - S N O 3 Backfill for all tree planting pits shall be native material excavated from the pit.
® L] 4. All lawn in park strips shall be installed with sod consisting of primarily Poa
OPEN SPACE 2 d praefensis. Kenfucky Bluegrass species.
: T el Jon 5. Refer to Planting Specification.
N . 8' COMPACTED — LIMIT OF WORK—_ | T ’
ROAD BASE TRAIL = o
LIMIT OF WORK : >C>
N
NATIVE GRASSES: ©
SEE NOTE #1
\ "
N
FOR STREET TREES SEE SHEETS 1802 H.
D
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P|C|ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, O§-5

1. Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all plantfing pits shall be native material excavated from the pit.

3. All lawn areas shall be installed with sod consisting of primarily Poa praefensis:
Kentfucky Bluegrass species.

4, Refer to Planting Specification.
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Plant LISt . Mountain vista . Nibley, Utah . ronwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
E Tilia cordata ‘Greenspire’ Little Leaf Linden 2" cal.
F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1 %" cal
Pl O DTI ﬂg N OTeS . Open Spaces: Os-1, O8-3, 054, Os-5
1. Provide and place four (4) inches of topsoil over all planting areas prior fo
commencement of planting operations.
2. Backfill for all planting pits shall be native material excavated from the pit.
3. All lown areas shall be installed with sod consisting of primarily Poa praefensis.
Kentucky Bluegrass species.
4, Refer to Planting Specification.
PROJECT BOUNDARY
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Planting Plan: OPEN SPACE 5
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PROJECT BOUNDARY

P|C| ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 27 cal.
C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
. D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
FOR STREET TREES SEE SHEETS 1 & 2 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
, F Accent Tree Malus Prairie Fire’ Prairie Fire Crabapple 1%" cal

- Nafive Grasses Seed Mix

KEY BOTANICAL NAME COMMON NAME PLS lbs./acre

— Distichlis spicata Inland Saltgrass 7.0
Jp) Bouteloua rothrockii Rothrock’s Grama 2.0

LLl Festuca pratensis Meadow Fescue 8.0

OPEN SPACE 6 Planting Notes . os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix
o specified on this drawing.
2. Provide and place four (4) inches of topsoil over all areas designated to receive
sod prior to commencement of planting operations.

| 3. Backfill for all tfree planting pifs shall be native material excavated from the pit.

NATIVE GRASSES: SEE NOTE #1

4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
N praetensis. Kentucky Bluegrass species.
5.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE &
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N Plant LiST . mountain vista . Nibley, Utah . Ironwood Construction
KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIzZE
A Street Trees Acert. x Acer p. 'Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.
“’ C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
1 _DU D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
N N 9 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
m
o Q F Accent Tree Malus ‘Prairie Fire’ Prairie Fire Crabapple 1 %" cal.
o
d O
L c
\ '- \ n
= Planting Notfes . street Trees
@ -] > 1. Street frees are to be located at approximately 80 feet on center and as shown on
U A the plan.
A < 2. Street trees are to be installed by the Developer when home is built and occupied.
<4 3. If driveway or ufilities locations conflict with the street tree’s placement, it may be
N = N eliminated or may require adjustment to the free’s location.
- 4, Street trees shall be centered in the park strip between the sidewalk and curb.
o 5. All park strips are to be planted with lawn—either seed or sod is acceptable.
, Planting is the responsibility of the homeowner and is to be maintained by the
D PACE 2 homeowner.
&N R SHEET 4 6. Refer to the Planting Specification.
(D] N
\
OPEN SPACE 1 =
SEE SHEET 3
OPEN SPACE 6
SEE SHEET 7
< N
\
¢
Nz

— — —

\/ North 17 = 50 Feet

50 25 0 50 100
17 SEPTEMBER 2019
SHEET 1

Street Tree Plan

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah

R. MICHAEL KELLY

CONSULTANTS

LAND PLANNING + LANDSCAPE ARCHITECTURE

PO. Box 469, Millville, UT 84326  435.753.2955


AutoCAD SHX Text
LOT: 39 12470.31 SQ FT 0.29 ACRES

AutoCAD SHX Text
LOT: 40 10934.54 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 39 12470.31 SQ FT 0.29 ACRES

AutoCAD SHX Text
LOT: 41 10528.93 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 42 13905.80 SQ FT 0.32 ACRES

AutoCAD SHX Text
LOT: 43 9014.52 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 44 9360.22 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 40 10934.54 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 45 9130.00 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 41 10528.93 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 42 13905.80 SQ FT 0.32 ACRES

AutoCAD SHX Text
LOT: 56 11072.10 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 57 9087.23 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 43 9014.52 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 33 9996.12 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 44 9360.22 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 34 13571.30 SQ FT 0.31 ACRES

AutoCAD SHX Text
LOT: 45 9130.00 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 10 13144.26 SQ FT 0.30 ACRES

AutoCAD SHX Text
LOT: 9 17930.57 SQ FT 0.41 ACRES

AutoCAD SHX Text
LOT: 8 13483.19 SQ FT 0.31 ACRES

AutoCAD SHX Text
LOT: 5 15027.36 SQ FT 0.34 ACRES

AutoCAD SHX Text
LOT: 4 21283.34 SQ FT 0.49 ACRES

AutoCAD SHX Text
LOT: 7 13264.85 SQ FT 0.30 ACRES

AutoCAD SHX Text
LOT: 6 13850.00 SQ FT 0.32 ACRES

AutoCAD SHX Text
LOT: 3 12221.76 SQ FT 0.28 ACRES

AutoCAD SHX Text
LOT: 2 10516.56 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 1 10013.68 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 62 10183.30 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 63 10410.39 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 61 11250.00 SQ FT 0.26 ACRES

AutoCAD SHX Text
LOT: 64 10483.22 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 60 11250.00 SQ FT 0.26 ACRES

AutoCAD SHX Text
LOT: 65 10273.85 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 59 11059.69 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 68 11025.03 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 67 10500.03 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 66 10500.03 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 56 11072.10 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 57 9087.23 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 33 9996.12 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 34 13571.30 SQ FT 0.31 ACRES

AutoCAD SHX Text
LOT: 10 13144.26 SQ FT 0.30 ACRES

AutoCAD SHX Text
LOT: 9 17930.57 SQ FT 0.41 ACRES

AutoCAD SHX Text
LOT: 8 13483.19 SQ FT 0.31 ACRES

AutoCAD SHX Text
LOT: 5 15027.36 SQ FT 0.34 ACRES

AutoCAD SHX Text
LOT: 4 21283.34 SQ FT 0.49 ACRES

AutoCAD SHX Text
LOT: 7 13264.85 SQ FT 0.30 ACRES

AutoCAD SHX Text
LOT: 6 13850.00 SQ FT 0.32 ACRES

AutoCAD SHX Text
LOT: 3 12221.76 SQ FT 0.28 ACRES

AutoCAD SHX Text
LOT: 2 10516.56 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 1 10013.68 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 62 10183.30 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 63 10410.39 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 61 11250.00 SQ FT 0.26 ACRES

AutoCAD SHX Text
LOT: 64 10483.22 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 60 11250.00 SQ FT 0.26 ACRES

AutoCAD SHX Text
LOT: 65 10273.85 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 59 11059.69 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 68 11025.03 SQ FT 0.25 ACRES

AutoCAD SHX Text
LOT: 67 10500.03 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 66 10500.03 SQ FT 0.24 ACRES

AutoCAD SHX Text
LOT: 37 9943.95 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 38 9958.18 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 37 9943.95 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 38 9958.18 SQ FT 0.23 ACRES

AutoCAD SHX Text
LOT: 58 9213.15 SQ FT 0.21 ACRES

AutoCAD SHX Text
LOT: 58 9213.15 SQ FT 0.21 ACRES


MATCH LINE SEE SHEET 1

/

"

AIVANNOG 1D3roed T

OPEN SPACE 3

OPEN SPACE 2
SEE SHEET 4

PROJECT BOUNDARY

i

OPEN SPACE 5
SEE SHEET 6

SEE SHEET 5 [ 7 - —— —
OPEN SPACE 4
SEE SHEET 5
PR
A
N1
L PROJECT BOUNDARY
Plant List . mountain vista . Nibley, Utan . ronwood Construction Planting Notfes . street Trees
KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE 1. Street trees are to be located at approximately 50 feet on center and as shown on
. , . ., the plan. / \
A Street Trees Acert. x Acer p. ‘Warrenred Pacific Sunset Maple 2" cal. 2. Street trees are to be installed by the Developer when home is built and occupied.
. . , " 3 If driveway or utilities locations conflict with the street free’s placement, it may be \/
B Fraxinus p.I. “Patmore Patmore Ash 2" cal eliminated or may require adjustment to the tree’s location. | North 1” = s0 Feet
C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" call. 4, Street frees shall be centered in the park strip between the sidewalk and curb. I
5. All park strips are to be planted with lawn—either seed or sod is acceptable.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal. Planting is the responsibility of the homeowner and is to be maintained by the 50 25 0 50 104
E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal homeowner,
ili i i i . : P
6. Refer to the Planting Specification. 17 SEPTEMBER 2019
F Accent Tree Mailus *Prairie Fire’ Prcirie Fire Crabapple 1 %" cal SHEET 2
Street Tree Plan

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah
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OPEN SPACE 2

LOT 58

P|OﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, OS-5

1.  Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all planting pifs shall be native material excavated from the pit.

3.  Alllawn areas shall be installed with sod consisting of primarily Poa praetensis:
Kentucky Bluegrass species.

4.  Refer to Planting Specification.

\/ North 1 =20 Feel’r
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SHEET 3

Planting Plan: OPEN SPACE 1

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah

R. MICHAEL KELLY

CONSULTANTS

LAND PLANNING - LANDSCAPE ARCHITECTURE

PO. Box 469, Millville, UT 84326  435.753.2955
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Plant ListT .

Mountain Vista .

Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.|. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata "Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

Naftive Grasses Seed Mix

COMMON NAME

PLS Ibs./acre

KEY BOTANICAL NAME
Distichlis spicata
Bouteloua rothrockii

Festuca pratensis

Inland Saltgrass
Rothrock’s Grama

Meadow Fescue

7.0

20

8.0

Planting Nofes  os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix

specified on this drawing.

2. Provide and place four (4) inches of topsoil over all areas designated to receive

sod prior to commencement of planting operations.

3. Backfill for all free planting pits shall be native material excavated from the pit.
4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
praetensis. Kenfucky Bluegrass species.

5.  Refer to Planting Specification.
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SHEET 4

Planting Plan: OPEN SPACE 2

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah
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LAND PLANNINGC
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PO. Box 469, Millville, UT 84326
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OPEN SPACE 4

P|C|ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, O§-5

1. Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all plantfing pits shall be native material excavated from the pit.

3. All lawn areas shall be installed with sod consisting of primarily Poa praefensis:
Kentfucky Bluegrass species.

4, Refer to Planting Specification.
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SHEET 5
Planting Plan: OPEN SPACE 3, OPEN SPACE 4
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Plant LISt . Mountain vista . Nibley, Utah . ronwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
E Tilia cordata ‘Greenspire’ Little Leaf Linden 2" cal.
F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1 %" cal
Pl O DTI ﬂg N OTeS . Open Spaces: Os-1, O8-3, 054, Os-5
1. Provide and place four (4) inches of topsoil over all planting areas prior fo
commencement of planting operations.
2. Backfill for all planting pits shall be native material excavated from the pit.
3. All lown areas shall be installed with sod consisting of primarily Poa praefensis.
Kentucky Bluegrass species.
4, Refer to Planting Specification.
PROJECT BOUNDARY
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SHEET 6
Planting Plan: OPEN SPACE 5
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P|C| ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 27 cal.
C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
. D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
FOR STREET TREES SEE SHEETS 1 & 2 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
, F Accent Tree Malus Prairie Fire’ Prairie Fire Crabapple 1%" cal

- Nafive Grasses Seed Mix

KEY BOTANICAL NAME COMMON NAME PLS lbs./acre

— Distichlis spicata Inland Saltgrass 7.0
Jp) Bouteloua rothrockii Rothrock’s Grama 2.0

LLl Festuca pratensis Meadow Fescue 8.0

OPEN SPACE 6 Planting Notes . os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix
o specified on this drawing.
2. Provide and place four (4) inches of topsoil over all areas designated to receive
sod prior to commencement of planting operations.

| 3. Backfill for all tfree planting pifs shall be native material excavated from the pit.

NATIVE GRASSES: SEE NOTE #1

4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
N praetensis. Kentucky Bluegrass species.
5.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE &
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Agenda Item #3: Mount Vista Final Plat: Phase 3

Description

Discussion and Consideration of a recommendation on Mount Vista Phase 3 Final Plat, located
at approximately 450 W and 3500 S. (Applicant: Visionary Homes)

Department
City Planning, Engineering, and Public Works

Action Type

Recommendation, Administrative

Recommendations

Review and make a recommendation to the City Council

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

Background

Visionary Homes has applied for final approval for Mount Vista Phase 3 Subdivision. Mount
Vista Subdivision is a Rural Preservation Subdivision. Phase 3 contains a total of 22 lots and
1.198 acres of open space that will be dedicated to Nibley City. The plat has the same lot layout
and roadways with the approved preliminary plat that was approved by the City Council on
August 8, 2019. At the end of this report, you can find a list of “Recommended Findings” from
staff. The applicant has been sent the list of findings and is in the process of making the needed
corrections.

Zoning

Staff finds that the plat meets the zoning requirements for the total number of lots, lot sizes, and
the proportion of proposed open space as shown on the approved preliminary plat. The minimum



frontage requirement for the Open Space Ratio for the full subdivision is 80°, with which the plat
complies. The plat also meets the standards for a final plat as required in NCC 21.

Mount Vista Phase 1

Total Gross Acres 8.12
Total Open Space Land I 1.198 Acres
Total Lots ' 22

Utility Lines and Easements

Mount Vista has provided the property public utility easements and utility connections on the
plat.

Construction Drawings

Staff has reviewed the construction drawings and the City Engineer has signed off on the
drawings. The applicant has taken responsibility for securing the easement for the sewer line
under the railroad tracks and will turn the line over to the City after completion of the project in
Phase 2. Phase 3 sewer will be connected to this line.

The applicant will also need to make some upgrades to the Scott Farms Lift Station for the
sewer. Staff is currently in negotiations with the applicant about those improvements.

Finished Floor Elevations

The application has provided finish floor elevation on the plat as required by Nibley City Code.
Finished lots with XXXXX.XX, note needs to be added that says "No finished floor shall be
built at an elevation lower than six inches (6”) above finished curb or centerline of the street,
whichever is higher unless an individual lot owner is able to provide a stamped report meeting
the qualifications as listed within this section for their lot, and unless that report is reviewed and
approved by the City Engineer."

Canals

The Developer has reached out to the canal company and is getting their final approval for canal
improvements. There are canals on the property and have been placed in proper easements.

Roads

The Developer shows the proper dedication for the roadways.



Street Tree Plan

The developer has submitted a Street Tree Plan for Phase 2. The applicant plans on paying the
City for the street trees, and then the City will plant the trees. This is allowed in NCC 21.12.170
Street Trees:

21.12.170 Street Trees

A. The developer shall provide a street tree planting plan that will be attached to the development
agreement. Proposed street trees must conform with Nibley City’s Tree Care Plan. The City and
the Developer shall enter into an agreement that the City shall install and plant new trees within
the development according to the submitted and approved street tree planting plan. The
Development agreement shall outline this agreement and shall include the number of trees that will
be planted and the cost of each tree that the developer will pay to the City to plant said trees.
1. The City and Developer may agree to allow the Developer the responsibility to plant
and maintain trees until such a time that the adjacent property owner or Owners
Association can manage and properly maintain the trees.
B. A variety of tree species, of similar shape and mature height, is required of all tree planting
plans submitted to the City, with a minimum of one tree per fifty feet (50°).

Open Space
The open space meets the general layout and placement of the approved preliminary plat.
Parcel G

This open space is planned to be planted with natural vegetation. Parcel G will be a common
space owned and maintained by the HOA.

Parcel H and 1

These open space parcels will be developed as part of the trail system within the development
will make connections to Parcel C and E in phase 2.

Recommended Findings

1. Finished Floor Elevation Note: On lots with XXXXX.XX, note needs to be added
that says "No finished floor shall be built at an elevation lower than six inches
(6”) above finished curb or centerline of the street, whichever is higher, unless an
individual lot owner is able to provide a stamped report meeting the qualifications
as listed within this section for their lot, and unless that report is reviewed and
approved by the City Engineer"


https://nibley.municipalcodeonline.com/book?type=ordinances#name=21.12.170_Street_Trees

2. Note from Cache County Recorder: Open Space that is going to be part of an
HOA should be labeled as Common Space



SURVEYOR'S CERTIFICATE
I, DENNIS P. CARLISLE, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND

SURVEYOR, AND THAT I HOLD CERTIFICATE NO. 172675 IN ACCORDANCE WITH
TITLE 58, CHAPTER 22 OF UTAH STATE CODE. I FURTHER CERTIFY BY AUTHORITY
OF THE OWNERS(S) THAT 1 HAVE COMPLETED A SURVEY OF THE PROPERTY
DESCRIBED ON THIS PLAT IN ACCORDANCE WITH SECTION 17-23-17 OF SAID
CODE, AND HAVE ALSO SUBDIVIDED SAID TRACT OF LAND INTO LOTS, BLOCKS,
STREETS, AND EASEMENTS, AND THE SAME HAS, OR WILL BE CORRECTLY
SURVEYED, STAKED AND MONUMENTED ON THE GROUND AS SHOWN ON THIS
PLAT, AND THAT THIS PLAT IS TRUE AND CORRECT.

17 /.16 NORTHWEST CORNER FINAL PLAT
2 OF SECTION 21,
T11N, R1E, SLB&M

OF
BRASS CAP (RING & LID) MOUNT VISTA SUBDIVISION

PHASE 3
LOCATED IN A PORTION OF LOTS 6 & 7, BLOCK 17, MILLVILLE WEST FIELD FARM SURVEY
NW1/4 OF SECTION 28,T11N, R1E, S.L.B.&M.
NIBLEY CITY, UTAH

(=]
N
-

BASIS OF BEARING:
NO0°27'11"W 2654.35

I ~ I 3
I )
13 u |
= 0 60" 120'
! WEST 1/4 CORNER ’ N O
?ZzEgI ,':_O';l_z;:&M __ MOUNT VISTA SUBDIVISION DENNISTCARLISEE DATE
20 % 21 » R1E, el PHASE 1 PROFESSIONAL LAND SURVEYOR
 BRASS CAP(RING & LID) CURVE TABLE CERTIFICATE NO. 172675
S -
RS 1 CURVE# | RADIUS | DELTA | LENGTH CHORD BOUNDARY DESCRIPTION
S ARS) — o A portion of Lots 6 & 7, Block 17, MILLVILLE WEST FIELD FARM SURVEY, located in
G POINT OF Cl 170.00 27°0831 80.53 S75°24'13"E 79.78 the NW1/4 of Section 28, Township 11 North, Range 1 East, Salt Lake Base & Meridian, Nibley,
| . .
- [ BEGINNING C2 230.00 20°45'30" 83.33 S72°12'42"E 82.87 Utah, more partlcularly described as follows:
L _ _ _ h————— =y — — — 1769.16 S$89°05'40"E 598.71 Beginning at a point located South 3,067.40 feet and East 1,769.16 feet from the West 1/4
VICINITY MAP EAST re T T MeAt — — — — T 1000 — C3 230.00 | 27°15'43" | 109.44 | N75°2748"W 108.41 | [ Corner of Section 21, T1IN, RIE, S.L.B.& M. (Basis of Bearing: N0°27'11"W along the Section
NO°54'21"E | N 101,69 . . .
NTS 60.24 o N ! o Sl 3 C4 230.00 6°30'13" 26.11 $85°50'33"E 26.09 line between the West 1/4 Corn.er and the Northwest Corner of said S.ectlon 2.1); thence
B 20' PRIVATE il | 7‘ i ‘V ‘‘‘‘‘ I N 3 S89°05'40”E 598.71 feet parallel with, and 220.40 feet northerly of the south line of said Lot 7 to
NOTES: PARCEL A ~\_IRRIGATION 5 2 LoT 51 g[8 LOT 50 '3 Cs 130.00 | 12°31'26" | 28.42 | N84°3837"E 28.36 the westerly line of Lot 1, ANDERSON LOT SPLIT Subdivision, according to the Official Plat
1. NO STRUCTURES MAY BE BUILT WITHIN ANY PUBLIC UTILITY EASEMENT, NSG°00'00"™W { EASEMENT 3% 0.24 ACRES 3|8 0.25 ACRES i — — thereof on file in the Office of the Cache County Recorder: thence SI°0132"W (plat:
EXCEPT AS APPROVED BY THE CITY ENGINEER. Sl ("XXXX.X) L]® ("XXXX.X) g C6 130.00 | 25°41'32 5829 | N65°32'08"E 57.81 ) i
Lot 52 2|7, ' ’ g 0.29 ACRES S0°58'33”W) 220.39 feet to the southwest corner of said Subdivision; thence S88°56'55”E (plat:
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Introduction

The following maintenance plan was prepared in accordance with section 21.10.020(L)(3) of the Nibley
city municipal code. The intent of this document is to outline the ownership and maintenance plans for
the open space that is proposed as a part of the Mountain Vista Rural Preservation Subdivision. A copy
of the landscape plan is attached as exhibit ‘A’ to the end of this document.

Open Space Ownership

Each parcel of open space contained within this subdivision will be owned by the Mountain Vista Home-
Owners Association, except for the parcel 3 and potentially parcel 5. The proposed open space parcels
will be subject to a perpetual access easement granting the public access to the open space parcels and
accompanying amenities. The city has expressed interest in the park parcel in phase 2 becoming a public
park. If that is the case, the parcel for the park will be deeded to the city after the phase 2 plat is
recorded.

Maintenance Responsibility

For all open space parcels privately owned by the Association, all maintenance will be the responsibility
of said entity, or its assigns. The management company that will be contracted with is Advantage
Management (AM). They will be responsible for establishing the necessary HOA dues and collecting said
dues in order to pay the maintenance company of their choosing. All maintenance of the HOA owned
parcels will be done by a private maintenance company that is contracted through AM. The HOA for this
subdivision will not have any employees.

All long-term maintenance and improvement projects will be funded by HOA fees as well as a
reinvestment fee that will be collected from each homeowner at the time of closing. The monthly HOA
fee is planned to be $25.00 per home, and the reinvestment fee will be 0.25% of each home purchase
price. With this fee schedule in place, the HOA for this subdivision will have a robust financial ability to
manage the proposed facilities without concern.

Insurance Requirements

All insurance requirements for the maintenance company will be provided by the maintenance company
to AM prior to signing any contracts. The HOA will maintain liability insurance on the common areas that
are privately owned at an initial cost of $119.00 per month. The liability insurance will be paid for out of
the HOA’s monthly budget from membership dues.

Maintenance Plan

Open Space Area 1: This parcel will be maintained once per week by the maintenance company.
Maintenance will include lawn mowing and trimming and general cleanup. Trees will be pruned
and trimmed as needed.

Open Space Area 2: This parcel will need to be maintained on a less regular basis as the native
grasses are slower growing. We anticipate that mowing by the maintenance company will need



to happen 2-3 times through the growing season. General cleanup will take place as needed.
Trail repairs will also take place on an as needed basis.

Open Space Area 3: This parcel as per city code (21.10.020(1)(7) will be owned and maintained
by the city.

Open Space Area 4: This parcel will be maintained once per week by the maintenance company.
Maintenance will include lawn mowing and trimming and general cleanup.

Open Space Area 5: it is anticipated that this parcel will become a public park and will be owned
and maintained by the city.

Open Space Area 6: This parcel will need to be maintained on a less regular basis as the native
grasses are slower growing. We anticipate that mowing by the maintenance company will need
to happen 2-3 times through the growing season. General cleanup will take place as needed.
Trail repairs will also take place on an as needed basis.

Open Space Description and Standards

Each parcel of proposed open space must meet three of the seven criteria listed in section
21.10.020(1) of the Nibley City code. The following paragraphs detail how each parcel meets the
required criteria to be considered as open space.

Open Space Area 1: Area 1 will be landscaped in such a way that it will provide a small, but still
useable park area. The area will be manicured grass with deciduous and evergreen trees densely
planted to create an area that is not only a great visual buffer for those on the go, but also an
inviting area to stop at during a leisurely walk with the kids. This area meets criteria 2, 5, and 6.

Open Space Area 2: Area 2 encompasses 5.4 acres and preserves a significant feature on the
property which is the hillside that traverses the north-south along the entire project. There will a
public trail that will traverse the parcel for approximately 1200 feet. While enjoying the trail and
accompanying corridor, which is up to 320 feet wide, trail users will enjoy native grass
landscapes. The parcel will also provide a large swath of open space that runs nearly the length
of the project from north to south. With the elevation differences on this parcel it lends itself
well to be the sledding hill for kids from this neighborhood and surrounding neighborhoods. This
are meets criteria 1, 2, 5, and 6.

Open Space Area 3: This parcel contains the storm water storage area. The parcel will be
landscaped per all code requirements to be eligible to be counted towards the required open
space area. The landscape requirement for this area is significant requiring 1 tree per 300 square
feet. While creating our planting plan it became obvious that with the constraints on this pond
parcel it was going to be difficult to plant the required number of trees on this parcel without
planting inside of the required future road easement, or in the pond itself. In trying to keep with
the intent of the code, the 104 required trees that are not able to be planted in this parcel will
be planted in open space areas 1, 5, and 6.



This parcel is just under 1 acre (0.94 ac) and will function as a recreation space for residents. The
sidewalks and nearby trail system provide pedestrian access to make this accessible. This parcel
meets criteria 5, 6, and 7.

Open Space Area 4: This parcel is a trail corridor connection to the property to the south of the
proposed subdivision. This parcel meets criteria 2, 5, and 6.

Open Space Area 5: The park parcel. This 2-acre parcel provides great public access to a large
park area. The city’s park master plan shows this park as being in an area that is not currently
being served by a city park. Residents of the Mountain Vista Subdivision, as well as neighboring
property owners will enjoy the recreation space that this park provides. This parcel would be an
excellent candidate for a local city park if the city chose to pursue that option. This parcel will be
fully landscaped with trees and manicured grass. This parcel meets criteria 2, 5, and 6.

Open Space Area 6: This parcel will provide a contiguous open space connection to the
neighboring parcels to the north. This area will also provide buffering between this subdivision
and the larger lots to the east, it will also provide buffering between this subdivision and traffic
on 450 West street. The sidewalk along the entire south side of the parcel will provide access for
the public to enjoy this hillside parcel. This parcel meets criteria 2, 4, and 5.



Exhibit ‘A’

Landscape Plan
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Plant List . mountain vista . Nibley, Utan . ronwood Construction Planting Notfes . street Trees
KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE 1. Street trees are to be located at approximately 50 feet on center and as shown on
. , . ., the plan. / \
A Street Trees Acert. x Acer p. ‘Warrenred Pacific Sunset Maple 2" cal. 2. Street trees are to be installed by the Developer when home is built and occupied.
. . , " 3 If driveway or utilities locations conflict with the street free’s placement, it may be \/
B Fraxinus p.I. “Patmore Patmore Ash 2" cal eliminated or may require adjustment to the tree’s location. | North 1” = s0 Feet
C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" call. 4, Street frees shall be centered in the park strip between the sidewalk and curb. I
5. All park strips are to be planted with lawn—either seed or sod is acceptable.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal. Planting is the responsibility of the homeowner and is to be maintained by the 50 25 0 50 104
E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal homeowner,
ili i i i . : P
6. Refer to the Planting Specification. 17 SEPTEMBER 2019
F Accent Tree Mailus *Prairie Fire’ Prcirie Fire Crabapple 1 %" cal SHEET 2
Street Tree Plan

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah
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P|OﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, OS-5

1.  Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all planting pifs shall be native material excavated from the pit.

3.  Alllawn areas shall be installed with sod consisting of primarily Poa praetensis:
Kentucky Bluegrass species.

4.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE 1
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KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
N 4 C 4 \ A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
\\ ('/\\) (/\\) (//\\) (,/\\) (,/\\ ’ B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
\\ . . » . ) .
- NAT|VE\@RASSES; > L \ £ 3 / \ r/ \ / — . C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.
_ SEE NOTE #1 T D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
8 \ PROJECT BOUNDARY E Tilia cordata "Greenspire’ Little Leaf Linden 2" cal.
< . > F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1%" cal
N
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. S N - & 2 , > . Native Grasses Seed Mix
S ° S = L L KEY BOTANICAL NAME COMMON NAME PLS Ibs./acre
o o < 8 |
o o~ N
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{; 7 1) - \) (/ ; \) (/ - \) (/ - \) (/ - \) ‘ (/ : \) 7 i § § & i 1. Preserve native vegetation to maximum extent possible. Where the existing
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P|C|ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, O§-5

1. Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all plantfing pits shall be native material excavated from the pit.

3. All lawn areas shall be installed with sod consisting of primarily Poa praefensis:
Kentfucky Bluegrass species.

4, Refer to Planting Specification.
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Plant LISt . Mountain vista . Nibley, Utah . ronwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
E Tilia cordata ‘Greenspire’ Little Leaf Linden 2" cal.
F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1 %" cal
Pl O DTI ﬂg N OTeS . Open Spaces: Os-1, O8-3, 054, Os-5
1. Provide and place four (4) inches of topsoil over all planting areas prior fo
commencement of planting operations.
2. Backfill for all planting pits shall be native material excavated from the pit.
3. All lown areas shall be installed with sod consisting of primarily Poa praefensis.
Kentucky Bluegrass species.
4, Refer to Planting Specification.
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PROJECT BOUNDARY

P|C| ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 27 cal.
C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
. D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
FOR STREET TREES SEE SHEETS 1 & 2 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
, F Accent Tree Malus Prairie Fire’ Prairie Fire Crabapple 1%" cal

- Nafive Grasses Seed Mix

KEY BOTANICAL NAME COMMON NAME PLS lbs./acre

— Distichlis spicata Inland Saltgrass 7.0
Jp) Bouteloua rothrockii Rothrock’s Grama 2.0

LLl Festuca pratensis Meadow Fescue 8.0

OPEN SPACE 6 Planting Notes . os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix
o specified on this drawing.
2. Provide and place four (4) inches of topsoil over all areas designated to receive
sod prior to commencement of planting operations.

| 3. Backfill for all tfree planting pifs shall be native material excavated from the pit.

NATIVE GRASSES: SEE NOTE #1

4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
N praetensis. Kentucky Bluegrass species.
5.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE &
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N Plant LiST . mountain vista . Nibley, Utah . Ironwood Construction
KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIzZE
A Street Trees Acert. x Acer p. 'Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.
“’ C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
1 _DU D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
N N 9 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
m
o Q F Accent Tree Malus ‘Prairie Fire’ Prairie Fire Crabapple 1 %" cal.
o
d O
L c
\ '- \ n
= Planting Notfes . street Trees
@ -] > 1. Street frees are to be located at approximately 80 feet on center and as shown on
U A the plan.
A < 2. Street trees are to be installed by the Developer when home is built and occupied.
<4 3. If driveway or ufilities locations conflict with the street tree’s placement, it may be
N = N eliminated or may require adjustment to the free’s location.
- 4, Street trees shall be centered in the park strip between the sidewalk and curb.
o 5. All park strips are to be planted with lawn—either seed or sod is acceptable.
, Planting is the responsibility of the homeowner and is to be maintained by the
D PACE 2 homeowner.
&N R SHEET 4 6. Refer to the Planting Specification.
(D] N
\
OPEN SPACE 1 =
SEE SHEET 3
OPEN SPACE 6
SEE SHEET 7
< N
\
¢
Nz

— — —

\/ North 17 = 50 Feet
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Street Tree Plan
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Plant List . mountain vista . Nibley, Utan . ronwood Construction Planting Notfes . street Trees
KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE 1. Street trees are to be located at approximately 50 feet on center and as shown on
. , . ., the plan. / \
A Street Trees Acert. x Acer p. ‘Warrenred Pacific Sunset Maple 2" cal. 2. Street trees are to be installed by the Developer when home is built and occupied.
. . , " 3 If driveway or utilities locations conflict with the street free’s placement, it may be \/
B Fraxinus p.I. “Patmore Patmore Ash 2" cal eliminated or may require adjustment to the tree’s location. | North 1” = s0 Feet
C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" call. 4, Street frees shall be centered in the park strip between the sidewalk and curb. I
5. All park strips are to be planted with lawn—either seed or sod is acceptable.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal. Planting is the responsibility of the homeowner and is to be maintained by the 50 25 0 50 104
E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal homeowner,
ili i i i . : P
6. Refer to the Planting Specification. 17 SEPTEMBER 2019
F Accent Tree Mailus *Prairie Fire’ Prcirie Fire Crabapple 1 %" cal SHEET 2
Street Tree Plan

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah
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l,} FOR jTREET TREES, SEE|SHEET 1
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OPEN SPACE 2

LOT 58

P|OﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana ‘Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, OS-5

1.  Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all planting pifs shall be native material excavated from the pit.

3.  Alllawn areas shall be installed with sod consisting of primarily Poa praetensis:
Kentucky Bluegrass species.

4.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE 1
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Plant ListT .

Mountain Vista .

Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE

A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.|. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata "Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

Naftive Grasses Seed Mix

COMMON NAME

PLS Ibs./acre

KEY BOTANICAL NAME
Distichlis spicata
Bouteloua rothrockii

Festuca pratensis

Inland Saltgrass
Rothrock’s Grama

Meadow Fescue

7.0

20

8.0

Planting Nofes  os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix

specified on this drawing.

2. Provide and place four (4) inches of topsoil over all areas designated to receive

sod prior to commencement of planting operations.

3. Backfill for all free planting pits shall be native material excavated from the pit.
4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
praetensis. Kenfucky Bluegrass species.

5.  Refer to Planting Specification.
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Planting Plan: OPEN SPACE 2

MOUNTAIN VISTA

Nibley, Utah

Ironwood Construction . 50 East 2500 North . North Logan, Utah

R.

MICHAEL KELLY

CONSULTANTS

LAND PLANNINGC

- LANDSCAPE ARCHITECTURE

PO. Box 469, Millville, UT 84326

435.753.2955



DETENTION BASIN

LAWN

OPEN SPACE 3

l

— LIMIT Or: WORK

600 WEST

A

LOT 52

/[

)

LOT 51

h |

)

/[ )\

N FOR STREETTREESSEE
SHEET 2 STREET TREE PLAN ‘
‘ LIMIT OF WORK

\ /
\ 3600 50 UTH

Ra— N
~ N

. N

/

LOT 15

NS

PROJECT BOUNDARY

e
\ /
N
3600 SOUTH

)

\ /

/LU OPEN SPACE 2
/[ )\
]
N

FOR STREET TREES SEE

SHEET 2 STREET TREE PLAN
L/_\\ //H'R\ //\\
R I R, T S G
\__LIMIT OF WORK \ / — -\ LIMIT OFIWORK

1 8' TRAIL

L N

AW

LOT 16 LOT 17

PROJECT BOUND#

OPEN SPACE 4

P|C|ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.

B Fraxinus p.l. ‘Patmore’ Patmore Ash 2" cal.

C Pyrus calleryana *Bradford’ Bradford Flowering Pear 2" cal.

D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.

E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.

F Accent Tree Malus *Prairie Fire’ Prairie Fire Crabapple 1 %" cal

PlO ﬂTI ﬂg NOTeS . Open Spaces: Os-1, O8-3, 054, O§-5

1. Provide and place four (4) inches of topsoil over all planting areas prior to
commencement of planting operations.

2. Backfill for all plantfing pits shall be native material excavated from the pit.

3. All lawn areas shall be installed with sod consisting of primarily Poa praefensis:
Kentfucky Bluegrass species.

4, Refer to Planting Specification.
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Plant LISt . Mountain vista . Nibley, Utah . ronwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. ‘Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. *Patmore’ Patmore Ash 2" cal.
C Pyrus calleryana 'Bradford’ Bradford Flowering Pear 2" cal.
D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
E Tilia cordata ‘Greenspire’ Little Leaf Linden 2" cal.
F Accent Tree Malus "Prairie Fire’ Prairie Fire Crabapple 1 %" cal
Pl O DTI ﬂg N OTeS . Open Spaces: Os-1, O8-3, 054, Os-5
1. Provide and place four (4) inches of topsoil over all planting areas prior fo
commencement of planting operations.
2. Backfill for all planting pits shall be native material excavated from the pit.
3. All lown areas shall be installed with sod consisting of primarily Poa praefensis.
Kentucky Bluegrass species.
4, Refer to Planting Specification.
PROJECT BOUNDARY
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SHEET 6
Planting Plan: OPEN SPACE 5
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PROJECT BOUNDARY

P|C| ﬂT |_|ST . Mountain Vista . Nibley, Utah . Ironwood Construction

KEY PLANT TYPE BOTANICAL NAME COMMON NAME SIZE
A Street Trees Acert. x Acer p. "Warrenred’ Pacific Sunset Maple 2" cal.
B Fraxinus p.l. ‘Patmore’ Patmore Ash 27 cal.
C Pyrus calleryana "Bradford’ Bradford Flowering Pear 2" cal.
. D Shade Trees Cetlis occidentalis Common Hackberry 2" cal.
FOR STREET TREES SEE SHEETS 1 & 2 E Tilia cordata 'Greenspire’ Little Leaf Linden 2" cal.
, F Accent Tree Malus Prairie Fire’ Prairie Fire Crabapple 1%" cal

- Nafive Grasses Seed Mix

KEY BOTANICAL NAME COMMON NAME PLS lbs./acre

— Distichlis spicata Inland Saltgrass 7.0
Jp) Bouteloua rothrockii Rothrock’s Grama 2.0

LLl Festuca pratensis Meadow Fescue 8.0

OPEN SPACE 6 Planting Notes . os2anaose

1.  Preserve native vegetation to maximum extent possible. Where the existing
vegetation is disturbed during construction, re-seed these areas with the seed mix
o specified on this drawing.
2. Provide and place four (4) inches of topsoil over all areas designated to receive
sod prior to commencement of planting operations.

| 3. Backfill for all tfree planting pifs shall be native material excavated from the pit.

NATIVE GRASSES: SEE NOTE #1

4, All'lawn in park strips shall be installed with sod consisting of primarily Poa
N praetensis. Kentucky Bluegrass species.
5.  Refer to Planting Specification.

PROJECT BOUNDARY
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Agenda Item #4: Accessory Dwelling Units

Description
Workshop: Accessory Dwelling Units

Department
City Planning, Engineering, and Public Works

Action Type
Workshop

Recommendations

Review and make a recommendation

Reviewed By
City Planner

Background

An Accessory Dwelling Unit (ADU) is a secondary dwelling unit that is located on the same
property as a primary dwelling unit. These take the form of basement apartments, guest houses,
an apartment above the garage, etc. Nibley City’s Moderate Income Housing Plan states the
following as its first goal to address moderate income housing:

Allow for and reduce regulation related to accessory dwelling units in residential zones.

Nibley City currently allows for attached accessory dwelling units (ADUs). These ADUs mostly
take the form of basement apartments. Nibley City should consider expanding allowances for
detached ADUs within most residential zones. ADUs can be a great way to expand moderate
income housing stock with minimal impacts to neighborhoods. As established above, many of
Nibley City lots are larger than half an acre, which could create the opportunity for construction
of ADUs throughout the city.



Moderate Income Housing Considerations

® How large would the City allow an ADU to be in reference to the primary structure

In what zones and lot sizes would a detached ADU be allowed?

® Parking requirements? Having no or minimal parking requirements would allow for

more homeowners to build ADUs
e Property owner habitation

® Making ADUs for short-term rentals as a prohibited use

e Registration of ADUs so the City could track the number of units.

Timeframe: Early 2020

(Nibley City Moderate Income Housing Plan, 2019, p 18)

The 2016 Nibley City General
Plan estimated that Nibley has
anywhere from 20-30 ADUs in
the City, all in the form of
attached apartments. These
apartments can serve as a way to
provide affordable housing
throughout the community and
can allow property owners to
more fully realize the value of
their property.

Attached to this report is a
presentation that was given at a
Utah American Planning
Association conference which
provides additional information
about ADU.

Cache County Monthly Planning Newsletter, February 2020 also provides some great

information about ADUS

Cache County Monthly Newsletter: February 2020



https://www.cachecounty.org/assets/department/devserv/Cache%20Planning%20News%20Template%20February%202020.pdf

ADUs for your Town

How to create your own ADU ordinance
John Janson AICP
Meg Ryan ULCT




Session Goals

» Acquire factual background info
concerning ADUs

» Review the typical sections of an
ADU ordinance

» Discuss the local decisions in each
section that need to be made to
cater an ordinance to your
community

N

| T

» Understand that they are an option
that will help you meet your State
Law requirements for affordable
housing (SB34)




What are ADUSs?

An accessory dwelling unit is a really simple and
old idea: having a second semi-independent
dwelling right on the same grounds, detached or
attached to, a regular single-family home, such
as:

*an apartment over the garage

*a small house (on a foundation) in the backyard

*a basement apartment or an addition to the home

ADUs have a separate entrance, their own walls, a
bathroom, a kitchen, at least one bedroom, etc..




ADU types

;- )

Rooms over a
garage

Detachec
unit

Basement apartment

- /




ADU Myths - They will overrun
your neighborhood

Share of Single-family Houses with ADUs
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ADU Research by Salt Lake County 2017

Reported ADU numbers in Utah

Orem 582
Pleasant Grove 500
Provo 200+

SLC <200
_indon 193
South Jordan 100
Alpine 100

Grand County 60
Layton 60

La Verkin 60
Mapleton 50

Murray 25




ADU Myths- there will be strangers
everywhere! (PSU survey)

Q1.21 Which of the following options best describes

your relationship to the current occupant when
they first moved into the ADU? (n=125)

Acquainta
nce
8%

Accessory Dwelling Units in
Portland, Oregon

ISS Survey
1t Report




ADU Myths - Cars will parked all over the
street (PSU research)

Q2.2 How many cars do you own? (n=142)




ADU Benefits

Age
in place/
good for
seniors

New
affordability
options
for renters

New
Low property
iImpact rights
Friends and
family

assistance

Neighborhood
Reinvestment

More
affordable
ownership

\



Bigger Issues

» Income versus Housing costs

» More people renting now and in
the future.

» The changing American Dream

National conversation about
whether Single Family zones are a
thing of the past. Are they
discriminatory?

» Headlines about cities that are
walking away from zoning for SFDs
only.




Typical Ordinance Sections

vV vV v vV v v v Y

Ownership

Type allowed

Size

Appearance
Parking

Utilities

Short term rentals

Processing




Ownership

» Decisions to make

» Owner has to live in one of the
units?

» Or as a community are you
unconcerned with absentee rental
duplexes?

» If owner is required to live in the
home, how is this enforced?

» Suggestion - initial recorded
agreement, regulate through
business licensing - annual
review/certification




Type allowed

» Decisions to make
» Only within the existing home

» Attached, as an addition

» Appearance issue

» Detached
» Location and appearance issues

» Tiny homes, accessory structure
conversions, trailers/storage
containers

» Easiest is just within the home,
but is that flexible enough?




Sizes

» Decisions to make
» A minimum and a maximum

» Subordinate to the home (smaller
than)

» No limit

» 300 square feet seems to be a
minimum

» Maximums are all over the board




Appearance/Design

Decisions to make

Not an issue for interior ADUs,
except for doors/access

» Side of home, below grade in front

» Architectural blending for
additions

» Adebate for detached
» Backyard - not visible
» Side yard - may want to blend

» Tiny homes may need a list of their
own design requirements




Parking

» Decisions to make

» Require additional on-site parking or
not?

» Common is one extra off-street
space, usually not located in tandem
with another parking space




Utilities

» Decisions to make about sewer,
water, electricity, etc.

» Separate or not?

» More independent versus less
» Separate mailbox or not

» Separate house number (unit B)




Building Code

» State has adopted the IBC. Cities
have little ability to modify those
requirements but the State can

» Potential major building code
issues

» Life safety issues have to be
addressed

» Fire walls

» Separate heating, functional
escape windows

» Need access to the electrical panel




Short term rentals

» Decisions to make
» Allow or not allow?

» How prevented? Very difficult
enforcement problem! Why prevent?

» See Sandy City regulations - they set
the max number of people, one
rental group at a time, max yearly,
max number of days (can be the
whole year)




Process

» After some sort of open public process to
formulate your ADU ordinance - how you
will process ADUs is another community
decision

» Permitted Use versus Conditional Use?
» Hearings or no hearings?

» Standards set as part of a home
occupation or is this a separate use?

» Area - cover the whole city or not?

» Lots of standards? Why go through a
public hearing process? If they meet the
standards, why go through the
neighborhood trauma?




How about illegal units?

» Useful to try and make the existing
ones legal - if only to make them
safe

» BC is the biggest hurdle and can’t be
ignored

» Solves insurance issues for the
homeowner

» May be able to provide options for
BC requirements - stick to the major
life safety issues. Takes a creative
BI.




And those pesky impact fees?

» Want to encourage or discourage
ADUs?

» Should they “pay their own way”
or should they help us meet our
affordable housing goals?

» What is their impact?

» Like an apartment? Just like a
larger SFD? Something else that is
unique?

» Usually impact fees are tied to the
number of bedrooms and that
translates to a number of people

www.shutterstock.com - BB621072




Questions?
Something missing?




Agenda Item #5: Residential Planned Unit

Development Code Update

Description
Workshop: Residential Planned Unit Development Code Update

Department
City Planning, Engineering, and Public Works

Action Type
Workshop

Recommendations

Review and make a recommendation

Reviewed By
City Planner

Background

Nibley City has received three applications for the new Residential Planned Unit Development
(R-PUD). There has been a desire to make some minor changes to the ordinance to clarify open
space calculation, the application process, zoning, etc. During this workshop, staff and the
Planning Commission will identify key sections of code to be updated.

You can review the full code here:

Nibley City Code 19.32 Residential Planned Unit Developments



https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.32_Residential_Planned_Unit_Developments_(PUD)

Agenda Item #6: Rural Preservation Subdivision Code

Update

Description

Workshop: Rural Preservation Subdivision

Department
City Planning, Engineering, and Public Works

Action Type
Workshop

Recommendations

Review and make a recommendation

Reviewed By
City Planner

Background

Planning Commissioner Mansell has made a recommendation that the Planning Commission
review and make two changes to this code:

1. Lots adjacent to existing subdivisions are 80% of the zoning minimum of the adjacent
zone
2. Eliminating “islands” of open space

Staff recommends that the Planning Commission review these two suggestions and give
direction to staff.

You can review the complete Rural Preservation Subdivision Code here:



Nibley City Code 21.10.020 Rural Preservation Subdivision

Agenda Item #6: Commercial and Neighborhood

Commercial Code Update

Description
Workshop: Commercial and Neighborhood Commercial Code Update

Department
City Planning, Engineering, and Public Works

Action Type
Workshop

Recommendations

Review and make a recommendation

Reviewed By
City Planner

Background

Nibley City Mayor and a couple of members of the City Council have recommended to staff that
the Planning Commission review several items about our commercial zoning. Some are as
follows:


https://nibley.municipalcodeonline.com/book?type=ordinances#name=21.10.020_Rural_Preservation_Subdivision

e  Neighborhood commercial 2-
5 acres zoning requirements

° Expansion of commercial
zoning along Highway 165 and
3200 S

° Commercial standards

e  Allow for more of a mix-use
within neighborhood commercial
zone

° Town Center Commercial
standards

Staff will present a few options for
commercial development within Nibley City. Nibley City had a study within the last two years
that showed that Nibley could support further commercial development (see attached). It is also
important to note that Nibley City is currently conducting a study and an update to help evaluate
what type of commercial growth Nibley City should support or even recruit into Nibley City.



19.14.010 Purpose

The purpose of the commercial zone is to provide suitable areas for the location of commercial
activities needed to serve the people and commerce of the city. Retail commercial activities which
serve the residents of the city will be encouraged.

19.14.020 Use Regulations

A. Use Permit
1. Each Commercial Development and Use shall obtained a business license from
Nibley City. Commercial Uses as listed in NCC 19.20 as a conditional use shall
also obtain a Conditional Use Permit before construction of new developments or
operation of a business for existing commercial developments.
B. Traffic and Connectivity
1. Roadways and intersections shall maintain a Level of Service (LOS) C.
Commercial applicants shall be required to make any road updates in order to
ensure the roadway will maintain LOS C.
2. Site plans must comply with the Transportation and Trails Master Plan.
3. Applicants may be required to provide an additional 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 better connectivity and enhance the safety of surrounding
roadways and intersections.

d. Construction access to minimize impact to existing homes and
infrastructure

C. Utilities

1. Utility lines shall be updated to comply with water, sewer and stormwater master
plans within the application property and adjacent rights-of-way.

2. A business license shall only be granted if the City can reasonably supply water
and sewer services to the applicant for their proposed use. The City may require an
applicant to turn over water shares or water rights in order to allow the City to
provide long term water service to the site.

3. Applicants shall connect to service lines needed to supply the use of an application.
If no utility lines are available or current utility lines and services are determined

to be insufficient for the proposed use by the City Engineer, the applicant shall build
or provided plans for the needed infrastructure before a conditional use permit may

be granted.

D. Each Commercial building shall be built to the standards in Nibley City Design Standards
for Commercial and Institutional Uses.

E. All buildings shall comply with fire code and are subject to inspection of the Fire Marshall
before a business license and conditional use permit is given. New buildings shall be
inspected by the Fire Marshal before Occupancy can be given and inspection must be
passed annually thereafter.

F. Hours of Operation: The city may put limits of hours of operation from 7:00 a.m. to 10:00
p.m. on a conditional use application to mitigate noise and traffic to nearby residential
ZOnes.



https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.14.010_Purpose
https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.14.020_Use_Regulations

G. 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 Institutional Use.

H. The City may require the placement of fences or walls to enhance security and mitigate
aesthetic or other impacts at facilities adjacent to residential areas.

1. In Commercial Zones, warehousing and storage may be allowed as part of business if it is
attached to offices, retail, or other permitted or conditional use allowed within a
Commercial Zone.

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

19.14.030 Space Requirements
See NCC 19.22.

HISTORY
Adopted by Ord. No Source on 6/3/1993

19.14.040 Parking Requirements
See NCC 19.24.160.

HISTORY
Adopted by Ord. No Source on 6/3/1993

19.14.050 Neighborhood Commercial Zone C-N

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:

Serve the daily convenience needs of the adjacent residential

neighborhoods.

Provide economic stability.

Enhance property values.

Establish strategies for achieving good community design.

Stabilize areas/zones.

Reduce traffic congestion and promote walkable communities.

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 lnconvemence to surrounding re51dent1a1

mmoe ac o

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, and will function as, an integrated unit. Clean parking


https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.14.030_Space_Requirements
https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.14.040_Parking_Requirements
https://nibley.municipalcodeonline.com/book?type=ordinances#name=19.14.050_Neighborhood_Commercial_Zone_C-N

lots and attractive well maintained shops with appropriate landscaping will also be
characteristic of this zone.

4. Lighting will be of low intensity, low profile and fully shielded to protect the
surrounding residential areas. The architectural design and character will be
compatible with that of the surrounding residential environment.

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

B. Permitted Uses: See NCC 19.20.

C. Conditional Uses:

1. Regular Conditional Uses: See NCC 19.20.

2. Temporary Accessory Uses: Temporary accessory uses and structures are permitted
in the C-N zone, provided they are incidental to, and do not substantially alter the
character of, the permitted use or structure. Such permitted accessory uses and
structures include, but are not limited to, the following: Storage of materials used
for construction 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 permitted only during construction period and thirty (30)
days thereafter.

3. Use Limitations: All other uses not listed are not permitted.

D. Area Density Requirements: Each single lot or parcel of land in the C-N zone shall contain
a minimum of one-fourthhalf (1/42) acre to allow for the building, site development,
parking, required landscaping and stormwater detention. Stormwater detention can be
planned as one shared basin.

E. Lot Frontage: The combined, contiguous parcels or lot of land in the C-N zone shall abut
a public street for a minimum distance of one hundred feet (100").

F. Lot Coverage: No building, structure or group of buildings with their accessory buildings
shall cover more than seventysixty percent (7060%) of the lot or parcel.

G. Minimum Lot Standards: The following minimum yard requirements shall apply to the C-
N zone:

1. Front Yard: Each yard or parcel in the C-N zone shall have a store front yard of not
less than thirty feet (2030").

2. Side Yard: Each yard or parcel of land in the C-N zone shall have a side yard of not
less than fifteen feet (105"). The minimum side setback from an adjacent residential
zone shall be thirty feet (10390").

3. Side Yard; Corner Lots: On corner lots the side yard contiguous to the street shall
not be less than twenty feet (20') in width and shall not be used for vehicular
parking. Said area shall be appropriately landscaped except those permitted
accesses or driveways.

4. Rear Yard: Each lot or parcel of land in the C-N zone shall have a rear yard of not
less than fifteen feet (515') but at a minimum shall match the space requirements
for the rear yard setback of the adjoining zone except the rear yard setback shall be
thirty feet (2030') adjacent to a residential zone.

H. Building Height: No lot or parcel of land in the C-N zone shall have a building or structure
which exceeds the height of two (2) stories with a maximum height of thirty five feet (35"
and comply with NCC 19.24.080, "Public Buildings, Additional Height Allowed".

1. Building Size: The maximum size building footprint allowed shall not exceed a total of ten
thousand (156,000) square feet.



J. Accessory Dwelling Units
1. Commercial buildings within Neighborhood Commercial Zones shall be allowed
to have up to two attached dwelling units. Dwelling Units shall be be attached to
the building. Dwelling Units shall be located either on the rear of the building or
on the second story.
2. Any Neighborhood Commercial Building shall supply two additional off street
parking for each Accessory Dwelling Unit

3. Short Term Rentals are prohibited as an Accessory Dwelling Unit attached to a«—— {Formatted

Neighborhood Commercial Building.

FK. Off Street Parking, Loading, And Access:

1. The requirements of design standards for commercial and institutional 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 transportation.
Provide to the city a valid copy of the UDOT letter of approval.

kL. Signs: The requirements of design standards for commercial and institutional uses
shall apply to this zone. Only monument signage will be allowed, and only in the
twentythirty foot (20°36") "front yard" setback.

EM. Site Plan Review And Approval Process: The requirements of design standards for
commercial and institutional uses and the provisions of this title shall be enforced for any
uses requiring site plan review.

1. Approval Process: All proposals for a commercial, neighborhood commercial or
institutional development shall be required to conform to the provisions of this
subsection. At each stage of site plan/design compliance process, applicants shall
be required to submit relevant application forms and pay applicable fees. At all
stages of the process, applicable fees must be paid in full prior to the site plan being
presented to either planning commission or city council. All proposals governed by
this subsection shall be required to conform to the Nibley City design standards for
commercial and institutional development.

a. Preapplication Conference: Prior to presenting a concept plan to the
planning commission, developers shall meet with the city planner in order
to become acquainted with the development requirements, procedures and
schedules, as well as to discuss potential issues with the project.

1. At this time, developer shall present the city planner with a general
site plan and inform the city planner of plans for the development.

b. Concept Presentation: Following determination of compliance at the
preapplication conference, all proposals shall be required to present and
receive approval on a concept plan from the planning commission.

1. At this time, 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. Preliminary Site Plan Approval: Upon receiving approval of a concept,
developers shall be required to present and receive preliminary site plan




approval from the planning commission and city council. Such plans shall
be submitted a minimum of fourteen (14) days prior to the date of the
meeting at which developer is requesting approval.

1. At the time of presentation to the planning commission and city
council, 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 location of buildings, open
space, parking, landscaping and pedestrian and traffic
circulation.

1. The overall site plan shall also show all existing
residences, buildings, existing streets and proposed
streets within three hundred feet (300") of the site in
all directions.

2. Architectural renderings and elevations, demonstrating
building materials and colors.

3. General drainage and utility layout with topography,
showing all topographic features.

. Required Approvals: Developer is required to receive approval from both
the planning commission and the city council. Either body may approve the
preliminary site plan, deny the plan, or approve with conditions.

1. Ifthe preliminary site plan is denied, whichever body denies the plan
shall give the developer specific reasons for the denial.

2. If the site plan is approved with conditions, all conditions imposed
must be completed prior to submittal of the final site plan.

1. City staff shall review the final site plan to ensure such
conditions are met prior to the final site plan being presented.

Preliminary Approval Time Limitations: Approval of the preliminary plan
by the planning commission and/or city council shall be valid for one year
from the date of approval. Extensions of time may be granted by the
planning commission and/or city council for a period of not longer than one
year upon submittal of a request for extension of time, and showing of good
cause prior to the expiration of the initial approval. Self-imposed or
economic hardships shall not be a basis for granting an extension.

1. If the final site plan has not been submitted within the one year, the
preliminary plan must be submitted again with appropriate fees to
the planning commission and city council for reapproval.

Site Plan Modifications And Amendments: Except as may be provided for
elsewhere in this chapter, no element of an approved site plan shall be
changed or modified more than five percent (5%) without first obtaining
approval of an amended site plan as follows:

1. An amended site plan shall be submitted to the city planner for
review and approval whenever changes more than five percent (5%)
are proposed. A written report shall accompany the plans detailing
all changes that were made.



2. The procedure for approval of an amended site plan shall be the
same as the procedure for approval of an original site plan as set
forth in this chapter.

g. Final Site Plan Approval: Once preliminary site plan approval has been
received, developer shall be required to receive final site plan approval from
the planning commission and city council. Such plans shall be submitted a
minimum of fourteen (14) days prior to the date of the meeting at which
developer is requesting approval.

h. Final Site Plan Specifications: The final site plan shall be prepared,
submitted and reviewed in accordance with the Nibley City design
standards for commercial and institutional development.

1. As part of the final site plan submission, developer shall be required
to submit those construction drawings outlined in the Nibley City
engineering design standards and specifications.

i. Time Limitations: Developer shall have one year from the date of final site
plan submittal to obtain final plan approval. Extensions of time may be
granted by the planning commission and/or city council for a period of not
longer than one year upon submittal of a request for extension of time, and
showing of good cause prior to the expiration of the initial approval or an
approved extension of time. A second time extension may be requested, and
if granted, the extension can be no longer than six (6) months. No other time
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
granting an extension.

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

N-O. Storage; Displays: All materials, supplies, merchandise or other similar matter not
on display for direct sale, rental or lease to the ultimate consumer or user, not able to be
stored within the commercial structure shall be stored in a completely enclosed building.

O-P. 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
compatible with the primary structure and meeting all of the architectural design
standards outlined in the design standards for commercial and institutional uses.
Within a development of multiple structures a common structure shall be
constructed suitable for use by all tenants or businesses.

PQ. Preapplication And Concept Development Reviews: The requirements of design
standards for commercial and institutional uses and provisions of this title shall apply to
this zone.

QR. Development Standards: The development standards of the C-N zone shall conform
to design standards for commercial and institutional uses. No development shall proceed



nor building permit issued in the C-N zone until the commercial and institutional design
standards are enacted.
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