
 

 

 
NIBLEY CITY COUNCIL MEETING AGENDA 

Thursday, July 30, 2020 – 6:30 p.m. 
 

DUE TO SOCIAL DISTANCING REQUIREMENTS, THERE WILL BE VERY LIMITED SEATING 
AVAILABLE FOR THIS MEETING. THE PUBLIC IS STRONGLY ENCOURAGED TO PARTICIPATE 

USING THE ZOOM MEETING LINK AVAILABLE AT WWW.NIBLEYCITY.COM 
 

1. 6:30 p.m. – JOINT MEETING WITH THE NIBLEY CITY PLANNING COMMISSION 
a. Call to Order and Roll Call 
b. Approval of the Agenda 
c. Workshop – Residential Planned Unit Development (R-PUD) 
d. Adjourn Meeting 

 

2. REGULAR NIBLEY CITY COUNCIL MEETING 
3. Opening Ceremonies (Councilmember Laursen) 
4. Call to Order and Roll Call (Chair) 
5. Approval of the Previous Meeting Minutes and Current Agenda (Chair) 
6. Public Comment Period1 (Chair) 
7. Planning Commission Report 

   

8. Public Hearing – Ridgeline Park Phases 1-3 Preliminary Plat, located at approximately 340 West 3200 South. 
Proposing 128 units on 28.11 acres. (Applicant: Visionary Homes) 

9. Discussion & Consideration – Discussion and Consideration of a recommendation of approval for Ridgeline 
Park Phases 1-3 Preliminary Plat, located at approximately 340 West 3200 South. Proposing 128 units on 28.11 
acres. (Applicant: Visionary Homes) 

10. Discussion & Consideration – Firefly Estates, Phase 1 Final Plat, located at approximately 1200 W. and 2200 
S. (Applicant: Return Development LLC)  

11. Public Hearing – Ordinance 20-13: Accessory Dwelling Unit Standards 
12. Discussion & Consideration – Ordinance 20-13: Accessory Dwelling Unit Standards (First Reading) 
13. Public Hearing – Ordinance 20-14: Update to Nibley City Code 21.10.020 Amending the Rural Preservation 

Subdivision 
14. Discussion & Consideration – Ordinance 20-14: Update to Nibley City Code 21.10.020 Amending the Rural 

Preservation Subdivision (First Reading) 
15. Discussion & Consideration – Acceptance of an Annexation Petition for Real Property into the Municipal 

Boundaries of Nibley City for parcel 03-014-0025, located at approximately 1525 West 3200 South. (Applicant: 
Malouf) 

16. Discussion & Consideration – Resolution 20-09: Adding a Name to a Portion of 2400 South to 2350 South in 
Nibley: Firefly Circle (First Reading) 

17. Council and Staff Reports 
 

18. Adjourn to Closed Session–To Discuss REAL ESTATE and PENDING LITIGATION, PURSUANT to Utah 
Code 52-4-205 

 

In compliance with the Americans With Disabilities Act, reasonable accommodations for individuals with disabilities 
will be provided upon request. For assistance, please call (435) 752-0431. 

 
1 Public input is welcomed at all City Council Meetings. 15 minutes have been allotted to receive verbal public comment. Verbal comments shall 
be limited to 3 minutes per person. A sign-up sheet is available at the entrance to the Council Chambers starting 15 minutes prior to each 
council meeting and at the rostrum for the duration of the public comment period. Commenters shall identify themselves by name and address 
on the comment form and verbally for inclusion in the record.  Comment will be taken in the order shown on the sign-up sheet. Written 
comment will also be accepted and entered into the record for the meeting if received prior to the conclusion of the meeting. Comments 
determined by the presiding officer to be in violation of Council meeting rules shall be ruled out of order. 
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Agenda Item #1-c. 
 

Description Workshop – Residential Planned Unit Development (R-
PUD) 
 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Discuss changes to Nibley City code 19.32: Residential 
Planned Unit Development 

Reviewed By City Manager, City Planner, Planning Commission 

 
Background 

The Planning Commission has discussed the Update of the R-PUD Ordinance during 3 
workshop sessions. In addition to these workshops, Staff has met with individual 
Council members to discuss the deficiencies of the ordinance with a summary noted 
below. Also included below is information compiled previously in regard to this update. 
During the workshop sessions, the Planning Commission requested a financial analysis 
to support the provision of R-PUDs and potential adjustment. Staff is still working on 
developing this analysis. The Planning Commission also determined that it would be 
most productive to provide direction in conjunction with the City Council and 
recommended holding a joint work session with the Council. The purpose of this work 
session is to: 

1. Clarify the goals of the R-PUD Ordinance 
2. Determine what amendments are needed to support these goals 

Specifically, the Planning Commission would like to discuss the following potential 
amendments to the Ordinance: 



 

 

● Adjust maximum ratios for dwelling unit types 
● Create a provision for greater lot size and unit type diversity 
● Adjust minimum R-PUD Project Size 
● Change amenity requirements 
● Add Transfer of Development Rights (TDR) or Fee-lieu of required Open Space 

provision 

City Council- Staff interview summary 

Staff has conducted interviews with individual City Council members and the Mayor. 
Based upon these discussions, the following ideas with regards to the R-PUD update 
were expressed: 

●  Desire to lower density and adjust unit split toward single-family homes 
(60/40 or 50/50 vs. the current 80/20 split). 

● Add provision for more integration of unit types throughout development 
(less segregation of land uses) 

● Only ‘count’ meaningful open space, not park strips and areas within right 
of way. Identify and prioritize the use of open space within proposed 
development. 

●  Consider adjusting minimum unit count for subdivision. 
● Consider requiring more coordination/outreach with affected stakeholders 

(i.e. school district). 
●  Coordinate R-PUD with moderate-income housing needs identified in plan 

and annual report. 
●  Be cognizant of retaining flexibility within code. 

R-PUD update background information 

Nibley City has received three applications for the new Residential Planned Unit 
Development (R-PUD).  There has been a desire to make some changes to the 
ordinance to clarify open space calculation, the application process, zoning, etc.  

At the City Council meeting held on March 26, 2020, the City Council passed Ordinance 
20- 08: Residential Planned Unit Development Moratorium. This ordinance puts a six-
month hold on all new R-PUD applications.   

You can review the full code here: 

Nibley City Code 19.32 Residential Planned Unit Developments 

Open Space and Amenities 

There has been general concern and agreement on updating the definition of open 
space within the development. Currently, the R-PUD code allows for open space to 
count any public landscaping contained with setbacks and within the right-of-way.  Staff 
has eliminated the clause within the definition that would allow for open space within the 
right-of-way. 



 

 

Proposed Open Space Definition 

Open Space: Any space in an R-PUD that does not contain any amenities, 
except for park amenities, as defined herein, buildings, parking lots or private 
yards. All Open Space must be completely landscaped with sod, trees, 
xeriscape, gardens or agricultural use. Natural features such as wetlands, 
meadows, tree stands and Constrained and Sensitive Lands may also be 
considered Open Space. Landscaping within building setbacks and right-of-
ways shall not be counted towards the percentage of required landscaping. 

Landscaping within the ROWs and setbacks shall still be required. 

Open Space for the Public 

One of the concerns voiced in public hearings and by some City Council and Planning 
Commission members is the lack of public amenities and the perceived benefit to 
surrounding neighborhoods. There has been a request for the City to require some 
amenities within the project to be given to the City. 

Staff is requesting that the Planning Commission consider what these amenities would 
be like and how they could bring benefit to the general public. Some of these benefits 
could be public park amenities, trail spaces, open space next to adjacent homes, etc. 
The City Recreation Director is also reviewing this item and will provide a 
recommendation of adjustments to this provision of the code. 

Density and Housing Mix 

Another concern that has been expressed by the citizens, planning commissioners, and 
members of the city council is they would like to see a greater variety of housing types. 
This could reflect a change in the split of housing type, which right now allows for 80% 
of the units as townhomes and a minimum of 20% need to be single-family lots. Staff 
has provided some preliminary options below: 

  

Single-Family, Townhome, and Open Space Mix 

Single Family/Townhome Open Space 

20/80 40% 

30/70 35% 



 

 

40/60 30% 

50/50 25% 

All Single-Family 20% 

 *The townhome numbers would represent the max 

Town Center Single-Family, Townhome, and Open Space Mix 

Single Family/Townhome/Condos Open Space 

20/40/40 40% 

30/30/35 35% 

40/30/30 30% 

50/25/25 25% 

*The condos and townhomes numbers would represent the max 

  

Single-Family Lots 

Min of 10% need to be .25 Acres in size 

Average Lot Size 6,000 sq. ft. 



 

 

Smallest Lot 4,500 sq. ft. 

  

These tables above are loose recommendations, but more analysis is needed to 
determine feasibility and implications. 

 
  



 

 

Agenda Item #8 & 9 
 

Description Public Hearing – Ridgeline Park Phases 1-3 Preliminary 
Plat, located at approximately 340 West 3200 South. 
Proposing 128 units on 28.11 acres. 

and 

Discussion & Consideration – Discussion and 
Consideration of a recommendation of approval for 
Ridgeline Park Phases 1-3 Preliminary Plat, located at 
approximately 340 West 3200 South. Proposing 128 units 
on 28.11 acres. (Applicant: Visionary Homes) 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Make a motion to approve Firefly Estates, Phase 1 Final 
Plat, Located at approximately 1200 W and 2200 S. 
(Applicant: Return Development LLC) 

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

 
Background 
 

Visionary Homes has applied for Preliminary Plat approval for Ridgeline Park Phases 1-
3. Ridgeline Park is located near within an R-PUD overlay zone, approved by the City 
Council on April 9. Below is a summary of the development and requirements for the R-
PUD: 

 



 

 

  R-PUD Requirements Ridgeline Park Phase 1-3 

Listed on R-PUD Application 
Map 

Parcels need to be listed 
on the map 

Yes 

Total Gross Acres N/A 28.75 

Net Developable Acres N/A 19.97 

Total Open Space Land 35% 44.5% 

Units Per Net Developable 
Acre 

12 Max Units 6.45 

Total Number of Single 
Family Lots 

20% min 55% 

Min Lot Size for Single 
Family Lots 

4,500 sq. ft. 5,000 sq. ft. 

Total Lots N/A 129 

Total Park Space Required 2.5 Acres with one swing 
set and one playground 

3.33 acres, one playground, one 
swing set, pickleball court, pergola, 
pavilion 



 

 

Parking 2 spaces for each unit 
(58), and one guest 
parking for every 3 units 
(20) 

2 car garages with driveways and 19 
off-street parking spaces in parking 
courts 

  

Utility Lines. Easements, and Storm Water 

The applicant has shown a preliminary plan for connecting utilities to Nibley City’s utility 
system, including locations of sewer and water lines. A diagram of standard public utility 
easements is also provided. Storm water management is primarily planned to be 
provided with swales and a small detention pond in the HOA maintained park area. 
Nibley City engineer and public works director have reviewed the preliminary plans and 
given approval. During final plat, more detailed construction drawings will need to be 
reviewed.  

Canals 

 NCC 21.08.010 states: 

Except as outlined in NCC 21.10.040, prior to approval of the preliminary plat, the 
subdivider shall provide the City with signed documentation that any affected canal 
company has had the chance to review plans related to the alteration of affected canals, 
and further, that the canal company understands they have thirty (30) days from the 
date of notification to bring any concerns to the City. 

 The applicant has provided the needed documentation from the College Irrigation 
Company, which will be affected during these phases of the development. 

Transportation 

Nibley City’s Transportation Master Plan shows a local roadway extension of 2965 
South. This roadway is planned to connect to 2900 south at Hwy 165 during a later 
phase of the development. The alignment of the proposed roadway on the preliminary 
plat appears to match that of the approved concept plan. The concept plan also 
includes an entrance road at approximately 340 West, connecting to the 2965 S 
extension (Ropelato Dr). The remaining public streets provide further connectivity within 
the development. The applicant also proposes a private street to provide access to 



 

 

several of the proposed townhomes (lots 27-55). Upon completion of phase 2, there will 
be two access points for this stage of the development: 340 West and 2965 South. 

 The Applicant has submitted a Traffic Impact Study for the development “to determine 
the traffic impacts of the development on adjacent roadways, the adequacy of the 
proposed roadway cross-sections and any traffic improvements necessitated by project 
impacts.” The study concludes “that all intersections adjacent to the project together 
with their individual movements continue to operate at LOS C or better through the 2026 
study horizon” and proposes a handful of improvements to handle the increase in traffic. 
Regarding this phase of the development, the Study recommends a left turn bay on 340 
West, which is detailed on the proposed preliminary plat. 

 Nibley City’s Parks, Trails, Recreation and Open Space Master Plan shows a 
north/south oriented major trail (10’ wide) through the proposed Ridgeline Park 
Development (City Center Trail). This trail will generally follow the alignment in the 
Parks, Trails, Open Space and Recreation Master Plan. However, there is a proposed 
deviation from this alignment with a more direct north/south alignment that is more 
central to the development, rather than on the perimeter. The applicant proposes to 
build a portion of the trail on the edge of Nibley City’s property, connecting to 3200 
South in accordance with the Parks, Trails, Open Space and Recreation Master Plan. 
The applicant proposes to build and maintain the 10 foot trail and proposes an 
easement for this trail on the preliminary plat. The applicant has indicated crosswalks 
for all street crossings of proposed trail (Ropelato Dr, 400 W, 3085 S).  

Parking 

 NCC 19.32.080-B-5 states: 

 Parking: Each R-PUD shall provide 2 primary parking spaces for each unit. Primary 
parking must be contained in a garage, carports, driveway, or parking court. An R-PUD 
shall provide one guest parking spot for every three units. Guesting parking may be 
located in parking courts or on street parking maintained by the owner association.  

The applicant proposes 2 car garages for the townhome units with 19 off-street parking 
spaces, contained within a parking court that is central to the location of the townhomes. 
This configuration meets the parking requirements of the R-PUD ordinance. 

In regards to on-street parking, the Planning Commission had a concern with potential 
on-street parking on the streets in the development, which only provide 25 feet of 
pavement and no space for on-street parking. The Planning Commission recommended 
that on-street parking should not be allowed on these streets. 



 

 

Open Space and Maintenance Plan 

The applicant has submitted a preliminary landscape and maintenance plan for the 
open space area surrounding the townhomes and the common area for the active adult 
homes. In total, the applicant proposes approximately 4 acres of open space over the 
course of developing the 3 phases. Proposed amenities include a pickle ball court, 
pergola, pavilion, playground, dog station, and a portion of the City Center Trail. The 
open space and amenities are proposed to be managed and maintained by the HOA. 

In addition to the open space described above, a portion of the 18.3 acre City Park 
Space, located on the north side of Ropelato Dr, will be developed in proportional 
phases as required by NCC 19.32.050-A. City Staff is currently working with the 
developer for a Park Development Agreement that will detail the amenities, 
infrastructure, landscaping and development of the City Park. This agreement will need 
to be approved by the City Council prior to approval of Final Plat for Phase 1. 

It is important to note in final plat approval there are more landscaping details needed 
as listed in NCC 19.32.080-B. 

Planning Commission Recommendation 

Approval of Ridgeline Park Phases 1-3 Preliminary Plat with the following conditions: 

1.  That parking is restricted on all interior roads of the proposed development 

2.  There would be no City funds used to pay for any portion of the cross-section of 
the proposed Ropelato Drive. 
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SITE PLAN

LEADERS IN SUSTAINABLE ENGINEERING AND PLANNING

RIDGELINE PARK
SUBDIVISION

PRELIMINARY PLAT
LOCATED IN THE NORTHWEST 1/4 OF SECTION 21, TOWNSHIP

11 NORTH, RANGE 1 EAST OF THE SALT LAKE BASE AND

MERIDIAN, COUNTY OF CACHE, STATE OF UTAH

SCALE: 1"=100'

0 100' 200'

LEGAL DESCRIPTION
PREPARED FOR

VISIONARY HOMES
RIDGELINE PARK SUBDIVISION

NIBLEY, UTAH
(May 28, 2020)

Project No. 19-384

COMPOSITE DESCRIPTION
OF

PHASES 1-3
A portion of  the NE1/4, the SE1/4, and the SW1/4 of  Section 21, Township 11 North, Range 1 East, Salt Lake Base &

Meridian, located in Nibley, Utah, more particularly described as follows:
Beginning at the southeast corner of  Lot 24, Phase 7, ELKHORN ESTATES Subdivision, according to the Official Plat

thereof  on file in the Office of  the Cache County Recorder, and as currently monumented and constructed, located N0°22'44”W
along the Section line 285.50 feet and East 2,656.35 feet from the West 1/4 Corner of  Section 21, T11N, R1E, S.L.B.& M.;
thence S89°50'50”E 2.67 feet; thence along the arc of  a 98.00 foot radius curve to the right 153.59 feet through a central angle of
89°47'42” (chord: S44°56'59”E 138.35 feet); thence S0°03'08”E 95.63 feet; thence along the arc of  a 170.00 foot radius curve to
the left 165.67 feet through a central angle of  55°50'12” (chord: S27°58'14”E 159.19 feet); thence S55°53'20”E 464.03 feet;
thence along the arc of  a 3,050.00 foot radius curve to the right 138.09 feet through a central angle of  2°35'39” (chord:
S54°35'31”E 138.08 feet); thence S53°17'41”E 376.62 feet; thence along the arc of  a 170.00 foot radius curve to the left 59.82
feet through a central angle of  20°09'40” (chord: S63°22'31”E 59.51 feet); thence S16°32'39”W 181.54 feet; thence S53°17'41”E
38.67 feet; thence S20°20'37”W 148.68 feet; thence S33°00'53”W 81.54 feet; thence S43°43'47”W 73.00 feet; thence
N89°04'54”W (deed: N89°03'47”W) 84.40 feet; thence S0°47'06”E (deed: S0°45'59”E) 132.50 feet; thence N89°03'07”W (deed:
N89°02'W) 586.37 feet; thence N0°01'10”E (deed: N0°02'17”E) 182.00 feet; thence N89°03'07”W (deed: N89°02'W) 160.00
feet; thence S0°01'10”W (deed: S0°02'17”W) 167.00 feet; thence along the arc of  a 15.25 foot radius curve to the left 23.70 feet
through a central angle of  89°04'17” (chord: S44°30'59”E 21.38 feet); thence N89°03'07”W (deed: N89°02'W) 45.00 feet; thence
N0°01'10”E (deed: N0°02'17”E) along a fence line and extension thereof  577.91 feet; thence S87°52'00”W along the extension
of, and along a fence line 93.50 feet; thence N89°00'00”W along a fence line 219.80 feet; thence N89°16'00”W along a fence line
191.93 feet to the easterly line of  ELKHORN Subdivision, Phase 1, according to the Official Plat thereof  on file in the Office of
the Cache County Recorder, and as currently monumented and constructed; thence N0°11'58”W (plat: N0°15'28”W) 299.47 feet
to the southeast corner of  Parcel B, Phase 7, ELKHORN Subdivision, according to the Official Plat thereof on file in the Office
of  the Cache County Recorder, and as currently monumented and constructed; thence along said Plat and said Phase 6 the
following 3 (three) courses and distances: N0°11'08”W (plat: N0°14'38”W) 335.78 feet; thence S89°50'50”E (plat: S89°54'20”E)
508.23 feet; thence N0°25'17”W (plat: N0°28'47”W) 287.51 feet to the point of beginning.

Contains: 28.11+/- acres

THESE PLANS AND SPECIFICATIONS ARE THE PROPERTY OF CIVIL SOLUTIONS GROUP, INC, AND

SHALL NOT BE PHOTOCOPIED, RE-DRAWN, OR USED ON ANY OTHER PROJECT OTHER THAN

THE PROJECT SPECIFICALLY DESIGNED FOR, WITHOUT WRITTEN PERMISSION.  THE OWNERS

AND ENGINEERS OF CIVIL SOLUTIONS GROUP, INC. DISCLAIM ANY LIABILITY FOR ANY CHANGES

OR MODIFICATIONS MADE TO THESE PLANS OR THE DESIGN THEREON WITHOUT THEIR

CONSENT.  THESE PLANS ARE DRAWN TO SCALE WHEN PLOTTED ON A 24" X 36" SHEET OF

PAPER.
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PROJECT #: 19-384

DRAWN BY: A. OCHSENBEIN

REVIEWED BY: M. TAYLOR

ISSUED: 7.15.2020

07.15.20

PROJECT CONTACTS & GENERAL NOTES:

· ALL LOTS HAVE ADEQUATE BUILDABLE ENVELOPE WITH

REGARDS TO HAZARDOUS SLOPE, BUILDING, WATER, ZONING

SETBACKS, ETC.

· TYPE OF DEVELOPMENT: RESIDENTIAL PLANNED UNIT

DEVELOPMENT (R-PUD)

· THERE ARE 19 OFF-STREET GUEST PARKING STALLS.

· CURRENT ZONE: R-2

·· MIN FRONTAGE @ SETBACK (SINGLE FAMILY HOME)= 50 FT

·· FRONT SETBACK = 20 FT

·· REAR SETBACK = 15 FT

·· SIDE SETBACK = 5 FT

·· SIDE SETBACK TOWNHOME: 10 FT

·· SIDE SETBACK (ADJACENT ROW) = 20 FT

·· LOT TABULATION

··· RESIDENTIAL LOTS: 71

··· TOWNHOME LOTS: 57

· ALL OPEN SPACE AND PRIVATE DRIVE TO BE RETAINED

UNDER HOA OWNERSHIP

· APPROXIMATE WETLAND LOCATIONS ARE SHOWN. FINAL

WETLAND DELINEATION PENDING.

· OPEN SPACE CALCULATIONS:

·· PHASE 1 PROVIDED: 173,985 SF (31.9%)

·· PHASE 1 REQUIRED: 133,203 SF

·· PHASE 2 PROVIDED: 140,785 SF (71.4%)

·· PHASE 2 REQUIRED: 74,026 SF

·· PHASE 3 PROVIDED: 72,568 SF (24.8%)

·· PHSAE 3 REQUIRED: 97,376 SF

·· TOTAL OPEN SPACE PROVIDED: 387,338 SF (44.5%)

·· TOTAL OPEN SPACE REQUIRED: 304,430 SF

· DENSITY DETAILS:

·· TOTAL ACREAGE = 28.30 ACRES

·· NET DEVELOPABLE = 19.97 ACRES

·· UNITS/ACRE = 6.49

· PROPERTY OWNER:

·· PARCEL: 03-025-0012

VISIONARY HOMES 2020, LLC

50 E 2500 N STE 101

NORTH LOGAN, UT 84341

· DEVELOPER:

  VISIONARY HOMES

  PROJECT MANAGER: BENJAMIN STEELE

  50 E 2500 N STE 101

  NORTH LOGAN, UT 84341

· CIVIL ENGINEER:

CIVIL SOLUTIONS GROUP, INC.

MICHAEL TAYLOR, PE

540 WEST GOLF COURSE ROAD SUITE B1

PROVIDENCE, UT 84332

P: 435.213.3762

E: M.TAYLOR@CSG.WORK

· LAND SURVEYOR:

CIVIL SOLUTIONS GROUP, INC.

DENNIS CARLISLE, PLS

669 NORTH 1890 WEST SUITE 47B

PROVO, UT 84601

P: 801.874.1432 EXTENSION 712

E:DCARLISLE@CSG.WORK

#03-025-0004

BRIAN J STOUT

#03-025-0005

DAN L FRANCE

PUE & SETBACK DETAIL
(TYPICAL SEE DRAWING FOR EXCEPTIONS)
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#03-025-0017

STERLING LAND HOLDINGS LLC

#03-025-0003

VERN & LENA BALES

#03-022-0010

NIBLEY CITY

#03-025-0012

STERLING LAND HOLDINGS LLC
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3050 SOUTH

3085 SOUTH (TS-14)
#03-154-0043

MICHAEL D &

VIRGINIA D TREMAYNE

#03-154-0042

BRANDYN J &

SHANNON L BOEHME

#03-154-0041

MARILYN M &

RICHARD C HILLERY

#03-022-0001

JEFFRY A &

MICHELLE M RENSHAW

#03-154-0025

EDWARD L

PEDERSEN

#03-154-0026

ANGEL

BARBERO-GARCIA

#03-154-0027

MICHAEL T &

RAEANN

ANDERSON

#03-154-0028

CAROL JEAN

ROBBINS TRUST

#03-154-0029

COURTNEY

BOYLE

#03-154-0030

THOMAS W &

TRACEY MCGUIRE

#03-154-0044

STEVEN J &

DANETTE L KRESIE

#03-154-0024

JENNIFER MARIE DEWAAL

#03-154-0023

BRANDON C &

MELISSA S DUCE

EAST 2656.35'

STORM WATER NARRATIVE

· METHOD: TR-55 DETENTION
· RELEASE RATE: 0.05 CFS/ACRE
· PERCOLATION RATE ASSUMED TO BE GREATER THAN 0.05

CFS/ACRE. PERCOLATION TEST PENDING.
· SWALES CONTAIN 59,093 CUBIC FEET OF STORAGE. (MINUS

DRIVEWAYS & ON-STREET PARKING)
· AN ADDITIONAL 18,983 CUBIC FEET OF STORAGE WILL BE

PROVIDED IN THE STORM DRAIN BASIN.
· A TOTAL OF 78,076 CUBIC FEET OF STORM WATER STORAGE IS

REQUIRED.
· SEE SHEET 2 FOR STORM DRAIN CALCULATIONS.
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#03-154-0040

JEFFRY A &

MICHELLE M RENSHAW

PARK

DEDICATION

AREA
(18.3 ACRES)

#03-022-0009

DONALD GARY
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PARCEL AREA TABLE

PARCEL #

101

102

103

104

105

106

107

AREA

8383.10

6685.56

8669.63

11396.51

8251.12

6367.81

5519.80

SEGMENT LENGTHS

73.00

84.40

30.41

95.40

96.88

81.55

96.88

48.61

117.40

90.44

117.40

48.61

145.83

58.24

145.83

48.61

144.77

15.30

38.67

48.61

108.94

36.37

55.36

144.77

121.54

15.30

55.36

103.84

46.00

36.37

26.17

100.00

12.03

34.93

103.84

SEGMENT BEARINGS

S43° 43' 46.91"W

N89° 04' 54.20"W

N31° 03' 28.45"W

N42° 51' 54.19"E

S63° 12' 43.17"E

S33° 00' 52.56"W

N63° 12' 43.17"W

N18° 35' 46.39"E

S79° 35' 44.05"E

S20° 20' 37.44"W

N79° 35' 44.05"W

N2° 12' 45.51"E

N84° 01' 15.07"E

S20° 20' 37.44"W

S84° 01' 15.07"W

N14° 10' 15.37"W

N67° 38' 14.19"E

S53° 17' 41.22"E

S53° 17' 41.22"E

N30° 33' 16.24"W

N51° 15' 13.32"E

S53° 17' 41.22"E

S53° 17' 41.22"E

S67° 38' 14.19"W

S16° 32' 39.26"W

N53° 17' 41.22"W

N53° 17' 41.22"W

N28° 00' 12.22"E

S67° 43' 34.26"E

N53° 17' 41.22"W

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S57° 38' 44.50"E

S28° 00' 12.22"W

PARCEL AREA TABLE

PARCEL #

108

109

110

111

112

113

114

AREA

5000.00

5000.00

6478.54

6478.54

6000.00

6044.61

6055.78

SEGMENT LENGTHS

50.00

100.00

50.00

100.00

100.00

50.00

100.00

50.00

90.00

15.71

55.00

100.00

65.00

90.00

65.00

100.00

55.00

15.71

60.00

100.00

60.00

100.00

45.91

14.59

100.00

60.50

99.65

100.38

60.50

100.00

14.59

45.91

SEGMENT BEARINGS

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

N81° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N53° 17' 41.22"W

S36° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S8° 17' 41.22"E

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

S53° 44' 04.89"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N53° 17' 41.22"W

N53° 45' 58.42"W

PARCEL AREA TABLE

PARCEL #

115

116

117

118

119

120

121

AREA

6000.00

6478.54

6478.54

5000.00

6400.18

8714.56

8381.68

SEGMENT LENGTHS

60.00

100.00

60.00

100.00

90.00

15.71

55.00

100.00

65.00

55.00

15.71

90.00

65.00

100.00

100.00

50.00

100.00

50.00

43.17

6.10

100.00

50.00

26.17

108.94

142.27

136.89

15.71

64.16

31.10

60.77

136.59

10.92

0.64

48.45

136.89

SEGMENT BEARINGS

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

S36° 42' 18.78"W

S81° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

N53° 17' 41.22"W

N8° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

S36° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

N46° 01' 13.95"W

N53° 17' 41.22"W

N36° 42' 18.78"E

S53° 17' 41.22"E

S53° 17' 41.22"E

S51° 15' 13.32"W

S16° 14' 37.02"E

N53° 17' 41.22"W

N36° 42' 18.78"E

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 38' 03.05"W

N53° 17' 41.22"W

N34° 45' 53.03"E

N36° 36' 13.60"E

N36° 42' 18.78"E

S53° 17' 41.22"E

PARCEL AREA TABLE

PARCEL #

122

123

124

125

126

201

202

AREA

8557.71

6547.22

6733.90

5846.18

5753.01

6047.76

6000.14

SEGMENT LENGTHS

136.59

73.83

69.74

60.00

48.94

60.00

80.17

15.78

75.89

90.00

10.92

48.94

90.00

89.79

90.00

48.45

0.64

90.00

0.96

64.16

90.00

15.71

90.00

54.16

15.71

80.00

64.16

60.50

100.00

25.52

34.98

99.80

100.00

60.00

100.00

60.00

SEGMENT BEARINGS

S53° 17' 41.22"E

S71° 41' 22.37"W

N89° 04' 54.20"W

N7° 53' 59.98"E

N25° 14' 17.54"E

S7° 53' 59.98"W

N89° 04' 54.20"W

N43° 52' 06.09"W

N9° 23' 49.74"E

S72° 33' 02.55"E

S34° 45' 53.03"W

S25° 14' 17.54"W

N72° 33' 02.55"W

N26° 58' 32.94"E

S53° 29' 51.57"E

S36° 42' 18.78"W

S36° 36' 13.60"W

N53° 29' 51.57"W

N36° 36' 13.60"E

N36° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N53° 17' 41.22"W

N36° 42' 18.78"E

N81° 42' 18.78"E

S53° 17' 41.22"E

S36° 42' 18.78"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S55° 33' 13.44"E

S34° 30' 12.36"W

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

PARCEL AREA TABLE

PARCEL #

203

204

205

206

207

208

209

AREA

6000.14

6000.14

6000.14

6000.14

6479.03

6034.24

6742.97

SEGMENT LENGTHS

100.00

60.00

100.00

60.00

100.00

60.00

100.00

60.00

100.00

60.00

100.00

60.00

100.00

25.00

35.00

100.00

60.00

100.00

65.00

90.07

15.64

55.07

65.00

35.00

60.68

100.00

60.00

100.00

47.52

91.49

79.87

11.98

SEGMENT BEARINGS

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

N79° 18' 26.13"E

S55° 53' 20.10"E

S55° 53' 20.10"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 29' 47.64"W

N34° 30' 12.36"E

S55° 29' 47.64"E

S34° 30' 12.36"W

N82° 24' 59.25"W

N21° 02' 36.56"E

N34° 30' 12.36"E

PARCEL AREA TABLE

PARCEL #

210

211

212

213

214

215

301

AREA

6796.11

11373.37

6681.94

6043.21

6000.14

6052.41

7140.18

SEGMENT LENGTHS

72.15

3.74

16.11

85.50

91.49

58.19

56.82

58.19

47.52

60.68

25.00

60.00

122.45

63.30

122.45

60.00

103.33

21.04

39.17

103.33

60.00

100.00

60.00

100.00

60.00

100.00

26.89

100.00

60.50

100.20

33.61

21.49

76.10

95.65

40.74

2.94

15.71

13.55

69.91

SEGMENT BEARINGS

S75° 26' 35.47"W

S66° 27' 23.85"W

N67° 23' 15.77"W

N6° 49' 27.32"W

S82° 24' 59.25"E

S5° 34' 12.90"E

N88° 29' 33.56"W

N5° 34' 12.90"W

N34° 30' 12.36"E

N34° 30' 12.36"E

S55° 53' 20.10"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N73° 31' 50.59"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N60° 46' 03.53"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N34° 30' 12.36"E

N55° 53' 20.10"W

N34° 30' 12.36"E

S55° 53' 20.10"E

S34° 30' 12.36"W

N55° 32' 37.57"W

S0° 01' 09.80"W

N89° 58' 50.20"W

N0° 50' 46.89"E

N75° 26' 07.08"E

N66° 27' 23.85"E

S68° 32' 36.15"E

S23° 32' 36.15"E

S11° 45' 43.17"E

CURVE TABLE

CURVE #

C1

C2

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

C13

C14

RADIUS

170.00

170.00

170.00

170.00

170.00

170.00

10.00

10.00

230.00

230.00

10.00

110.00

110.00

110.00

DELTA

32°09'15"

16°23'01"

16°23'01"

16°23'01"

16°23'01"

14°32'55"

90°00'00"

90°00'00"

8°42'07"

11°27'33"

90°00'00"

74°06'08"

31°39'12"

38°27'27"

ARC

95.40

48.61

48.61

48.61

48.61

43.17

15.71

15.71

34.93

46.00

15.71

142.27

60.77

73.83

CHORD

S42°51'54"W  94.16

S18°35'46"W  48.45

S2°12'46"W  48.45

S14°10'15"E  48.45

S30°33'16"E  48.45

S46°01'14"E  43.05

S8°17'41"E  14.14

S81°42'19"W  14.14

N57°38'45"W  34.90

N67°43'34"W  45.92

S81°42'19"W  14.14

N16°14'37"W  132.56

N36°38'03"E  60.00

N71°41'22"E  72.45

CURVE TABLE

CURVE #

C15

C16

C17

C18

C19

C20

C21

C22

C23

C24

C25

C26

C27

C28

RADIUS

10.00

270.00

270.00

270.00

180.00

180.00

180.00

180.00

10.00

2790.00

2990.00

10.00

2990.00

2790.00

DELTA

90°25'36"

16°06'15"

19°03'11"

0°12'10"

0°12'10"

3°28'31"

15°34'40"

19°05'55"

90°00'00"

0°56'34"

0°52'47"

90°00'00"

0°40'13"

0°41'25"

ARC

15.78

75.89

89.79

0.96

0.64

10.92

48.94

60.00

15.71

45.91

45.91

15.71

34.98

33.61

CHORD

S43°52'06"E  14.19

S9°23'50"W  75.64

S26°58'33"W  89.37

S36°36'14"W  0.96

S36°36'14"W  0.64

N34°45'53"E  10.92

N25°14'18"E  48.79

N7°54'00"E  59.72

N81°42'19"E  14.14

S53°45'58"E  45.91

N53°44'05"W  45.91

N8°17'41"W  14.14

N55°33'13"W  34.98

S55°32'38"E  33.61

CURVE TABLE

CURVE #

C29

C30

C31

C32

C33

C34

C35

C36

C37

C38

C39

C40

C41

C42

RADIUS

230.00

230.00

230.00

230.00

10.00

170.00

170.00

10.00

230.00

230.00

10.00

10.00

230.00

230.00

DELTA

9°45'27"

15°46'07"

14°09'19"

17°58'23"

92°18'41"

28°48'56"

26°55'12"

89°36'28"

17°59'53"

13°41'41"

90°23'32"

89°36'28"

13°34'16"

17°30'44"

ARC

39.17

63.30

56.82

72.15

16.11

85.50

79.87

15.64

72.25

54.97

15.78

15.64

54.48

70.30

CHORD

S60°46'04"E  39.12

S73°31'51"E  63.10

S88°29'34"E  56.68

N75°26'35"E  71.85

S67°23'16"E  14.42

S6°49'27"E  84.60

S21°02'37"W  79.14

S79°18'26"W  14.09

N33°11'43"W  71.95

N49°02'30"W  54.84

N10°41'34"W  14.19

N79°18'26"E  14.09

S62°40'28"E  54.35

S78°12'58"E  70.03

CURVE TABLE

CURVE #

C43

C44

C45

C46

C47

C48

C49

C50

C51

C52

C53

C54

C55

C56

RADIUS

230.00

130.00

130.00

130.00

130.00

130.00

130.00

130.00

130.00

130.00

10.00

170.00

230.00

10.00

DELTA

2°52'30"

11°29'48"

30°58'59"

30°58'59"

16°52'55"

28°43'48"

30°58'59"

29°05'41"

6°35'10"

17°57'26"

90°00'00"

23°33'46"

20°23'40"

88°27'34"

ARC

11.54

26.08

70.30

70.30

38.30

65.19

70.30

66.01

14.94

40.74

15.71

69.91

81.87

15.44

CHORD

S88°24'35"E  11.54

N84°24'16"E  26.04

N63°09'53"E  69.45

N32°10'53"E  69.45

N8°14'56"E  38.17

N14°33'26"W  64.51

N44°24'50"W  69.45

N74°27'10"W  65.31

N87°42'25"E  14.93

N75°26'07"E  40.58

S68°32'36"E  14.14

S11°45'43"E  69.42

N11°48'20"W  81.44

N22°13'37"E  13.95

CURVE TABLE

CURVE #

C57

C58

C59

C60

C61

C62

C63

C64

C65

C66

C67

C68

RADIUS

70.00

70.00

70.00

170.00

170.00

10.00

230.00

280.00

10.00

10.00

170.00

15.24

DELTA

24°32'36"

88°48'28"

90°20'42"

29°19'45"

3°52'00"

90°23'32"

17°29'17"

36°11'50"

90°01'47"

89°58'13"

31°58'34"

89°04'17"

ARC

29.99

108.50

110.38

87.02

11.47

15.78

70.20

176.89

15.71

15.70

94.88

23.70

CHORD

N78°43'42"E  29.76

S44°35'46"E  97.96

S44°58'49"W  99.29

S75°10'57"E  86.07

S58°35'05"E  11.47

S10°41'34"E  14.19

S25°45'34"W  69.93

N70°58'59"W  173.97

N44°04'01"W  14.15

S45°55'59"W  14.14

S74°55'49"W  93.65

S44°30'59"E  21.38

PARCEL AREA TABLE

PARCEL #

302

303

304

305

306

307

308

AREA

6801.26

7007.30

7029.85

7029.85

10877.15

18089.03

10775.87

SEGMENT LENGTHS

52.81

11.94

98.43

55.39

14.94

95.65

5.90

28.74

41.60

100.00

70.30

98.43

100.00

70.30

100.00

70.30

100.00

70.30

100.00

70.30

100.00

37.61

94.91

133.72

66.01

4.28

133.72

97.01

100.07

132.30

70.30

65.19

132.30

131.20

100.03

5.11

SEGMENT BEARINGS

S87° 52' 00.00"W

S87° 52' 00.00"W

N1° 00' 00.00"E

S89° 00' 00.00"E

N87° 42' 25.15"E

S0° 50' 46.89"W

N89° 58' 50.20"W

S87° 52' 00.00"W

N89° 00' 00.00"W

N1° 00' 00.00"E

S89° 00' 00.00"E

S1° 00' 00.00"W

S1° 00' 00.00"W

N89° 00' 00.00"W

N1° 00' 00.00"E

S89° 00' 00.00"E

S1° 00' 00.00"W

N89° 00' 00.00"W

N1° 00' 00.00"E

S89° 00' 00.00"E

S1° 00' 00.00"W

N89° 00' 00.00"W

N89° 16' 00.00"W

N30° 05' 40.82"E

S74° 27' 09.59"E

S89° 00' 00.00"E

S30° 05' 40.82"W

N89° 16' 00.00"W

N0° 11' 58.00"W

N61° 04' 40.06"E

S44° 24' 49.56"E

S14° 33' 25.76"E

S61° 04' 40.06"W

N0° 11' 58.00"W

N89° 48' 28.43"E

S0° 11' 31.57"E

PARCEL AREA TABLE

PARCEL #

309

310

311

312

313

314

315

AREA

7032.25

7032.25

8739.21

16404.67

14270.66

8105.51

7029.85

SEGMENT LENGTHS

70.30

100.03

68.20

2.10

100.04

70.30

100.04

70.30

100.03

38.30

31.99

100.03

101.80

110.38

70.30

110.38

161.58

20.78

181.86

70.30

181.86

163.83

104.71

44.21

26.08

104.71

90.99

100.00

70.30

100.00

70.30

100.00

SEGMENT BEARINGS

S0° 11' 31.57"E

S89° 48' 28.43"W

N0° 11' 58.00"W

N0° 11' 08.00"W

N89° 48' 28.43"E

S0° 11' 31.57"E

S89° 48' 28.43"W

N0° 11' 08.00"W

N89° 48' 28.43"E

S8° 14' 56.14"W

S0° 11' 31.57"E

S89° 48' 28.43"W

N0° 11' 08.00"W

S73° 18' 36.16"E

S32° 10' 53.46"W

N73° 18' 36.16"W

N0° 11' 08.00"W

S89° 50' 50.00"E

S42° 19' 36.92"E

S63° 09' 52.70"W

N42° 19' 36.92"W

S89° 50' 50.00"E

S11° 20' 37.68"E

N89° 50' 50.00"W

S84° 24' 16.16"W

N11° 20' 37.68"W

S89° 50' 50.00"E

S0° 09' 10.00"W

N89° 50' 50.00"W

N0° 09' 10.00"E

S89° 50' 50.00"E

S0° 09' 10.00"W

PARCEL AREA TABLE

PARCEL #

316

317

318

319

320

321

322

AREA

7283.03

9417.10

10458.81

6875.38

7159.65

7615.38

6800.12

SEGMENT LENGTHS

11.54

58.76

100.00

75.33

100.42

70.30

100.42

87.00

19.07

122.05

72.25

106.54

15.82

54.48

122.05

39.52

80.00

15.64

58.07

106.54

54.97

3.44

15.78

70.20

92.22

84.75

2.26

54.28

19.06

15.78

1.50

84.75

55.86

100.00

7.69

87.02

11.47

100.00

68.00

100.00

68.00

SEGMENT BEARINGS

N88° 24' 35.11"W

N89° 50' 50.00"W

N0° 09' 10.00"E

S89° 50' 50.00"E

S3° 01' 39.77"W

N78° 12' 58.27"W

N3° 01' 39.77"E

S89° 50' 50.00"E

S89° 50' 50.00"E

S20° 32' 23.69"W

S33° 11' 43.04"E

S34° 30' 12.36"W

N55° 53' 20.10"W

N62° 40' 28.20"W

N20° 32' 23.69"E

S89° 50' 50.00"E

S34° 30' 12.36"W

S79° 18' 26.13"W

N55° 53' 20.10"W
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S66° 27' 23.85"W

S78° 43' 41.93"W

N89° 00' 00.00"W
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Introduction 

The following preliminary maintenance plan was prepared in accordance with § 19.32.050(B)(3) 

of the Nibley City Municipal Code (NCC). The purpose of this document is to 1) outline the 

ownership and responsibility for maintenance of the amenities, 2) show the proposed use of each 

amenity and how each parcel of amenities meets the standards listed in Chapter 32 of Title 19 of 

the NCC, 3) outline the type and size of each amenity, and 4) the proposed concept plan for 

landscaping the amenities.  A copy of the preliminary concept landscape plan is attached as 

exhibit ‘A’ at the conclusion of this document.  Where there are inconsistencies with this 

preliminary maintenance plan and the preliminary plat, the plat will control. 

Open Space Ownership 

Each parcel of open space contained within this subdivision will be common area and owned by 

the Ridgeline Park Homeowners Association.  There is planned at present nearly 4 acres of open 

space in phase 1, 3 acres in phase 2 and just over 1.5 acres in phase 3.  The total open space 

across the entirety of the preliminary plat is 35.9% which meet the requirement found within the 

NCC.  To ensure the open space and amenity requirements will be met, we have allocated more 

than 35% in phases 1 and 2 so that the overall requirement is benefited by residents early on in 

the development.  Private drives will be considered common area and will be owned and 

maintained by the Ridgeline Park Homeowners Association.  All common area parcels inside the 

ROW’s that will be dedicated to the city will be owned and perpetually maintained by the HOA.   

Guest Parking  

The Ridgeline Park Homeowners Association will also maintain those parking stalls located 

within the ROW where the street cross-section calls for a modified TS-14 that is not adjacent to 

the City Park.  These stalls help to comply with the guest parking requirement of 1/3 stall per 

unit.  There are guest parking stalls found along 340 West, 400 West and 475 West and 

additional stalls along 3085 South. 

Maintenance Responsibility 

The Common Area located within Ridgeline Park will be owned by the Ridgeline Park 

Homeowners Association.  All maintenance will be the responsibility of this entity directly, or its 

assigns as directed by Board and Officers of the HOA.  Presently, Visionary Homes contracts 

through a professional management company, Advantage Management, that specializes in 

helping developer/owners work through and create potential budgets, determination and 

allocation of HOA/unit owner responsibilities, and the continued smooth operation of the HOA 

organization during the construction phase.  This organization will also help after the HOA is 

turned over completely to the residents of Ridgeline Park and their Board.  They will be 

responsible for establishing the necessary HOA dues and collecting said dues in order to pay 

those hired by the HOA to maintain the property. All maintenance of the common area parcels 

will be done by a private maintenance company that is contracted through Advantage 

Management. The HOA for this subdivision is not planned to require any employees.  
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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 still to be determined, and the reinvestment fee is intended to be 0.25% of the home 

purchase price. The fee schedule will be robust sufficiently for the HOA to have the financial 

ability to manage the proposed facilities without concern and to keep the common area 

maintained in a prompt and professional manner. 

Insurance Requirements 

The Ridgeline Park Homeowners Association will maintain liability insurance on the common 

areas that are privately owned and will be paid for out of the HOA’s monthly budget from 

membership dues. 

Amenities  

Section 19.32.050 of the Nibley City Municipal Code describes the minimum open space 

amenities that should be provided in each development.  The amount and type of amenity 

required under the NCC is determined by the total number of units.  As Ridgeline Park proper 

with its dozen or so phases is approved for 498 units in total, it falls between the 401 – 500 

category for minimum amenities.  Thusly, 7.5 acres of park area is required with 2 pavilions, 2 

swing sets, and 3 playgrounds, a clubhouse and pool and finally 2 sports court/fields.  See Figure 

1 on the next page for the anticipated future development amenity pattern for all phases of 

Ridgeline Park Subdivision. 

We have planned a substantial portion of the overall minimum amenity for Ridgeline Park proper 

to be installed within the first 3 phases of development.  The clubhouse and pool will be in future 

stages as well as additional playgrounds and swing set.  A dog station is also planned as a 

requirement of the City Council in phase 1, with a future dog station and minipark planned in 

future phases.    
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Figure 1. Anticipated Future Amenity 

 

Pavilion  

A traditional roofed pavilion is planned in phase 1 as shown in Exhibit A attached. This pavilion 

will offer 2 picnic benches for picnics and offer respite from the elements and shade from the 

sun.  The location of this pavilion is conveniently located along the main trail. 

Pickle Ball Courts 

Pickle Ball is a paddle sport created for all ages and skill levels. The rules are simple and the 

game is easy for beginners to learn, but can develop into a quick, fast-paced, competitive game 

for experienced players.  It combines many elements of tennis, badminton and ping-pong.  With 

the popularity of pickle ball on the rise, two tandem courts are planned for Ridgeline Park, see 

Exhibit A.  These courts will be regulation size of 20’ X 44’ each with sufficient buffer 

boundaries and fence surrounding and dividing both courts. Although the location shows the 

pickle ball courts to front 475 West, it might be better off of 400 West to give a more central 



 
  

5 
 

location for all residents.  Regardless, they will be located on this common area parcel with a 

Pergola and benches for spectators and players. 

Pickle Ball Area Pergola 

Adjacent to the Pickle Ball courts will be build a 20’ X 20’ pergola that will provide shade and 

respite to those preparing for pickle ball play or to spectate games. There will be 4 benches 

provides under the pergola or a picnic table and 3 benches. 

Playground/Tot Lot & Swing Set 

Located in the trail corridor is planned a playground/tot lot that is designed for the under 12 age 

group. The NCC requires at a minimum of 8 features which this playground will provide.  

Conceptual designs of the playground equipment and swing set are provided in Exhibit A 

together with the landscape plan.  The playground equipment including the associated swing set 

are conveniently located along the City Center Trail and found in the heart of the first 3 phases of 

Ridgeline Park. 

City Center Trail 

A City Center Trail will be built that connects from the Nibley City’s office building through 

Ridgeline Park to the City’s Park.  Many of the Amenities planned for phase 1-3 are found along 

this trail such as the pavilion, dog station, swing set and playground.  

Dog Station 

A dog station is also planned as a requirement of the City Council in phase 1, with a future dog 

station and minipark planned in future phases. It is located where the City Trail intersects with 

3170 South. It provides a convenient and sanitary system for properly disposing of pet’s waste 

while walking the sidewalk or the City Center Trail.  These stations will help to improve the 

overall cleanliness of the common area and park sites. 

Traffic Calming Island & Monument 

A traffic island at the entrance into the Ridgeline Park at 3200 South and 340 West is anticipated 

to beautify the entrance and to calm traffic.  A lighted monument sign is planned within the 

island with greenscape surrounding the sign. Although the monument sign is not fully designed, 

a concept is found in the following Exhibits.  
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Exhibit ‘A’ 

Landscape Plan 
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1.0 INTRODUCTION 

Visionary Homes is proposing the construction of a mixed-residential development with up to 631 
units to be located near 3200 South and SR-165.  The project will include adult-living detached 
housing, single-family detached housing, townhome units, and three-story condo buildings.  Two 
major project access points are proposed onto 3200 South at 250 West and 340 West.  Minor 
secondary accesses are proposed at 2965 South and 2900 South.  The major regional access point 
is anticipated to be the signal at SR-165 and 3200 South.  A layout of the proposed development is 
provided in Figure 1.  An anticipated unit breakdown is provided in Table 1.  For the purposes of 
this study, the future 4.9-acre commercial area on the east has not been included in any 
calculations as its nature, use and timing are still unknown. 
 
Visionary Homes hired Civil Solutions Group, Inc. to prepare this report to determine the traffic 
impacts of the development on adjacent roadways, the adequacy of the proposed roadway cross-
sections and any traffic improvements necessitated by project impacts. 
 
 

 
FIGURE 1. OVERALL PROJECT MAP 
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TABLE 1. SITE SUMMARY AND UNIT BREAKDOWN 

 

2.0 TRAFFIC COUNTS 

Traffic counts were collected for both AM and PM peak hour periods at both the 250 West 3200 
South intersection and the SR-165 3200 South intersection.  PM counts for the 250 West 
intersection were collected on Thursday, January 2, 2020 from 4 PM to 6 PM, while morning 
counts were collected on Monday, January 6, 2020 from 7 AM to 9AM.  Morning and Evening 
counts for the intersection at SR-165 were collected on Monday, January 6, 2020 from 7 AM to 9 
AM and from 4 PM to 6 PM respectively.  The peak hour at both intersections was identified as 
the period between 5 PM and 6 PM.  Traffic count tabulations have been included in Appendix A. 
 

3.0 TRIP GENERATION 

Trip generation for the development was calculated using trip generation rates published in the 
Institute of Transportation Engineers (ITE) Trip Generation Manual (9th Edition, 2012). Any 
potential internal capture reductions were not included.  Values corresponding to the “weekday 
PM peak hour of adjacent street” scenario were utilized.  The proposed project includes a mix of 
single-family detached housing, senior adult detached housing, and residential condos and 
townhouses.  Accordingly, the following land-use codes were selected: 
 

• 210: Single Family Detached Housing 

• 230: Residential Condominium/Townhouse 

• 251: Senior Adult Housing – Detached 
 



 

Ropelato Subdivision     
Traffic Impact Study 5 February 2020 

Trip Generation was calculated separately for the east side and west sides of the project which 
each have their own separate primary access point onto 3200 South.  These trip generation zones 
are illustrated in Figure 2. 
 

 
FIGURE 2. TRIP GENERATION ZONES 

 
Trip Generation for the West Zone is provided in Table 2.  Trip Generation for the East Zone is 
provided in Table 3.  Trip Generation for the Development as a whole is provided in Table 4. 
 
 

TABLE 2. TRIP GENERATION FOR WEST ZONE 

 
 
 

TABLE 3. TRIP GENERATION FOR EAST ZONE 

 

 
 
 

TABLE 4. TRIP GENERATION FOR ENTIRE PROJECT 
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Trip generation for the development is further summarized as follows: 
o East Zone:  

▪ In:  179 trips 
▪ Out:  92 trips 

o West Zone:  
▪ In:  60 trips 
▪ Out:  33 trips 

o Total:  
▪ In:  239 trips 
▪ Out:  124 trips 

 

4.0 TRIP DISTRIBUTION 

Project traffic is assigned to the roadway network based on the type of trip and the proximity of 
project access points to major streets, high population densities, and regional trip attractions. 
Existing travel patterns observed during data collection also provide helpful guidance to 
establishing these distribution percentages, especially those in close proximity to the site. 

It was observed that at the 250 West 3200 South intersection the Eastbound (EB) and Westbound 
(WB) traffic was split almost exactly in half: 49.7% WB and 50.3% EB.  Observing the relative 
location of regional trip attractors to the study area, it is assumed the majority of this traffic is 
likely coming to and from residences located within the travelshed of the 3200 South and SR-165 
intersection.  This means that the majority of these observed trips end up passing the SR-165 
node to the east of the project rather than some other regional access point (such as 2600 South 
and SR-165, 3200 South and US-89/91, or 800 West and US-89/91).  Accordingly, in distributing 
traffic for the proposed development it is estimated that approximately 80% of the trips will 
utilize the 3200 South SR-165 intersection as their means of regional ingress and egress.  The 
other 20% is assumed to be coming to or from the West.  In order to assess worst-case conditions 
at 3200 South and SR-165, no traffic has been distributed in this analysis to the minor local 
connections at 2965 South and 2900 South.  Futhermore, given that the project does not provide 
significant through routes, no NB or SB through traffic has been assumed at the 250 West 
intersection. 

 

5.0 INTERSECTION TRAFFIC ANALYSIS 

This section of the report examines the traffic impacts of the proposed project at the study 
intersections, including those at 340 West and 3200 South, 250 West and 3200 South, and SR-165 
and 3200 South.  For purposes of this study, the project opening day is assumed to occur a year 
from now 2021.  Five scenarios have been examined:  

• 2020 Existing Conditions 
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• 2021 Background Traffic 

• 2021 Background Traffic + Project Conditions 

• 2026 Background Traffic 

• 2026 Background Traffic + Project Conditions 

An annual growth rate of 3% was applied to the background traffic representing the 
developing nature of the surrounding vicinity.  Using TransModeler SE software (produced by 
the Caliper Corporation), which follows the Highway Capacity Manual (HCM) 2010 
methodology, the PM peak hour Level of Service (LOS) was computed for each study 
intersection under each scenario. 

LOS is a term that describes the operating performance of an intersection or roadway. LOS is 
measured quantitatively and reported on a scale from A to F, with A representing the best 
performance and F the worst. Table 5 provides a brief description of each LOS letter 
designation, as outlined in the 2010 Highway Capacity Manual, and lists an accompanying 
average delay per vehicle for both signalized and unsignalized intersections.   

 
TABLE 5. LEVEL OF SERVICE DESCRIPTIONS 

 
 

Level of 
Service 

Description of Traffic Conditions 
Average Delay 

(Seconds/Vehicle) 

 
Signalized Intersections Overall Intersection 

A 
Extremely favorable progression and a very low level of control delay. 
Individual users are virtually unaffected by others in the traffic stream. 

0 ≤ 10.0 

B 
Good progression and a low level of control delay.  The presence of other 
users in the traffic stream becomes noticeable.  

> 10.0 and ≤ 20.0 

C 
Fair progression and a moderate level of control delay. The operation of 
individual users becomes somewhat affected by interactions with others 
in the traffic stream.  

> 20.0 and ≤ 35.0 

D 
Marginal progression with relatively high levels of control delay. Operating 
conditions are noticeably more constrained. 

> 35.0 and ≤ 55.0 

E 
Poor progression with unacceptably high levels of control delay. Operating 
conditions are at or near capacity. 

> 55.0 and ≤ 80.0 

F Unacceptable progression with forced or breakdown operating conditions > 80.0 

 
Unsignalized Intersections Worst Approach 

A Free Flow / Insignificant Delay 0 ≤ 10.0 

B Stable Operations / Minimum Delays > 10.0 and ≤ 15.0 

C Stable Operations / Acceptable Delays > 15.0 and ≤ 25.0 

D Approaching Unstable Flows / Tolerable Delays > 25.0 and ≤ 35.0 

E Unstable Operations / Significant Delays Can Occur > 35.0 and ≤ 50.0 

F Forced Flows / Unpredictable Flows / Excessive Delays Occur > 50.0 
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For the purposes of this study, a minimum overall intersection performance for each of the study 
intersections was set at LOS D.  However, if LOS E or F conditions exist, an explanation and/or 
mitigation measures will be presented.  According to the Traffic Engineering Handbook, 5th 
Edition, “[f]or most design or planning purposes…service flow rates D or C are usually used 
because they ensure a more acceptable quality of service to facility users” (pg. 95).  The LOS D 
threshold is also consistent with UDOT’s standard for state roads in urbanized areas (see UDOT 
Roadway Design Manual of Instruction, May 2007 – updated August 2011, Section 7 – Page 4).  

The results of this analysis are reported in Table 6 (see Appendix B for the detailed LOS reports).   
An optimized signal cycle of 60-seconds generated using the Webster Equation was utilized for 
the intersection of SR-165 and 3200 South.  As shown in Table 6, all study intersections, in all 
scenarios continue to operate at LOS C or better. 

 

 
 

TABLE 6. LEVEL OF SERVICE ANALYSIS FOR ALL SCENARIOS 
 

 2020 Existing 2021 
Background 

2021 Back + 
Project 

2026 
Background 

2026 Back + 
Project 

Intersection Control Delay1 LOS Delay1 LOS Delay1 LOS Delay1 LOS Delay1 LOS 

340 W. Minor Leg 
Stop Control 

0.0 A 0.0 A 12.4 B 0.0 A 13.1 B 

250 W. Minor Leg 
Stop Control 

12.0 B 12.2 B 19.1 C 13.2 B 21.9 C 

SR-165 Signalized 12.0 B 12.2 B 13.2 B 13.3 B 14.3 B 
1. Average delay as measured in seconds per vehicle.  These values represent the overall intersection 
average for roundabout, signalized, all-way stop controlled intersections and the worst approach for all 
other unsignalized intersections. 

All intersections continue to operate at LOS C or better through the 2026 background plus project 
scenario.  The same is true of all movements within the study intersections and is mapped 
graphically in Figures 3 through 7.  The most congested movement in any scenario is the EB left 
turn and NB left turn movements at SR-165 in the 2026 scenario, which also continue to operate 
at LOS C through the study’s time horizon.  This analysis also suggests that the proposed traffic 
control methods are sufficient. 
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6.0 ROADWAY CAPACITY THRESHOLDS & CROSS-SECTION RECOMMENDATIONS 

The current Nibley City Transportation Master Plan proposes that 250 West be built to typical 
cross-section TS-8: Collector, 2-Lane Street, Bicycle Blvd, 66’ ROW.  The same master plan 
designates 3200 South in its existing condition as a 3-lane Minor Arterial.  Lastly, the developer’s 
proposal for the Ropelato Subdivision assigns 340 West to TS-13: Local, 2-Lane Local, 60’ ROW.  
According to Table 1 of the City Master Plan, a 2-lane roadway can carry up to 8,000 vehicles per 
day and operate at a LOS C, while a 3-lane minor arterial can carry up to 11,000 vehicles per day. 

Peak hour volumes typically represent 8-12% of average vehicles per day, 8% being more 
representative of rural areas, 12% of highly-urbanized areas.  Given that Nibley City is increasingly 
becoming suburban, 10% has been utilized.  Peak hour volumes on 340 West, 250 East and 3200 
South in the 2026 background + project AADT have thus been estimated as follows: 

• 340 West (Local, 2 Lanes):    930 AADT 

• 250 East (Collector, 2 Lanes):    2,710 AADT 

• 3200 South (Minor Arterial, 3 Lanes):  7,770 AADT 

According to the standards set forth in the City Transportation Master Plan, the proposed cross-
sections have sufficient roadway capacity to handle the projected vehicles per day and still 
provide an adequate LOS. 

 

7.0 TURNING LANE WARRANTS, QUEUING LENGTHS & RECOMMENDATIONS 

 
Per the request of the City Engineer this study includes an analysis of potential necessary turning 
lane improvements necessitated by the project.  In the absence of City standard for the same, 
recommendations from the Utah Administrative Code will be utilized.  Per UDOT’s current 
mapping, the portion of SR-165 in the Study Area is a Category 3 roadway.  Per Section R930-6-
7.5.e.i.D.i & R930-6-7.5.e.i.D.ii, left-turn lanes and right-turn lanes are required to be installed at a 
Category 3 intersection when the following criteria are met: 
 

(I) “A left turn deceleration lane with taper and storage length is required for any access with a 
projected peak hour left ingress turning volume greater than 5 vehicles per hour…” 

(II) “A right turn deceleration lane and taper length is required for any access with a projected 
peak hour right ingress turning volume greater than 10 vehicles per hour…” 

 

3200 South appears to meet the same code’s definition of a Category 7 roadway (R930-6-
6.2.b.vii): “Category 7 is appropriate for use on highways that have the capacity for moderate to 
low speeds and moderate volumes. This category provides a balance between through traffic 
movements and direct access. These facilities move both regional and local rural traffic but with 
emphasis on local movements such as those common on small city Main Streets.” 
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Per Section R930-6-7.5.e.i.E.i & R930-6-7.5.e.i.E.ii, left-turn lanes and right-turn lanes are required 
to be installed at a Category 7 intersection when the following criteria are met: 
 

(I) A left turn lane with storage length plus taper is required for any access with a projected 
peak hour left ingress turning volume greater than 25 vehicles per hour… 

(II) A right turn lane with storage length plus taper is required for any access with a projected 
peak hour right ingress turning volume greater than 50 vehicles per hour… 

 

Based on predicted turning movement volumes and the calculated 95th-percentile queueing 
lengths in the 2026 Proposed Condition (see Appendix B; LOS calculations, line item “Back of 
Queue (Q), veh/ln)”), the following deficiencies have been identified: 
 

• 340 West: 
o SB Left-turn bay needed, additional pavement may be required 

• 250 West: 
o SB Left-turn bay needed, additional pavement may be required 
o WB right-turn bay should be added, additional pavement may be required 
o WB two-way left-turn bay should be re-striped to a dedicated left-turn bay 
o EB two-way left-turn bay should be re-striped to a dedicated left-turn bay 

• SR-165: 
o No improvements needed.  95th-percentile queuing length for left-turn requires 

100-ft for 4.7 vehicles; 100-ft already provided.  Likewise, sufficient storage length 
exists for all other turning movements. 

 

8.0 SUMMARY 

 
The analysis contained in this study has determined that all intersections adjacent to the project 
together with their individual movements continue to operate at LOS C or better through the 
2026 study horizon.  Also, it has been determined that cross-sections proposed for project by the 
developer and the City Transportation Master Plan are sufficient to handle the projected daily 
traffic loading.  Recommended improvements are limited to turning-lane additions/modifications 
as outlined in the Section 7.0 of this report. 
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APPENDIX A: TRAFFIC COUNTS 

  



Cars Trucks Cars Trucks Cars Trucks Cars Trucks Cars Trucks Cars Trucks
7:00 AM 7:15 AM 0 1 19 0 3 0 31 3 2 0 6 0 65 0
7:15 AM 7:30 AM 1 0 32 0 2 0 13 1 4 0 7 0 60 0
7:30 AM 7:45 AM 2 0 55 1 2 0 25 0 7 0 19 0 111 0
7:45 AM 8:00 AM 3 0 48 1 2 0 52 0 9 1 10 0 126 362 0
8:00 AM 8:15 AM 4 0 44 0 3 0 34 0 5 0 5 0 95 392 0
8:15 AM 8:30 AM 1 0 13 0 0 0 26 0 3 0 6 0 49 381 0
8:30 AM 8:45 AM 2 1 32 1 5 0 23 1 2 0 6 0 73 343 0
8:45 AM 9:00 AM 3 0 44 3 2 0 34 1 11 3 4 0 105 322 1

4:00 PM 4:15 PM 4 0 54 1 12 0 36 1 2 0 10 0 120 0
4:15 PM 4:30 PM 3 0 43 0 7 0 42 1 2 0 7 1 106 0
4:30 PM 4:45 PM 2 0 38 1 6 0 44 0 2 0 7 0 100 0
4:45 PM 5:00 PM 5 0 42 2 7 1 34 0 6 0 5 0 102 428 0
5:00 PM 5:15 PM 9 0 57 0 12 0 41 1 4 0 4 0 128 436 0
5:15 PM 5:30 PM 7 0 44 0 11 0 45 0 5 1 3 0 116 446 0
5:30 PM 5:45 PM 12 0 46 1 9 0 33 0 7 0 3 0 111 457 0
5:45 PM 6:00 PM 12 0 37 0 15 0 43 0 8 0 3 0 118 473 0

1-HR 
TOTALS

250 WEST & 3200 SOUTH
15 Min 
Totals

EBR EBT WBL WBT NBL NBR
PED



Cars Trucks Cars Trucks Cars Trucks Cars Trucks Cars Trucks Cars Trucks
7:00 AM 7:15 AM 5 1 123 5 3 0 21 0 27 2 56 1 244 0
7:15 AM 7:30 AM 3 0 184 0 12 0 32 0 12 0 79 3 325 0
7:30 AM 7:45 AM 6 0 250 3 7 0 64 1 19 0 88 4 442 0
7:45 AM 8:00 AM 13 0 310 6 12 0 57 2 38 0 93 3 534 1545 0
8:00 AM 8:15 AM 6 1 200 7 9 0 34 0 27 0 90 2 376 1677 0
8:15 AM 8:30 AM 5 0 172 4 2 0 18 0 19 0 56 3 279 1631 0
8:30 AM 8:45 AM 3 1 146 8 5 1 26 0 28 0 95 9 322 1511 0
8:45 AM 9:00 AM 2 1 182 8 13 1 39 2 28 0 78 2 356 1333 0

4:00 PM 4:15 PM 5 1 133 1 11 0 41 0 49 0 188 6 435 0
4:15 PM 4:30 PM 9 0 141 4 13 1 42 1 30 0 209 6 456 0
4:30 PM 4:45 PM 9 0 150 4 16 1 32 0 49 1 235 7 504 0
4:45 PM 5:00 PM 3 1 158 3 9 1 39 0 41 1 209 1 466 1861 2
5:00 PM 5:15 PM 2 0 187 3 12 0 51 0 42 0 225 2 524 1950 2
5:15 PM 5:30 PM 7 0 156 2 12 0 48 0 42 0 264 1 532 2026 0
5:30 PM 5:45 PM 8 0 157 0 9 0 34 0 52 0 263 0 523 2045 0
5:45 PM 6:00 PM 10 0 144 0 9 0 33 0 49 0 251 1 497 2076 1

1-HR 
TOTALS

SR-165 & 3200 SOUTH
NBL NBT EBR EBL SBR SBT 15 Min 

Totals
PED
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APPENDIX B: INTERSECTION LOS CALCULATIONS 



250 West & 3200 South Background Traffic – 2020 

 



250 West & 3200 South Background Traffic – 2021 

 

  



250 West & 3200 South Total Traffic – 2021 

 

  



250 West & 3200 South Background Traffic – 2026 

 

  



250 West & 3200 South Total Traffic – 2026 

 



340 West & 3200 South Background Traffic – 2020 

 

  



340 West & 3200 South Background Traffic – 2021 
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340 West & 3200 South Background Traffic – 2026 
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SR-165 & 3200 South Background Traffic – 2020 

 

  



SR-165 & 3200 South Background Traffic – 2021 
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SR-165 & 3200 South Background Traffic – 2026 
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RE: Ropelato Subdivision Geotechnical Investigation 

Dear Mr. Nicolls, 
 
Per your request this geotechnical engineering investigation is submitted for the subject property 
located approximately at 3200 S 250 W in Nibley, UT. This report contains the findings of the field 
investigation and the analysis conducted by Civil Solutions Group. This report also contains 
recommendations pertaining to construction and design of earth related portions of this project. 
 
Civil Solutions Group completed the field investigation on January 3, 2020 and January 8-9, 2020 at 
which time one bore hole and fifteen test pits were drilled/excavated, examined, and recorded in 
detail. The bore and excavation locations were selected based upon the proposed location of the 
building footprint and other site features. Civil Solutions Group recommends the site is suitable for 
proposed construction within the parameters defined within this report. Thank you for the 
opportunity to provide these services to you. 
 
 
Sincerely, 
 

 
 
Danny Macfarlane, P.E. 
Civil Solutions Group, Inc. 
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Executive Summary 
A geotechnical study was performed for the subject property at 3200 S 250 W in Nibley, UT.  Our 
scope of services included drilling one bore hole designated B-1, and excavating fifteen test pits 
designated TP-1 to TP-15.  The boreholes were drilled with hollow stem augers, or excavated with a 
backhoe, and advanced to a maximum depth of 16-feet below existing site grade.  All field work was 
contained in the proposed development area and was completed on January 3, 2020 and January 8-9, 
2020. 
 
The findings and recommendations generated from this exploration are summarized below: 
 

• Onsite Soil – The site is composed mostly of silty sand in gravels and cobbles, and silty clay. 
Thick layers of gravels/cobbles were encountered throughout most of the site. Groundwater 
was encountered between 4.0 and 9.0-feet below existing grade. 

• Foundations - The planned structure should be supported entirely on continuous spread 
footings or spot footings. The recommended bearing capacity of in-situ soil is 1,500 pounds 
per square foot. 

• Seismic Considerations - The 2018 International Building Code Seismic Design Category for 
this site is Category D (Risk Category II), with a soil site class of D. The site is located in an 
area with high to moderate liquefaction potential according to the Utah Geological Survey. 
Sandy soils and groundwater were encountered during the field investigation. A full 
liquefaction analysis was not performed for this site. 

• Pavement - Minimum pavement sections are as follows: 

Section Recommended Pavement Sections (Inches) 

Asphalt 
Concrete 

Portland Cement 
Concrete 

Untreated 
Base Course 

Granular 
Borrow 

Total 

Local Street 3.0 - 6.0 6.0 15.0 

Collector 
Street 

3.0 - 6.0 10.0 19.0 

Parking Area 3.0 - 8.0 - 11.0 

Private Road 3.0 - 8.0 - 11.0 

- 5.0 6.0 - 11.0 

Dumpster 
Pads 

- 6.0 6.0 - 12.0 

 
This summary should be used in conjunction with the entire report for design purposes. It should be 
recognized that details were not included or fully developed in this section, and the report must be 
read in its entirety for a comprehensive understanding of the items contained herein. The entire 
report should be read for an understanding of the report limitations. 

  



Visionary Homes    
Ropelato Subdivision Geotechnical Investigation 2 February 5, 2020  

Introduction 

General 

Civil Solutions Group, Inc. (CSG) was contacted by Mr. Nicolls and was asked to conduct a 
geotechnical engineering investigation on the subject property located at 3200 S 250 W in Nibley, 
UT.  The general location of the site may be seen in Figure 1, Vicinity Map. A more detailed location 
of the site showing the proposed development and surrounding improvements is shown in Figure 2, 
Site Map. It was described that the proposed construction for the Ropelato Subdivision is 
anticipated to be one to two stories in height and of wood frame construction. 

Objectives and Scope 

The objectives and scope of our study were defined between Mr. Nicolls and Mr. Michael Taylor of 
Civil Solutions Group. In general, the objectives of this study were to: 

• Define and evaluate subsurface soil and groundwater conditions across the site 

• Provide foundation, earthwork, drainage, and geo-seismic recommendations 
 
To accomplish these objectives, our scope has included the following: 

• A field program consisting of the drilling/excavating, logging, and sampling of the boring 
and test pits 

• A laboratory testing program 

• An office program consisting of correlating available data, engineering analyses, and report 
preparation     

Authorization 

Civil Solutions Group, Inc. (CSG) was authorized to proceed with this scope of work through an 
executed contract returned to our office by Mr. Nicolls of Visionary Homes.  The executed contract 
was dated November 27, 2019. 

Professional Statements 

We at CSG certify that our professional services have been performed, our findings developed, and 
our recommendations prepared in accordance with generally accepted engineering principles and 
practices in this area at this time.  Supporting data upon which our recommendations are based is 
presented in the subsequent sections of this report.  Recommendation made herein are governed by 
the physical properties of the soils encountered in the exploration borings, observed and projected 
groundwater conditions, and the layout and design data as summarized in the Proposed 
Construction section of this report.  If subsurface conditions other than those described in this 
report are encountered and/or if design and layout changes are implemented, CSG must be 
informed so that our recommendations can be reviewed and amended, if necessary. 

Proposed Construction 
The proposed construction is as follows: a mixture of singly family and multi-family residential and 
roadways. It is anticipated that the structures will be one to two stories of height of typical wood 
frame construction. If structural engineering plans are different than assumed, they should be 
provided to our office for review. 
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The site development will likely require moderate earthwork. It is estimated that in certain areas 5 to 
6-foot cuts and/or fills will be required to achieve site grades and tie in-to the adjacent properties. 
 
Traffic is assumed to consist of automobiles and occasionally medium to heavy weight trucks. 
 
Column and wall loadings are anticipated to be on the order of 10-24 kips and 1-2.25 kips per lineal 
foot respectively. 

Existing Site Conditions 

General 

The site lies approximately at 3200 S 250 W in Nibley, UT. The existing property contains several 
old barns and storage sheds for livestock feed. The site is divided by fences and waterways. The 
properties to the west are used for residential, while the north properties and some along the east are 
used for agriculture. More residential homes are along the east side of the site.  Several areas within 
the site are currently (or very recently) have been used for agricultural farming. The majority of the 
site is relatively flat, with a few spots within the property, and along the south, that slope steeply 
before leveling off again.  On-site there were streams, canals, and standing water observed at the 
time of the site visit. There are large areas of wetland located throughout the site.  

Site Soils 

The soil conditions encountered in each of the test pits and the boring, to the depths explored, had 
two general soil profiles. In bore hole number 1 (B-1), there was approximately 1.5-feet of topsoil 
with roots extending from vegetation. From approximately 1.5-feet beneath existing grade to 7-feet 
we encountered brown gravels and small cobbles with silty sand. From 7-feet to 12-feet, we 
encountered a course sandy gravel with some cobbles. From 12-feet to 15-feet course to medium 
grain sand was encountered. From 15-feet to the full depth explored, 16-feet, silty sand was 
encountered. In test pit number 11 (TP-11), there was approximately 1.5-feet of topsoil with roots 
extending from vegetation. From 1.5-feet to 10-feet silty clay was encountered. From 10-feet to the 
full depth explored, 11.5-feet, silty sand in gravels and cobbles was encountered. TP-12 had similar 
characteristics as TP-11, and the remaining test pits throughout the site had similar characteristics as 
B-1. Groundwater was encountered between 4.0 and 9.0-feet. Soil encountered during the 
investigation can be referenced in the Soil Logs in the Appendix of this report. Materials 
encountered in the bore holes will exhibit required strength and compressibility characteristics under 
the anticipated loading range.  

Subsurface Exploration and Testing Programs 

General 

To define and evaluate the subsurface soil and groundwater conditions across the site, one boring 
and fifteen test pits were drilled or excavated to depths of up to 16-feet below existing grade. The 
test pits were excavated with a back hoe, while the boring was drilled using a truck mounted drilling 
rig equipped with 3.25-inch inside diameter hollow stem augers. Soil sampling equipment was 
advanced through the hollow stem to retrieve disturbed samples of the in-situ soil. Locations of the 
boring and test pits are presented in Figure 2.   
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Field Program 

The field portion of our study was conducted on January 3, 2020 and January 8-9, 2020. Continuous 
logs of the subsurface findings were created and maintained as part of the field program. The field 
portion of our study was under the direct control and continual supervision of an experienced 
member of our geotechnical staff.  Field classifications were logged, and any adjustments made once 
the laboratory data and analyses were received. 
 
The CSG geotechnical team collected both disturbed samples of typical soils that were found in the 
bore holes. The disturbed samples were taken using bagged grab samples and a SPT split spoon 
sampler.  The SPT split spoon sampler had an outside diameter of 2-inches and an inside diameter 
of 1.38-inches.  The sampler was driven into the undisturbed soil a total of 18-inches utilizing a 140-
pound auto hammer falling a vertical distance of 30-inches.  The blow counts recorded on the Soil 
Logs represent the total number of blows from the safety hammer that were required to drive the 
sampler a vertical distance of 6-inches.  
 
Graphical depictions of the subsurface findings are shown in the Soil Logs contained within the 
Appendix of this report.  

Laboratory Program 

CSG partnered with RB&G Engineering to conduct a laboratory testing program on the samples 
retrieved from the sites. This laboratory testing program was conducted to provide data necessary 
for our engineering analyses. The program included partial gradation (sieve) analysis, Atterberg limits 
(if applicable), and chemical tests. The following describes the tests and summarize the test data.  
Samples from the field will be maintained in our office for a period of 90 days at which time they 
will be disposed of unless a written request is received from Visionary Homes that they should be 
retained. 

Sieve Analysis 

Gradation tests (sieve analysis) were conducted on disturbed samples which were collected from the 
site. The gradation test aids in classifying the soils and can provide general index parameters. 
Gradation tests aid the design team in determining the overall composition of the soil and behaviors 
that the soil may exhibit under certain situations. The results of the tests are shown in Table 1 
below: 

 
Table 1 - Gradation & Soil Classifications 

Boring/Excavation 
Number 

Depth (feet) Percent Passing 
#200 Sieve 

Soil 
Classification 

B-1 9-11 7 SP-SM 

TP-4 7-7.5 65 ML 

TP-8 9-9.5 96 MH 

TP-11 4-4.5 83 CL 

TP-12 6-7 98 CL 
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Atterberg Limits 

Atterberg Limits were performed on relatively undisturbed samples to understand the plastic and 
liquid limits of the cohesive soil. Atterberg limits allow the design team to understand the potential 
for the soil to shrink and expand based on water content. The results are presented in Table 2 
below: 
 
Table 2 - Atterberg Limits 

Boring 
Sample No. 

Depth 
(feet) 

Classification Liquid 
Limit (LL) 

Plastic 
Limit (PL) 

Plasticity 
Index (PI) 

B-1 9-11 SP-SM -- -- NP 

TP-4 7-7.5 ML -- -- NP 

TP-8 9-9.5 MH 67 33 34 

TP-11 4-4.5 CL 30 20 10 

TP-12 6-7 CL 37 23 14 

Chemical 

To determine if the site soils will react detrimentally with concrete, chemical Sulfate tests were 
performed on a representative sample of the natural soils at approximately the depth of the soil that 
will come into direct contact with concrete improvements for the proposed development. The 
results of the chemical tests are shown in Table 3 below: 
 
Table 3 - Chemical Properties of Soil 

Boring Sample No. Depth (feet) Sulfate (mg/kg) 
TP-8 2.5-3 15.3 

TP-12 3-4 <6.05 

Discussions & Recommendations 

Summary of Findings 

 
It is recommended that the owner have a CSG field engineer or a qualified assistant oversee the site 
work, especially the footing excavation and preparation. Also, the building code requires inspection 
and reports on all structural site work.  
 
Detailed discussions pertaining to earthwork, structural considerations, geoseismic setting, and 
groundwater are included in the following sections: 

Earthwork 

Site Preparation 

Initial site preparation will consist of the removal of surface vegetation, topsoil, root balls, sod or 
any other deleterious materials extending at least three feet beyond the perimeter of all areas to be 
developed. Non-engineered fills will be completely removed three feet beyond the extents of all 
spread and continuous footings, rigid pavement areas, floor slabs and other areas that require a 
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stabilized foundation. Stripped materials consisting of vegetation and organic materials should be 
wasted from the site or used to revegetate landscape areas. 
 
Non-engineered fills may remain in areas where flexible pavements are to be placed if they are 
properly prepared. Proper preparation will consist of scarifying and moisture conditioning the upper 
nine inches and recompacting to the requirements of structural fill. It should be noted that 
compaction of fine-grained soils (silts and clays) as structural site fill will be very difficult, if not 
impossible, during wet and cold periods of the year. 
 
The exposed natural subgrade should be proof-rolled prior to the placement of structural site 
grading fill, footings, floor slabs, or any other structural improvement made to the site. The proof-
roll should be completed by driving a loaded piece of construction equipment, mounted with rubber 
tires, over the exposed natural subgrade surface at least twice. A CSG field engineer should oversee 
the proof roll and provide recommendations as needed.  Soft spots should be completely excavated 
and removed if they are discovered. The soft spots should be replaced with granular structural fill. It 
is not anticipated that removal depth would be more than 2 vertical feet. If an excavation of more 
than 2 vertical feet is required, CSG should be notified to provide further recommendation. 
 
In flexible pavement areas, unsuitable materials encountered during compaction and proof-rolling 
operations must be removed to a maximum depth of two feet and replaced with compacted granular 
structural fill.  
 
Although evidence of underground facilities such as utilities, septic tanks, cesspools, basements, etc. 
was not observed during the field investigation, such features could be encountered during 
construction. If unexpected fills, debris or underground facilities are encountered, such features 
should be removed, and the excavation thoroughly cleaned prior to backfill placement and/or 
construction.  

Temporary Excavations 

All temporary excavations should follow OSHA Sloping and Benching – 1926 Subpart P App B 
requirements, which take precedence over any recommendations presented in this report. 
 
Temporary excavations in cohesive soil, above or below the water table, not exceeding four feet in 
depth, may be excavated with nearly vertical sideslopes. Excavations within loose and/or 
cohesionless soils will be very difficult as they tend to flow into the excavation. They will require 
very flat sideslopes and/or shoring, bracing and dewatering. 
 
All excavations must be inspected periodically by qualified personnel. If any signs of instability, 
excessive sloughing or other signs of potential failure are noted, immediate remedial action shall be 
initiated. 

Structural Fill 

The on-site native soils were either finer by nature, or very rocky and cannot be used as structural 
fill. However, the on-site soils can be used as fill in landscape areas that are not expected to carry a 
load. The use of fine-grained soils (silts and clays) as landscape fill will be very difficult, if not 
impossible, during wet and cold periods of the year. Proper moisture control and conditioning will 
be required. 
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Fine-grained soils (silts and clays) are not recommended as structural fill in confined areas, such as 
around foundations and within utility trenches.  This fill material should be composed of granular 
material. 
 
All imported granular structural fill should consist of a fairly well-graded mixture of sand and gravel 
containing less than 15 percent fines (percent by weight of material passing the No. 200 sieve). 
 
To stabilize soft subgrade conditions (if required), a mixture of coarse gravels and cobbles 
(stabilizing fill) should be utilized. A layer of 12 to 18 inches thick of stabilizing fill is typically 
sufficient to stabilize most soft/disturbed areas. 
 
Table 4 shown below is indicative of the material that should be used as structural fill and road base 
throughout the site: 
 
Table 4 – Structural Fill Gradation Requirements 

Fill Type * Application Requirements 

Gradation Plasticity 

Size % Finer by 
Weight 

Structural Fill Required for all fill 
under foundations 

and floor slabs 

3-inch 
No. 4 Sieve 

No. 200 Sieve 

100 
25 - 60 
15-max 

Liquid Limit 30-max 
Plasticity Index 6-max 

Site Grading 
Fill 

Fill in pavement and 
non-structural areas 

4-inch 
No. 200 Sieve 

100 
35-max 

Liquid Limit 36-max 
Plasticity Index 10-max 

Stabilization 
Fill 

Fill used to stabilize 
soft, potentially 

pumping subgrade 

5-inch 
No. 200 Sieve 

100 
5-max 

NA 

Free Draining 
Granular 
Backfill 

Retaining Walls 1½-inch 
1-inch 
½-inch 
No. 4 

100 
95 – 100 
25 – 60 
5-max 

NA 

Road Base Fill used under the 
pavement sections 

3/4” 
3/8”  

No. 10 
No. 40 
No. 200 

100 
78-92 
55-67 
28-38 
7-11 

Non-Plastic 

*All fill should consist of approved materials that are free of organic matter and debris.  Frozen 
material should not be used, and fill should not be placed on a frozen subgrade.  A sample of each 
material type should be submitted to the geotechnical engineer for evaluation. 

Fill Placement and Compaction 

All fill should be placed in lifts not exceeding 8 inches in loose thickness. Moisture should be 
adjusted to within ± 2% of optimum moisture content.  Lifts will need to be compacted in thinner 
lifts if smaller compaction equipment is used.  Structural fills should be compacted in accordance 
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with the percent of maximum dry density as determined by the AASHTO T-180 (ASTM D-1557) 
compaction criteria and according to Table 5 below: 
 
Table 5 - Fill Compaction Requirements 

Location Total Fill Thickness 
(feet) 

Minimum Percentage of 
Maximum Dry Density 

Beneath an area extending at 
least 3 feet beyond the 
footprint of a structure 

0 to 8 95 

Beneath pavements and 
travelled ways 

0 to 8 95 

Landscaped areas or areas not 
expected to carry a load 

0 to 5 85 

Landscaped areas or areas not 
expected to carry a load 

5 to 8 92 

Road Base - 96 

 
Prior to placement of fills, the subgrade must be prepared as discussed in the Site Preparation 
section of this report. In confined areas, subgrade preparation should consist of the removal of all 
loose and disturbed soils.  Fill should be tested frequently for moisture content and compaction 
during placement.  Should the results of the in-situ density tests indicate the specified moisture or 
compaction limits have not been met, the area represented by the test should be reworked and 
retested as required until the specified compaction is achieved.  This may require adjustment of the 
moisture content. 

Utility Trenches 

We recommend that all utility trenches on-site or as a part of this site, should utilize a Type A-1a or 
A-1b (AASHTO Designation) soil as backfill material. The on-site materials can be used for trench 
backfill if they meet these classifications and are properly moisture conditioned.  This should be 
verified by the materials testing agency.  All utility trenches which will ultimately bear structural loads 
should be compacted at the structural density requirements established in Table 5. 

Drainage 

Positive drainage should be provided during construction and maintained throughout the life of the 
development. Infiltration of water into utility trenches or foundation excavations should be 
prevented. Planters and other surface features which might retain water in areas adjacent to the 
buildings or pavements should be sealed, mechanically drained, or eliminated. In areas where 
sidewalks or paving do not immediately adjoin the structure, we recommend that protective slopes 
be provided with a minimum grade of approximately five percent for at least 10 feet from perimeter 
walls. Backfill against footings, exterior walls, and in utility and sprinkler line trenches should be well 
compacted and free of all construction debris to reduce the possibility of moisture infiltration. Roof 
runoff should be collected in rain gutters and downspouts. Downspouts, roof drains or scuppers 
should discharge into extensions when the ground surface beneath such features is not protected by 
exterior slabs or paving to divert collected water a minimum of 10 feet away from structures. 
Sprinkler systems should not be installed within five feet of foundation walls. Landscaped irrigation 
adjacent to the foundation systems should be minimized. 
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Infiltration 

An infiltration test was not performed on site. However, it was observed that in all areas with gravels 
and cobbles near the surface, the groundwater flowed into the test pits so quickly that the excavator 
could not remove the water faster than it was entering the test pit. In areas where silty clayey soils 
were encountered, the infiltration was very slow. These areas were encountered at TP-11 and TP-12, 
and would not be good for storm water storage or infiltration unless over excavated and replaced 
with free draining material to the existing gravel layer. 

Structural Considerations 

Spread and Continuous Wall Foundations 

It is understood that the proposed structure will be supported on conventional spread and 
continuous wall foundations. These foundations should be established on undisturbed native soils. 
Under no circumstances shall footings be placed overlying non-engineered fills, loose soils, frozen 
soils, soil containing foreign debris, and any other deleterious material. Unsuitable material must be 
removed and replaced with an adequate structural fill as discussed in this report. For structural fill 
replacement beneath footings, the width of the structural fill shall be equal to width of the footing 
plus one foot on each side for each foot of fill thickness. For example, if the depth of structural fill 
is three feet then three feet of structural fill needs to extend past the edge of the footing on each 
side. 
 
The footing should be placed such that there is a minimum of 4 feet of separation between 
groundwater and the bottom of footing.  
 
For design, the following parameters are provided: 
 
Table 6 - Structural Design Parameters 

Design Element Standard 
Recommended minimum depth of embedment for frost conditions 30 inches 

Recommended minimum depth of embedment for non-frost conditions 15 inches 

Recommended maximum bearing capacity of in-situ soil 1,500 pounds per 
square foot 

Recommended width for continuous wall footings 18 inches 

Recommended width for isolated spread footings 36 to 48 inches 

Recommended bearing pressure increase for seismic loading 33% 

Coefficient of friction between footing and native gravelly soils 0.55 

Coefficient of friction between footing and native clayey soils 0.35 

Settlement of foundation elements are expected to be on the order of 1” or less with approximately 
50% occurring during construction.  This settlement can be expected if the project is constructed in 
accordance with recommendations found within this report. 

Lateral Resistance 

Passive resistance provided by properly placed and compacted structural fill above the water table 
may be considered to a fluid with a pressure of 442 pounds per cubic foot (Kp =3.69). Active 
resistance may be considered equivalent to a fluid with a pressure of 33 pounds per cubic foot (Ka = 
0.27). Lateral earth pressure can be assumed to be much higher if material behind structural walls is 
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not free draining. Passive and active resistance pressures will vary if groundwater is encountered. At 
this site, structures should be constructed such that the groundwater is below the depth of 
foundations, and therefore should not affect lateral resistance. 

Floor slabs 

Due to the intended use and anticipated loading, floor slabs should be constructed with a minimum 
of 4” of concrete (4,000 psi, air-entrained – 6% ± 1%) over 4" of clean gravel material. The 
subgrade material shall be properly prepared as discussed previously in this report. Under no 
circumstances should floor slabs be established over non-engineered fill, loose or disturbed soils, 
sod, rubbish, construction debris, other deleterious materials, frozen soils, or soils with ponded 
water.  If constructed in accordance with this section, settlements of at-grade floor slabs supporting 
loads of 200 pounds per square foot should be on the order of ¼” or less. 
 
Where appropriate, saw-cut control joints should be placed in the slab to help control the location 
and extent of cracking. For additional recommendations refer to the ACI Design Manual. Joints or 
any cracks that develop should be sealed with a water-proof, non-extruding compressible compound 
specifically recommended for heavy duty concrete pavement and wet environments. 
 
The use of a vapor barrier should be considered beneath concrete slabs on grade that will be 
covered with wood, tile, carpet or other moisture sensitive or impervious coverings, or when the 
slab will support equipment sensitive to moisture. When conditions warrant the use of a vapor 
barrier, the slab designer should refer to ACI 302 and/or ACI 360 for procedures and cautions 
regarding the use and placement of a vapor barrier. 

Pavements 

Pavement sections were designed using AASHTO 93 design methodologies and assumed traffic 
volumes from the traffic study completed by our office.  Based on laboratory test results, N-values 
obtained from the SPT tests during the field exploration, and the in-situ soils, a CBR value of 6% 
was used for the underlying subgrade soils. This resulted in a subgrade resilient modulus (MRSG) of 
8,000 pounds per square inch.  The anticipated traffic loading consists of mostly automobiles with 
the occasional medium to heavy weight truck. The following design traffic (18-k Equivalent Single 
Axle Loads) were assumed.  
 

Section Total Design 
ESALs* 

Reliability 
Level 

Design Life 

Local Street 240,000 90% 20 years 

Collector Street 700,000 90% 20 years 

Parking Area 60,000 90% 20 years 

Private Road 60,000 90% 20 years 

*If the traffic anticipated on site is different from that assumed, Civil Solutions Group should be 
notified. 
 
Considering the underlying subgrade material and anticipated traffic and loading, the following 
pavement sections are recommended as shown in Table 7: 
 
Table 7 - Pavement Recommendations 
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Section Recommended Pavement Sections (Inches) 

Asphalt 
Concrete 

Portland Cement 
Concrete 

Untreated 
Base Course 

Granular 
Borrow 

Total 

Local Street 3.0 - 6.0 6.0 15.0 

Collector 
Street 

3.0 - 6.0 10.0 19.0 

Parking Area 3.0 - 8.0 - 11.0 

Private Road 3.0 - 8.0 - 11.0 

- 5.0 6.0 - 11.0 

Dumpster 
Pads 

- 6.0 6.0 - 12.0 

The rigid pavement section is for non-reinforced Portland cement concrete. Concrete should be 
designed in accordance with the American Concrete Institute (ACI). The concrete should have a 
minimum 28-day unconfined compressive strength of 4,000 pounds per square inch and contain 6 
percent ± 1 percent air entrainment. 
 
Public pavement areas are to follow minimum design standards set by the reviewing authority, or the 
recommendations found in this report if they are greater than the minimum design standards.  

Pavement Maintenance 

All paved areas should have adequate crown and slope to provide positive drainage and prevent 
ponding of surface water and infiltration below the pavement section. Water collection devices such 
as gutters and ditches should be incorporated into the parking lot design to prevent percolation of 
surface water below the pavement section.  
 
Pavement sections have not been designed to support construction equipment. As such, the 
contractor should protect pavement areas from damage that may result from construction traffic.  
 
The pavement sections provided in this report are minimums for the given design criteria. Periodic 
maintenance is critical to the long-term performance of the pavement sections. A maintenance 
program that includes surface sealing, joint cleaning and sealing, joint grinding, repair and 
replacement of cracked slabs and timely repair of cracks and deteriorated areas will be critical to the 
pavement meeting its design life. 

Soil Corrosiveness  

The soil was sampled for Sulfate levels at soil depths that will come into direct contact with the 
footings and foundations.  These chemical levels are shown in Table 3 for reference. 

Cement Use 

Type I or IA mixes may be used in the design of these improvements.  The soil tested contained a 
negligible amount of water soluble sulfates. Based on our test results, concrete in contact with the 
in-situ soils will have a low potential for sulfate reaction and therefore the mix types of I or IA are 
acceptable.  Other types of mixtures may be used by the design team if other strength/functionality 
parameters are desired.  
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Construction Considerations 

On most project sites, the site grading is generally accomplished early in the construction phase. 
However, as construction proceeds the subgrade may be disturbed due to utility excavations, 
construction traffic, desiccation, rainfall, etc. As a result, the floor slab or footing subgrade may not 
be suitable for placement of crushed gravel and concrete and corrective action will be required. We 
recommend areas underlying floor slabs and footings be rough graded and then thoroughly proof-
rolled with a loaded tandem axle water or dump truck prior to final grading and placement of 
crushed gravel or concrete. Attention should be given to high traffic areas that were rutted and 
previously disturbed and to areas containing backfilled trenches. Areas where unsuitable conditions 
are located should be repaired by removing and replacing the affected material with properly 
compacted structural fill. All structural subgrade areas should be moisture conditioned and properly 
compacted to the recommendations in this report immediately prior to placement of the gravel and 
concrete. 

Geoseismic Setting 

Faulting 

Based on a review of Utah Geological Survey fault maps, the site is approximately 1.7 miles east of 
the East Cache fault zone central section. 

Soil Class 

The soil site class is D (S1 =0.32 g & SS = 0.999 g), with a Seismic Design Category D (Risk Category 
II) in accordance with Chapter 20 of ASCE 7 and IBC 2018. 

Liquefaction 

The site is in an area that has been classified as high to moderate liquefaction potential by the Utah 
Geological Survey. Liquefaction requires water, seismic activity, and loose sandy soils. Water and 
sandy soils were encountered during the site investigation. Due to the nature of the project, a full 
liquefaction analysis was not completed for the site.  
 

Estimated Historic High Water Table 

In order to determine the Estimated Historic High Water Table (EHHWT) elevation for the site, 
test pits were excavated with a back hoe excavator to a depth of 12-feet, or until the EHHWT was 
encountered. The EHHWT was observed in the soil pit based upon the soil characteristics of 
reduction/oxidation cycles that occur in soil over many years, possibly even centuries.  The accepted 
methodology for determining the EHHWT is observing the soil layer where mottling occurs.  
Mottling can be described as contrasting or blotchy color patterns within a dominant soil horizon.  
Mottling is formed when the seasonal water table rises into soil with aerobic conditions changing the 
conditions in the soil from aerobic (oxygen rich) to anoxic (lacking oxygen). 
 
Another indicator of anoxic soil conditions is the presence of ferrous iron in the soil.  The 
prolonged soil-saturation results in anaerobiosis leading to the formation of ferrous iron.  As the 
groundwater migrates from the historic high water mark and below the ferrous iron is distributed 
throughout the soil profile.  This type of occurrence is referred to as redoximorphic features.  The 
EHHWT measurements (as measured down from existing grade) are tabulated in Table 9 below: 
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Table 8 - Estimated Historic High Water Table 

Bore Hole Number EHHWT Depth (feet) 
TP-1 3.5 

TP-2 4.5 

TP-3 4.5 

TP-4 3.0 

TP-5 4.0 

TP-6 3.5 

TP-7 * 

TP-8 * 

TP-9 * 

TP-10 * 

TP-11 6.0 

TP-12 3.5 

TP-13 4.5 

TP-14 2.8 

TP-15 * 

*Due to in-situ soil conditions, typical EHHWT indicators were difficult to determine. Due to 
seasonal changes, we recommend using an EHHWT level of 1.0 feet above the encountered 
groundwater depth shown in Table 9. 

Groundwater 

Immediately following drilling operations, the groundwater was measured in each boring. Seasonal 
and longer-term groundwater fluctuations on the order of one and one-half to three feet are 
projected, with the highest seasonal levels generally occurring during the late spring and early 
summer months. The groundwater measurements (as measured down from existing grade) are 
tabulated in Table 9 below: 
 
Table 9 - Groundwater Depth 

Bore Hole Number Time of Drilling (feet) 
B-1 4.5 

TP-1 4.5 

TP-2 5.5 

TP-3 8.5 

TP-4 4.5 

TP-5 4.7 

TP-6 4.6 

TP-7 4.0 

TP-8 5.5 

TP-9 4.5 

TP-10 6.5 

TP-11 9.0 

TP-12 6.0 

TP-13 5.5 
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TP-14 3.2 

TP-15 4.5 

Closure 
Civil Solutions Group should be retained to provide observations during grading, excavation, 
foundation construction, and other earth-related construction activities related to this project.  The 
conclusions and recommendations presented in this report are based on the results of the field and 
laboratory tests which, in our opinion, define the characteristics of the soils at this site in a 
satisfactory manner. However, this report does not reflect variations that may occur between 
borings, across the site, or due to the modifying effects of construction or weather.  The nature and 
extent of such variations may not become evident until during or after construction.  If during or 
after construction, conditions are encountered which appear to be different than those presented in 
this report, it is requested that our office be advised, in order that appropriate action be taken. 
     
Our professional services have been performed, our findings obtained, and our recommendations 
prepared in accordance with generally accepted geotechnical engineering principles and practices. 
Any persons using this report for bidding or construction purposes should perform independent 
investigations as they deem necessary to determine subsurface conditions.  The scope of services for 
this project does not include either specifically or by implication any environmental or biological 
(e.g., mold, fungi, bacteria) assessment of the site or identification or prevention of pollutants, 
hazardous materials or conditions. If the owner is concerned about the potential for such 
contamination or pollution, other studies should be undertaken. 
 
This report has been prepared for the exclusive use of our client for specific application to the 
project discussed and has been prepared in accordance with generally accepted geotechnical 
engineering practices. No warranties, either express or implied, are intended or made. Site safety, 
excavation support, and dewatering requirements are the responsibility of others. If changes in the 
nature, design, or location of the project as outlined in this report are planned, the conclusions and 
recommendations contained in this report shall not be considered valid unless Civil Solutions Group 
reviews the changes and either verifies or modifies the conclusions of this report in writing. 
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Glossary/Explanation of  Terms or Procedures  

Throughout this report, we have used a number of words or phrases which may be unfamiliar in 
nature. Also, several procedural concepts have been mentioned repeatedly. For this reason, we have 
decided to define or discuss these items to better communicate with the reader(s). 
 
Compaction and Lift Size -   Contractors should be aware that there is direct relationship between 
lift size and size of the compacting equipment. The smaller the compactor, the smaller the maximum 
lift height. With “wacker” compactors, the maximum lift should be held at about 3-4-inches. With 
walk-behind trench compactors (2-tons or so), the lifts should be no more than 6-inches thick. 
Eight-inch lifts can be used with large ride-on devices (7-10-tons or greater) that roll and 
vibrate/pound.  Hoe pack devices on track hoes or backhoes can compact 6-8-inch lifts depending 
on size. However, the maximum lift size should not exceed 8-inches for most compactors.  Note: a 
lift is defined as the loose or un-compacted thickness of the soil layer being compacted 
 
Groundwater level - The groundwater level is a “rough guess” of where the uppermost water level 
is in a soil. We look for the first sign of free water coming in from the trench walls or appearing on 
the soil. In the soil logs, the groundwater level is identified by a solid or darkened triangle with a 
wavy line below it. 
 
Liquefaction - Loss of bearing strength of saturated and very fine-grained silts and sands during 
severe earthquakes. This strength-loss is due to the slow dissipation of pore pressure (due to low 
permeability) and the subsequent reduction of particle-to-particle contact induced by the shaking 
motion of the earthquake.   
 
Piezowater or Piezometer - To measure the groundwater level after a soil test pit is excavated, a 
pipe (a piezometer) is placed in the pit and left for at least 48-hours. The bottom 12-inches of the 
piezometer is slotted and capped to keep soil from entering and plugging up the pipe. The 
piezometer is then backfilled. After 48-hours, the water level in the piezometer is recorded. This 
level is the piezowater level. It is often higher than the point where water is first seen in a test pit 
during excavation. The importance is that the piezometer level is the potential depth of the 
groundwater for a site location should a ‘dig’ be done at the site.  However, this level may change 
over time depending on weather conditions (wet or dry years and periods); rust or mottling of the 
soils may indicate an historical level of the water.  In the soil logs, the piezowater level is a line with 
an “open” triangle above it and a wavy line below the triangle. The “open” triangle signifies the fact 
that the overlying soil “cap” has been removed. 
 
Topsoil - It is generally defined as surface soils (silts or clays) with greater than 2-percent organics; 
this soil is often dark brown to black in color. It generally has visible roots or organic matter and is 
highly compressible. Topsoil should never be used under a footing or load bearing structure; it is 
generally, too compressible and with loading, settles over time. It should be stockpiled for use in 
landscaped areas, used for wetland mitigation/re-seeding, as a pond liner, or exported from the site.  
 
Undisturbed soil - This is soil in its natural state, undisturbed by past excavation, farming, 
construction, or perturbation of any type. It is a most important feature. Areas that have been filled 
are always considered disturbed. On the other hand, “cut” areas can be considered undisturbed if 
the soil was cut with a straight bladed bucket edge, and not tines. If soils are disturbed, and footings 
or walls will be bear on these soils, they must be re-compacted. 
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Non-Engineered Fill – Non-engineered fill material is non-native (imported) material that has not 
been tested in the lab for engineering properties nor has a record of proper placement and 
compaction. Therefore, it should not be used for structural fill. This material can be used if properly 
prepared, but Civil Solutions Group recommends any non-engineered material in which loads will 
bear on be tested prior to placement. Once placed, this material should be tested to ensure structural 
properties are met. Recommendations in this report are based upon the materials encountered 
during the field investigation. 
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Appendix 

 
Figure 1 - Vicinity Map 
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Figure 2 - Site Map  
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Figure 3 - Looking North 

 

 
Figure 4 – Looking North 
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Figure 5 – Key to Soil Logs 
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Agenda Item #10 
 

Description Discussion & Consideration – Firefly Estates, Phase 1 
Final Plat, Located at approximately 1200 W and 2200 S. 
(Applicant: Return Development LLC) 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Make a motion to approve Firefly Estates, Phase 1 Final 
Plat, Located at approximately 1200 W and 2200 S. 
(Applicant: Return Development LLC) 

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

 

Background: 

Return Development has applied for final plat approval for Firefly Estates, Phase 1. 
Firefly Estates is a Residential- Planned Unit Development, approved by the City 
Council on February 27, 2020. Phase 1 contains a total of 63 lots, including 11 single 
family homes, 52 town homes and 0.84 acres of open space. The developer will also 
dedicate 1.91 acres of park space adjacent to Firefly Park as part of Phase 1, with the 
park being developed in proportion to the ratio of completed homes.  

The plat has the same general lot layout, roadways and open space as the preliminary 
plat that was approved by the City Council on February 27, 2020 and meets the space 
and density requirements for the R-PUD zone, in which the subdivision is located.  The 
City Planner, City Engineer and Public Works Director have reviewed the most recently 
submitted plat and supporting documentation and have determined that it meets City 
standards and is ready for approval.  



 

 

Maintenance and Ownership Plan 

NCC 19.32.050 provides that a maintenance and ownership plan is needed, which 
describes the operations and maintenance of proposed amenities and open space. The 
applicant has provided a copy of the proposed Covenants, Code and Restrictions for 
the area. This document includes a maintenance plan, which describes that the 
homeowners association will maintain, repair and replace the common areas and the 
improvements included and describes the areas in which individual homeowners are 
responsible. Information about insurance and costs have also been provided within the 
document. Insurance is described to cover 100% of replacement costs. Estimated 
staffing for maintenance is estimated to be 2 persons at a cost of $1,200 per month. 

Landscaping and Open Space Plan 

NCC 19.32.080 provides that landscaping with suitable plants, trees, shrubs, grasses 
and similar materials are required. The applicant has provided a landscape plan, which 
mirrors the landscape plan approved with the preliminary plat and includes a range of 
trees and shrubs set among grass in the common areas. The applicant proposes a 
small 0.84 HOA-managed park space that includes a playground with swingset. Staff 
has determined that the proposed playground meets the standards of NCC 19.32.050. 

Planning Commission Recommendation 

During the May 21, 2020 meeting, the Planning Commission recommended approval on 
Firefly Estates, Phase 1 Final Plat, located at approximately 1200 W and 2200 S with 
the conditions needed by city staff and City Engineer, including:  

1. The Plat needs the following updates: 
a.  All setbacks need to be drawn on the Plat, including for the 

townhomes, to ensure compliance with NCC 19.32.060. 
b. Update all TBC radius to 12’ 

2. The Construction drawings need the following updates: 
a. 2260 South needs a 1 ft buffer. 
b. Improvements on Meadow Lane need to comply with TS-3 Cross-

section with the 10 ft. trail on the west side. 
c. East Park Space should be dedicated to the City in first phase. 
d. Fencing along parcel 03-174-0001 needs to be installed 
e. Need to show and build 1/2 section TS-7 on 1200 W. 
f. Update all TBC radius to 12'.  This will affect the plat as well. 
g. Bottom of ponds need to be at least 2' above ground water. Need to 

show ground water elevation on pond plans. 



 

 

h. Minimum pavement structural section is 3/6/12. Update needed to 
meet this minimum requirement. 

i. Ensure stormwater calculations account for 1 ft of free board in the 
volume provided. 

j. "Pit Run" reference throughout plan needs to be changed to 
Granular Back Fill Borrow as indicated in APWA. 

k. A 2" meter can serve up to 25 units.  There are 2 options the City is 
considering for metering the town homes.  One is to install a single 
2" meter for each 25 units and individual shut off valves to each 
unit.  A bill would be sent to the homeowners association for each 
2" meter.  It would be the HOA responsibility to collect and make 
payment.  Option 2 is to run a 2" service line for each set  of 25 
units to a manifold system and run each unit off its own 1" meter.  
Update plans to reflect City’s decision on metering. 

l. Sewer and water service lines to the lots on the south need to be 
flipped.  Water 5' from property line and then sewer 10' from water. 
Water meters need to be in standard location, 5' behind walk. 

m. Ensure there is 10 ft spacing between water line and sewer. Label 
spacing width 

n. Provide directional ADA ramps at 1200 west. 
o. Need to show complete ROW width on 1200 West and 2200 South, 

both through and beyond development 
p. Need to show detailed designs of 1200 West and 2200 South, 

including widths of asphalt tie in, slopes of existing asphalt. 
q. Provide proof that outlet and existing ditch to west at NW corner 

provides adequate drainage for the site. 
3. The Landscape Plan needs the following updates: 

a. More detail is needed about the design of the playground to ensure 
compliance with NCC 19.32.050. 

4. The following additional information is needed prior to approval: 
a. Provide proof of infiltration/percolation test. Pond needs to drain 

within 72 hours.  
b. Provide geotechnical pavement design to verify the minimum 

structural requirement. 
c. Provide signed storm water pond agreement. 
d. Ensure building requirements for the townhomes meet Nibley City 

standards 
e.  Approval needed from Logan City for waste collection plan prior to 

City Council approval. Nibley City prefers dumpsters for townhome 
units. 



 

 

f. Construction Drawings must be signed by and approved by the City 
Engineer. 

Since the Planning Commission meeting, the applicant has provided the updated 
information, as recommended. Staff has determined that the applicant has met all the 
conditions and recommend approval of the Final Plat application, with the following 
condition: 

● This approval is contingent on the City’s rejection of the referendum on this 
project not being successfully challenged in court. Developer accepts all risks of 
moving forward with the plat while litigation regarding the referendum is ongoing. 

  





           Adam Mackelprang
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Part of Section 17, Township 11 North, Range 1 East of the Salt Lake Base and Meridian 

described as follows: 

 

Commencing East Quarter Corner of said Section 17 monumented with a Brass Cap monument 

thence S 89º45'23" W 1324.79 feet; thence S00º32’49”E 33.00 feet to the POINT OF 

BEGINNING and running    

 

thence S 00°32'49" E 446.90 feet; 

thence Northwesterly, a distance of 175.42 feet along a non tangent curve to the left of which the 

radius point lies S 54°30'13" W, with a radius of 183.00 feet, having a central angle of 54°55'22" 

and a chord that bears N 62°57'28" W 168.78 feet; 

thence S 89°34'51" W 40.23 feet; 

thence North 369.65 feet; 

thence N 89°45'23" E 186.30 feet to the point of beginning, containing 1.67 acres, more or less. 
 



















 

 

Agenda Item #11 & 12 
 

Description Public Hearing – Ordinance 20-13: Accessory Dwelling 
Unit Standards 

and 

Discussion & Consideration – Ordinance 20-13: 
Accessory Dwelling Unit Standards (First Reading) 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Make a motion to approve Ordinance 20-13: Accessory 
Dwelling Unit Standards, for first reading. 

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

 

Background: 

Update for July 30 

The City Council held a Workshop on June 25 to discuss the Accessory Dwelling Unit 
Ordinance. The following changes have been added to the draft ordinance based upon 
the discussion. 

● Definition for ‘Bona fide temporary absence’ added 
● Clarification that building permits are required for new or remodeled 
● Construction and certificate of occupancy with inspection and certificate of 

occupancy is required for all ADUs 
● Clarification added that impact fees and utility base rates will be charged for 

ADUs 



 

 

During the June 18, 2020 meeting, the Planning Commission recommended approval of 
an ordinance establishing standards for Accessory Dwelling Units. 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 
● Property owner habitation 
● Making ADUs for short-term rentals as a prohibited use 
● 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. 

 Cache County Monthly Planning Newsletter, February 2020 also provides some great 
information about ADUS: Cache County Monthly Newsletter: February 2020. 

Based upon discussions with the Planning Commission during workshop sessions and 
research on best practices, the draft ordinance includes the following provisions: 



 

 

A. ADUs are permitted in all zones 
B. Permit required for all ADUs to ensure compliance with chapter 
C. Short-term rentals are prohibited in ADUs 
D. Lot owner must live on property 
E. Must comply with all fire, building and health codes 
F. Separate addresses and mailboxes required 
G. Parking required: 2 additional to what is required for primary, that does not 

obstruct access to primary unit parking 
H. Limited to 1 ADU per lot for residential, 2 for commercial 
I. No ADUs on wetland or floodplain 
J. Minimum size for all ADUs: 300 sq. ft. Maximum for detached: 1,200 sq. ft. 
K. Maximum height of 2 stories or not exceed height of primary dwelling 

Planning Commission Recommendation 

During the June 18, 2020 meeting, the Planning Commission recommended to approve 
Ordinance 20-13: Accessory Dwelling Unit Standards with the following change. 

● Regarding setbacks, clarify that 10 feet for side and rear yards is the ‘minimum 
setback’ for detached accessory dwelling units, not in addition to the already 
established setbacks for accessory structures. 

 

  

 

 

  



ORDINANCE 20-13 
ACCESSORY DWELLING UNIT STANDARDS 

 
WHEREAS, Nibley City regulates land use within Nibley City boundaries; and 
 
WHEREAS, Nibley City recently adopted a Moderate-income Housing Plan as an appendix to the General Plan 
with a stated goal to allow for and reduce regulation related to accessory dwelling units in residential zones; and 
 
WHEREAS, Nibley City promotes the provision of a variety of affordable moderate-income housing options; 
and 
 
WHEREAS, Nibley City promotes the preservation of existing neighborhoods, while providing for population 
growth within the City. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE NIBLEY CITY COUNCIL OF NIBLEY, UTAH THAT: 
 

1. The attached Nibley City Code 19.24.250 and the proposed amendment to NCC 19.20.020 be 
adopted. 

2. All ordinances, resolutions, and policies of the City, or parts thereof, inconsistent herewith, are hereby 
repealed, but only to the extent of such inconsistency. This repealer shall not be construed as reviving 
any law, order, resolution, or ordinance, or part thereof. 

3. Should any provision, clause, or paragraph of this ordinance or the application thereof to any person 
or circumstance be declared by a court of competent jurisdiction to be invalid, in whole or in part, 
such invalidity shall not affect the other provisions or applications of this ordinance or the Nibley 
City Municipal Code to which these amendments apply. The valid part of any provision, clause, or 
paragraph of this ordinance shall be given independence from the invalid provisions or applications, 
and to this end the parts, sections, and subsections of this ordinance, together with the regulations 
contained therein, are hereby declared to be severable. 

4. This ordinance shall become effective upon posting as required by law. 
 

PASSED BY THE NIBLEY CITY COUNCIL THIS ______ DAY OF ________, 2020. 
 
 
 
 
 

______________________________ 
       Shaun Dustin, Mayor 

 
 
 
 
 
ATTEST: ______________________________ 

     David Zook, City Recorder     



Chapter 19.24.250 

Accessory Dwelling Units 

 

A. Purpose 
1. This chapter establishes approval criteria and outlines processing procedures for 

accessory dwelling units. 
2. The purpose of this chapter is to allow accessory dwelling units in zoning districts 

specified in this title, to establish the conditions under which accessory dwelling 
units are regulated under this chapter, and to set forth criteria and standards to be 
required of accessory dwelling units when this chapter is applicable. 

B. Definitions 
1. Accessory Dwelling Unit: A residential dwelling unit, but not a Mobile Home as 

defined by Utah State Code, located on the same lot as a single-family dwelling 
unit, either within the same building as the single-family dwelling unit or in a 
detached building. Accessory dwelling units shall be developed in accordance 
with the standards set forth in this chapter and only in those zoning districts where 
the use is listed as a permitted use. 

2. Bona fide temporary absence: A specified time in which a person is living away 
from the home for a period of time but intends to return to the home when the 
reason for the temporary absence is accomplished. Examples include military 
service, religious mission service or time spent at a vacation or second home. 

C. Accessory Dwelling Unit Approval Required 
1. All Accessory Dwelling Units shall comply with the standards and provisions of 

this title. Accessory dwelling units that existed prior to the adoption of this 
ordinance, that have not received formal approval, shall be considered illegal until 
approved in compliance with these provisions, and the City may deny any land 
use or building approval requested by an owner of property that has an illegal 
accessory dwelling unit. 

 
D. Application 

1. Persons shall make application for an accessory dwelling unit on forms prepared 
by Nibley City. No accessory dwelling unit application shall be processed without 
the submission of the application, all supporting materials as required by this 
chapter, and the processing fee. Incomplete applications shall not be processed 
under any circumstances. 

2. Supporting Materials. The accessory dwelling unit application shall be submitted 
with the materials listed herein.  



a. Notarized letter: a notarized letter of application shall be provided by the 
property owner stating that such owner will occupy the property except for 
bona fide temporary absences 

b. Floor Plan: A floor plan showing the floor in which the accessory dwelling 
unit will be located shall be provided 

c. Parking Plans: A parking plan shall be submitted showing the location of 
dedicated off-street parking for the accessory dwelling unit and the 
primary residence. 

d. Fire Extinguisher(s): Evidence of a fire extinguisher in the accessory 
dwelling unit shall be provided. 

e. Fee: The processing fee as required by the consolidated fee schedule as 
approved by the City council shall be paid in full. 

3. For new or remodeled construction, a building permit is required for all accessory 
dwelling units.  

4.  Prior to approval of all accessory dwelling unit application, a certificate of 
occupancy will be required to ensure compliance of fire, building and health 
codes.  

 
 

E. Approval Criteria 
1. Proposed accessory dwelling units in compliance with the following criteria to 

ensure the health and safety of occupants. 
2. Owner Occupation: the owner(s) of the residence shall live either in the primary 

dwelling in which the accessory dwelling unit was created or the accessory 
dwelling unit, except for bona fide temporary absences. 

3. Fire, building, and health codes. The design and size of the accessory dwelling 
unit shall conform to all applicable standards in the fire, building, and health 
codes. All necessary permits shall indicate the area to be designated for accessory 
dwelling unit use. 

4. Separate addresses and mailboxes shall be placed on all accessory dwelling units 
regulated by this chapter as required for public safety purposes.  

5. All entrances to attached accessory dwelling units shall be located on the rear or 
side of the building. 

6. Parking: Off-street parking for two vehicles, shall be provided for use by the 
tenants of the accessory dwelling unit. This parking shall be provided in addition 
to the required parking for the primary dwelling unit and shall not obstruct access 
to the parking of the primary dwelling unit. Parking surfaces shall be constructed 
of a hard surface, such as concrete or asphalt, or gravel.  

7. One Accessory Dwelling Unit: Only one accessory dwelling unit shall be allowed 
for each single-family dwelling lot. 
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8. Detached Structures: Accessory dwelling units may be permitted in a detached 
structure.  

9. Short Term Rental, as defined within this title, shall be a prohibited use within 
accessory dwelling units.  

10. No accessory dwelling unit shall be built on a registered wetland or flood plain 
11. Installation of separate water and sewer meters for accessory dwelling units shall 

be prohibited. 
12. Accessory dwelling units shall be charged the base rate for water and sewer usage 

in accordance with the Nibley City Fee Schedule. 
13. Accessory dwelling units shall be subject to impact fees for residential buildings 

in accordance with the Nibley City Impact Fee Schedule. 

 

 
F. Size, Height and Zoning 

1. Accessory dwelling units shall have the following requirements: 
a. Shall have the minimum size of 300 sq. ft.  
b. No detached accessory dwelling units shall be larger than 1,200 sq. ft. 
c. Detached accessory dwelling units shall follow the sizing and setback 

requirements for other accessory buildings as listed in NCC 19.24. For 
new detached accessory dwelling unit structures, a minimum rear and side 
setback of 10 feet is required.  

d. Detached accessory dwelling units shall not be permitted on lots smaller 
than 12,000 sq. ft. 

e. The total square footage of all detached accessory dwelling units shall not 
occupy more than twenty five percent (25%) of the rear yard. 

f. Detached accessory dwelling units shall be limited to two stories and shall 
not exceed the height of the primary single-family dwelling. 

2.  Accessory Dwelling Unit Use within Commercial, Neighborhood Commercial, 
and Industrial Zones 

a. Commercial buildings within Neighborhood Commercial Zones shall be 
allowed to have up to two attached accessory dwelling units. Accessory 
dwelling units shall be attached to the building. Dwelling Units shall be 
located either on the rear of the building or on the second story.  

b. Any Commercial Building shall supply two additional off-street parking for 
each accessory dwelling unit, in addition to parking required by the 
commercial use.  

c. Each accessory dwelling unit shall have a separate access apart from the 
commercial access to the building 

d. Each accessory dwelling unit must meet all applicable building, zoning, and 
fire code requirements. 



G. Noncompliance 
1. Owners of the property where the accessory dwelling unit use has been approved 

shall be responsible for their property’s compliance with the city’s ordinances and 
conditions of approval. Owners who fail to maintain or violate the city’s 
ordinances regulating accessory dwelling unit use or conditions upon which 
approval was contingent may have the permit revoked. Notice of violation shall 
be given to the owner of the residence containing the accessory apartment use 
providing 14 days to correct a violation before the permit is revoked. Persons 
aggrieved by the revocation of their permit may use the appeal process to have 
their grievances heard. 

 

 

 

 

19.20.020 Land Use Chart 
Nibley City Land Use Chart 
Key 

P:  Permitted Use  

NP:  Not Permitted Use  

C:  Conditional use 

  

A: Agriculture Zone 

R-E: Rural Estate Zone 

R-1: Residential Zone R-1 

R-1A: Residential Zone R-1A 

R-2: Residential Zone R-2 

R-2A: Residential Zone R-2A 

P/S: Park/School 
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C: Commercial Zone 

C-N: Neighborhood Commercial Zone 

I: Industrial Zone 

 

Use A R-E R-1 R-1A R-2 R-2A P/S C C-N I 

Residential 

Assisted Living Facility C C NP NP NP NP NP C C NP 

Artisan Shop C C C C C C NP C C C 

Bed and Breakfast Inn C C C C NP NP NP C C NP 

Building moved from another site C C C C C C C C C C 

Group Living Facility 1 C C C C C C NP NP NP NP 

Home Occupation C C C C C C NP NP NP NP 

Home Office P P P P P P NP NP NP NP 

Housing, Short-Term Rental C C C C C C NP NP NP NP 

Housing, Single-Family P P P P P P NP C C C 

Housing, Two-Family P P P P P P NP C C C 

Mobile Home Park NP NP NP NP NP NP NP NP NP C 

Nursing Home C C C C C C NP C C NP 

Temporary Office/Model Home C C C C C C NP C C C 

Accessory Dwelling Unit3 P P P P P P P P P P 

Use A R-E R-1 R-1A R-2 R-2A P/S C C-N I 

Agricultural/Animal 

Ag Implement Sales and Service C NP NP NP NP NP NP C NP C 

Agricultural Production P P P P P P P C C C 
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Animal Crematorium NP NP NP NP NP NP NP C NP C 

Arboretum/Nature Center C C C C C C C C C C 

Farmers' Market C C C NP NP NP C C C C 

Florist/Garden Center C C NP NP NP NP NP C P C 

Veterinary Clinic, Large Animal P NP NP NP NP NP NP C NP C 

Veterinary Clinic, Small Animal P NP NP NP NP NP NP C C C 

           

Use A R-E R-1 R-1A R-2 R-2A P/S C C-N I 

Public, Institutional, and Civic Uses 

Bus/Transit Terminal NP NP NP NP NP NP P C C C 

Cemetery C C C C C C P NP NP NP 

Church/Places of Worship C C C C C C C C C C 

Club/Service Organization/Lodge NP NP NP NP NP NP C C NP C 

College/University C NP NP NP NP NP P C NP C 

Government Services P NP NP NP NP NP P P NP P 

Hospital NP NP NP NP NP NP NP C NP C 

Public Park P P P P P P P P P P 

Private Park P P P P P P P P P P 

Utility Substation C C C C C C C C C C 

School C C C C C C P P C P 

           

Use A R-E R-1 R-1A R-2 R-2A P/S C C-N I 

Commercial 



Auditorium NP NP NP NP NP NP P C C C 

Bail Bonds/Pawnbroker NP NP NP NP NP NP NP C NP C 

Bakery NP NP NP NP NP NP NP P P P 

Banks/Financial Institutions NP NP NP NP NP NP NP P P P 

Beauty Salon/Spa NP NP NP NP NP NP NP P P P 

Business Equipment Sales and Service NP NP NP NP NP NP NP C C C 

Car Wash NP NP NP NP NP NP NP P P P 

Check Cashing/Credit Services NP NP NP NP NP NP NP C NP C 

Construction Sales and Service NP NP NP NP NP NP NP C NP C 

Daycare/Preschool, Commercial NP NP NP NP NP NP NP P P P 

Funeral Home NP NP NP NP NP NP NP P P P 

Gasoline Service Station NP NP NP NP NP NP NP P P P 

Gasoline, Wholesale NP NP NP NP NP NP NP NP NP C 

Hotel/Motel NP NP NP NP NP NP NP C C C 

Laundry Service NP NP NP NP NP NP NP C C C 

Liquor Store NP NP NP NP NP NP NP C NP C 

Low Power Radio Service/Cell Tower NP NP NP NP NP NP NP C NP C 

Medical/Dental Offices and Clinic NP NP NP NP NP NP NP P P P 

Medical Sales and Service NP NP NP NP NP NP NP P P P 

Personal Instruction Services C C C C C C C C C C 

Motor Vehicle Sales and Service NP NP NP NP NP NP NP C C C 

Office, Corporate C NP NP NP NP NP NP C C C 

Offices, Professional NP NP NP NP NP NP NP P P P 



Parking, Commercial NP NP NP NP NP NP NP C NP C 

Plumbing Services NP NP NP NP NP NP NP P C P 

Printing/Copying, Commercial NP NP NP NP NP NP NP P P P 

Protective Services NP NP NP NP NP NP NP C NP C 

Recreation/Entertainment, Commercial NP NP NP NP NP NP C C C C 

Restaurant, Fast Food NP NP NP NP NP NP C P P P 

Retail NP NP NP NP NP NP NP P P P 

Repair Service, General NP NP NP NP NP NP NP C C C 

Research and Development C NP NP NP NP NP NP C NP C 

Research Service NP NP NP NP NP NP NP C NP C 

Sexually Oriented Business NP NP NP NP NP NP NP NP NP C 

Transportation Services NP NP NP NP NP NP NP C NP C 

Temporary Vendor/Food Trucks C NP NP NP NP NP C P P P 

           

Use A R-E R-1 R-1A R-2 R-2A P/S C C-N I 

Industrial 

Junk/Salvage Yard NP NP NP NP NP NP NP NP NP C 

Manufacturing, Heavy NP NP NP NP NP NP NP NP NP C 

Manufacturing, Industrial NP NP NP NP NP NP NP NP NP NP 

Manufacturing, Light NP NP NP NP NP NP NP NP NP C 

Mineral Extraction NP NP NP NP NP NP NP NP NP C 

Pest Control NP NP NP NP NP NP NP NP NP C 

Recycling Collection Facility NP NP NP NP NP NP NP NP NP C 



Sign Shop NP NP NP NP NP NP NP NP NP C 

Sports Facilities NP NP NP NP NP NP C C NP C 

Storage Facility NP NP NP NP NP NP NP NP NP C 

Warehousing NP NP NP NP NP NP NP NP NP C 

Warehousing, Residential Storage NP NP NP NP NP NP NP NP NP C 

Welding/Machine Shop NP NP NP NP NP NP NP NP NP C 

Notes 

1. Group living facilities are governed by NCC 19.42 

2. Any land use not listed is not permitted 

3. Accessory dwelling units are governed by NCC 19.24.250 

 

 



 

 

Agenda Item #13 & 14 
 

Description Public Hearing – Ordinance 20-14: Update to Nibley City 
Code 21.10.020 Amending the Rural Preservation 
Subdivision 

and 

Discussion & Consideration – Ordinance 20-14: Update to 
Nibley City Code 21.10.020 Amending the Rural 
Preservation Subdivision (First Reading) 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Make a motion to approve Ordinance 20-14: Update to 
Nibley City Code 21.10.020 Amending the Rural 
Preservation Subdivision, for first reading. 

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

 

Background: 

Update for July 30 

During the June 25 meeting, a workshop was held regarding this ordinance 
amendment. A concern was expressed about ensuring that significant and sensitive 
lands were prioritized to be preserved in conjunction with the provision that open space 
be consolidated. The recommended ordinance amendment has been updated to reflect 
this provision. 



 

 

During the June 18, 2020 meeting, the Planning Commission recommended approval of 
Ordinance 20-14: Update to Nibley Ordinance 20-14: Update to Nibley City Code 
21.10.020 Amending the Rural Preservation Subdivision. The proposed code changes, 
which are reflected in the new ordinance, include: 
  

1. Clarifying language in section H-4 to encourage larger open spaces that 
can be built upon with future development, while eliminating “islands” of 
open space 

2. Changing the name of the Subdivision type to ‘Open Space Subdivision.’ 

Planning Commission Recommendation 
  
During the June 18, 2020 meeting, the Planning Commission recommended to approve 
Ordinance 20-14: Update to Nibley Ordinance 20-14: Update to Nibley City Code 
21.10.020 Amending the Rural Preservation Subdivision 

 

 

 

 

  



ORDINANCE 20-14 
UPDATE TO NIBLEY CITY CODE 21.10.020 AMENDING THE RURAL PRESRVATION 

SUBDIVISION 
 

WHEREAS, Nibley City regulates the subdivision of land within Nibley City boundaries; and 
 
WHEREAS, Nibley City promotes the preservation of meaningful open space for the enjoyment of its citizens; 
and 
 
WHEREAS, Nibley City promotes the efficient use of public resources to maintain open space in a satisfactory 
condition. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE NIBLEY CITY COUNCIL OF NIBLEY, UTAH THAT: 
 

1. The attached proposed amendment to NCC 21.10.020 be adopted. 
2. All ordinances, resolutions, and policies of the City, or parts thereof, inconsistent herewith, are hereby 

repealed, but only to the extent of such inconsistency. This repealer shall not be construed as reviving 
any law, order, resolution, or ordinance, or part thereof. 

3. Should any provision, clause, or paragraph of this ordinance or the application thereof to any person 
or circumstance be declared by a court of competent jurisdiction to be invalid, in whole or in part, 
such invalidity shall not affect the other provisions or applications of this ordinance or the Nibley 
City Municipal Code to which these amendments apply. The valid part of any provision, clause, or 
paragraph of this ordinance shall be given independence from the invalid provisions or applications, 
and to this end the parts, sections, and subsections of this ordinance, together with the regulations 
contained therein, are hereby declared to be severable. 

4. This ordinance shall become effective upon posting as required by law. 
 

PASSED BY THE NIBLEY CITY COUNCIL THIS ______ DAY OF ________, 2020. 
 
 
 
 
 

______________________________ 
       Shaun Dustin, Mayor 

 
 
 
 
ATTEST: ______________________________ 

     David Zook, City Recorder     
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 21.10.020 Open Space SubdivisionOpen Space Subdivision 

 
A. Purpose: The purpose of this section is to provide for subdivision development within Nibley City 

in a manner that: 

1. Helps preserve the rural feeling of Nibley City as outlined in the General Plan; 

2. Provides Open Space Land with a specific purpose that provides visual and physical 
access to the public. 

3. Supports adopted City policies to conserve a variety of irreplaceable and environmentally 
sensitive resources and agricultural lands as set forth in the General Plan; 

4. Protects constrained and sensitive lands, including, but not limited to, those areas 
containing sensitive features such as steep slopes, floodplains, and wetlands, by setting 
them aside from development; 

5. Provides Open Space Land, including those areas containing unique or natural features 
such as meadows, grasslands, tree stands, streams, stream corridors, berms, waterway, 
farmland, wildlife corridors and/or habitat, historical buildings and/or sites, archeological 
sites, and green space, by setting them aside from development; 

6. Reduces erosion and sedimentation by the retention of existing vegetation and the 
minimization of development on steep slopes and other constrained and sensitive lands; 

7. Provides for a diversity of lot sizes to accommodate a variety of age and income groups 
and residential preferences, so that the community's population diversity may be enhanced; 

8. Provides incentives for the creation of greenway systems and Open Space Land within the 
City for the benefit of present and future residents. 

9. Creates neighborhoods with direct visual and/or physical access to Open Space Land; 

10. Maintains and creates scenic views and elements of the City's rural and scenic character 
and minimizes perceived density by maintaining views of new development from existing 
roads. 

 
B. Definitions: For the purpose of this section, the following words shall have the meanings set forth 

herein: 

1. OPEN SPACE LAND: Any parcel or area of land dedicated under this section as indicated 
on a Open Space Subdivision Plat for the access and/or visual enjoyment of the public. 
Open Space Land must meet the standards and requirements of this section. Open Space 
Land may not be contained in the privately-owned parcel except as specifically allowed in 
this ordinance. Open Space Land must have 25% of its border adjacent to public access 
right-of-way, easement, or City park or contain a trail open to the public which traverses or 
runs adjacent to the Open Space Land. Open Space Land area shall not be included in 
setback areas calculations for principal or accessory uses. 

2. CONSTRAINED AND SENSITIVE LAND: Land which is generally unbuildable without 
engineered ground modifications, or which contains features including, but not limit to 
Federal, State, or municipally designated wetlands, floodplains, slopes greater than 20%, 
faults, designated canals per Nibley Ordinance and other geologically or environmentally 
sensitive features that require mitigation, special insurance or permits from government 
authorities to allow development. This land may be used as Open Space Land if it complies 
fully with conditions within this ordinance for qualification of Open Space. 
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3. WATERWAY: Surface water runoff and drainage, drainage ditches and irrigation 
waterways, whether surface or subsurface and natural waterways including creeds, 
streams, springs, rivers, ponds, and wetlands. 

4. TREE STAND: A group or cluster of trees within a geographic location that are occurring 
naturally or artificially. 

5. MEADOWS: Land vegetated with native species of grasses, trees, forbs, and flowers, either 
undisturbed or constructed, that can be sustained without supplemental irrigation. Actively 
used pasture and agricultural land are not considered Meadows under this definition. 

6. PASTURE: A fenced enclosure or confined area used for the grazing of livestock or small 
animals which contains sufficient vegetation to serve as the principle food source for the 
livestock confined therein. 

7. NET DEVELOPABLE LAND: Net Developable Land shall include the total area of the 
proposed development minus land that is required by Nibley City ordinance to be dedicated 
to the City including, but not limited to: 

8. Public access rights-of-way 

9. Land required to be dedicated along waterways 

10. Preservation lands with infrastructure installed to City standards by the developer as part 
of the development process (parks, trails, etc.) 

11. Constrained and Sensitive Land as defined herein 

12. Easements, lands dedicated to the City for preservation space but without public rights of 
access, and other utility or general rights-of-way without access to the public shall be 
included as Net Developable Land. 

13. Net Developable Land may be calculated for the purposes of concept review and 
preliminary plat approval based on either rule of thumb as outlined in the Lot Standards 
chart for the underlying zone of the proposed subdivision or based on actual measurements 
derived from the proposed plat. Calculation of Net Developable Land for final plat approval 
shall use actual measured Net Developable Land area. The proponent shall demonstrate 
compliance with this provision by calculation based on values demonstrably derived from 
the proposed final plat. 

 
C. Applicability: 

1. The election to develop the property as a Open Space Subdivision is voluntary and 
provided to developers as an alternative to the standard subdivision process codified in 
NCC 19 and NCC 21. The intent of this section and the Open Space Subdivision options is 
to encourage the creation and development of flexible designed Open Space Land and 
variety in lot size and conformation. Open Space Subdivisions may be developed within 
applicable residential zones of the City. Open Space Subdivisions shall be developed in 
accordance with and subject to the development standards, conditions, procedures and 
regulations of this section and with all other applicable subdivision ordinances and zoning 
regulations of the City which are not otherwise in conflict with the provisions of this section. 

2. In cases of conflict with other Nibley City ordinances, the terms of this section shall govern. 

3. Development Options: In R-1, R-1A, and R-2 zones in Nibley City, developers may elect to 
develop a Open Space Subdivision. R-2A zones may also be developed under the terms 
of this ordinance; in such cases, the R-2A zoned property shall be treated as R- 
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2 for the purposes of calculating underlying base density, number of lots, bonus density, lot 
sizes, and all other provisions outlined in this ordinance. If the zone is not listed above, it 
does not qualify for a Open Space Subdivision. 

4. Developers desiring to develop the property as Open Space Subdivision are  subject to the 
development standards, conditions procedures and regulations of this section. 

 
D. Application Process: 

1. Applications for a Open Space Subdivision shall be submitted and processed in accordance 
with the requirements and procedures set forth in the City Subdivision Ordinance, including 
submission and approval of schematic, preliminary and final plans or plats, and any 
additional procedural requirements set forth in this section, including, but not limited to, 
submission of a sensitive area designation plan and maintenance plan. 

2. Pre-application Meeting: Applicants for a Open Space Subdivision shall have a pre- 
application meeting with the Development Committee as established in NCC 21.06.030to 
review the application and answer questions provided by the applicant. Prior to this 
meeting, the developer shall submit the draft plan of the proposed subdivision and shall 
include the following: 

a. Zoning and parcel location 

b. Total gross acres 

c. Estimated right-of-way dedication 

d. Estimated Constrained and Sensitive Land 

e. Estimated Net Developable Land 

f. Estimated Open Space Dedication and proposed uses. 

g. Total number of lots based on density bonus 

h. Estimated lot sizes and subdivision layout. 
 

3. Sensitive Area Designation Plan Map: All applications for a Open Space Subdivision shall 
include a sensitive area designation plan map prepared in accordance with the provisions 
set forth herein and submitted with the preliminary plat. The sensitive areas designation 
plan map shall identify all constrained and sensitive lands within the property boundaries 
as set forth in this section. The sensitive area designation plan map shall also clearly 
identify all-natural or cultural resources present on the property, including, but not limited 
to those defined in this ordinance (geographic features, meadows, tree stands, streams, 
stream corridors, floodwalls, berms, waterways, canals, irrigation ditches, farmland, 
pastures, wildlife corridors and/or habitat; historic buildings and/or sites; archeological sites; 
cultural features and green space). Applicants are solely responsible for the accuracy and 
designation of constrained and sensitive lands as defined in this ordinance, and natural and 
cultural resources as defined by the United States, State of Utah, Cache County, and Nibley 
City on the sensitive area designation plan map for their project and applicable adjacent 
property. The applicant shall include all sensitive areas within four hundred feet(400') of the 
developments property boundaries as noted in City, County, State, and Federal records. 

4. Maintenance Plan for preserved Open Space Land: The developer must submit a 
Preliminary Maintenance Plan in accordance with subsection M,2 of this section and with 
the preliminary plat. For final plat application, the developer must submit a Final 
Maintenance Plan in accordance with subsection M,3 of this section. The Final 
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Maintenance Plan shall be attached to the Development Agreement required by NCC 21 
and recorded with the Final for the property. 

 
E. Dimensional Standards: 

1. The lot standards within a Open Space Subdivision shall be determined in accordance with 
the Lot Standards Chart.Lot Standards Chart. 

2. Procedure for Calculating Allowed Number of Lots: The Allowed Number of Lots including 
the density bonus for a Open Space Subdivision shall be determined as follows using the 
appropriate Incentive Multiplier from the Lot Standards Chart. The developer shall follow 
the process outlined below to determine allowable properties of the proposed subdivision 
and use these properties in developing the preliminary and final plats. All calculations and 
measurements shall be clearly documented in order and following the process outlined 
below and submitted with the plat applications: 

a. The subdivision must be in one of the approved zones as listed within the Open 
Space Subdivision requirements, and all calculation will be based on the parcel's 
current zone at the time of application and the associated Lot Standards Chart with 
the exception of R-2A zones: R-2A zones shall be treated as R-2 zones for the 
purposes of this ordinance. 

b. Provide to the City the total area contained within the subdivision plat. 

c. Provide to the City the total area being dedicated to rights-of-way. 

d. Provide to the City the total acres of Constrained and Sensitive Land. 

e. Provide the City the total Net Developable Land area as defined within this section. 

f. State the area of proposed Open Space Land. 

g. Calculate Open Space Ratio. 

h. Calculate the Base Number of Lots per zone: 

(1) Base Number of Lots R-1 = Net Developable Land / 1 acre 
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(2) Base Number of Lots R-1A = Net Developable Land / .75 acres 

(3) Base Number of Lots R-2 and R-2A = Net Developable Land / 0.5 acres 
 

i. Determine Incentive Multiplier 

(1) Determine Incentive Multiplier based on the Lot Standards Chart, the 
applicable zone, and the Open Space Ratio. 

 
j. Calculate total allowed 

(1) Total allowed lots = Base number of lots multiplied by the Incentive 
Multiplier 

 
 

F. Lot Area, Frontages, and Zoning Regulations: 

1. The subdivision, along with each lot within the subdivision, shall meet and comply with the 
minimum lot sizes, average lot sizes, and frontages shown on the Lot Standards Chart. 
Except for these requirements, the Zoning Regulations (NCC 19) for the underlying zone 
shall apply to Open Space Subdivisions, unless otherwise noted within this section. 

 
G. Conservancy Lots: 

1. Open Space Land and Constrained and Sensitive Land may be included within individual 
residential lots when such areas can be properly protected and preserved in accordance 
with the intent and purpose of this section. Such lots shall be known and referred to as 
"conservancy lots". These lots must contain a minimum of 0.5 acres of Open Space Land, 
except for areas approved by Nibley City as defined Landscape Buffers, and that Open 
Space Land must meet the design standards and use standards within this section. 

2. Regulations: Open Space Land and Constrained and Sensitive land within a Conservancy 
Lot shall remain subject to all regulations and requirements for such land as set forth herein, 
including, but not limited to, use, design, maintenance, ownership and permanent 
protection. Open Space Land must be developed and maintained within the first year of the 
date of issuance of a Notice to Proceed under NCC 21. 

3. The portion of each Conservancy Lot that is not Open Space Land must meet the minimum 
lot size on the applicable Lot Standards Chart and shall be the portion of the Conservancy 
Lot used to calculate the average and minimum lot size within the subdivision. 

 
H. Use Regulation: Use of the land in a Open Space Subdivision that is not Open Space Land is 

subject to any restrictions set forth in NCC 19, unless otherwise specified within this section, for 
the zone in which the land is located. Use of Open Space Land within a Open Space Subdivisions 
is subject to the following: 

1. Permitted Uses on Open Space Land: The following uses are permitted in Open Space 
Land areas: 

a. Street rights-of-way may traverse Open Space Land if permitted under City 
ordinances; provided, areas encumbered by such facilities and/or rights-of-way 
shall not be counted as Open Space Land when computing the Open Space Ratio 
in the Lot Standards Chart. 

b. Utility rights-of-way or easements, including above ground and underground utilities 
may traverse Open Space Land if permitted by City ordinance; areas encumbered 
by such facilities and/or rights-of-way may be counted as Open 
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Space Land when computing the Open Space Ratio in the Lot Standards Chart so 
long as the rights-of-way and easements otherwise meet the requirements of this 
ordinance for Open Space Land. 

c. Agricultural and horticultural uses, including raising crops wholesale nurseries and 
associated buildings that are specifically needed to support active, viable 
horticultural operations. Wholesale nurseries must obtain an operating permit and 
business license from the City and must comply with all fencing and maintenance 
requirements of this ordinance. 

d. Conservation of open land in its natural state; e.g., meadows, tree stands, wetlands, 
forestland. 

e. Waterways along with dedicated public access rights-of-way or easements along 
one or both sides. 

f. Underground utility easements for drainage, access, sewer or water lines, electric 
lines or other public purposes. 

g. Active noncommercial recreation areas, such as trails, playing fields, playgrounds, 
courts, and multipurpose trails. These parcels shall be maintained by the City or an 
owners’ association and shall be open to the public if maintained by the City, or 
residents within the Open Space Subdivision if maintained by a functional owners 
association. 

h. Agricultural uses excluding livestock operations involving swine, poultry, and mink. 
Open Space Land of less than one-half (0.5) acre may be used as landscaped 
buffers for roadways, landscaped entrances to subdivisions, neighborhood "pocket 
parks" or similar amenities that meet standards and uses listed herein. 

i. Fencing that is rural in character. All fencing must be transparent, such as rail 
fences, post fences, or wire fences and architecturally appropriate to the use as 
determined by the City Planner. Chain link fences are not permitted on Open Space 
Land. All applicants must receive a fence permit from the City before construction 
of any proposed fence. 

j. Golf courses, not including commercial miniature golf. A development plan must be 
turned in as part of the approval process that outlines ownership, development, and 
building plans. 

k. Neighborhood Open Space Land uses such as village greens, commons, picnic 
areas, community gardens, trails, and similar low-impact passive recreational uses. 
Neighborhood Open Space Land must be owned and maintained by an owners’ 
association or the City. 

l. Pasture for sheep, goats, cows, horses or other animals approved by Nibley City 
code. Pasture and animal density must conform with Nibley City Animal Land Use 
Regulations and be enclosed with appropriate fencing. 

m. Silviculture, in keeping with established standards for selective harvesting and 
sustained yield forestry. 

n. Water supply and sewage disposal systems, and stormwater detention areas 
designed, landscaped, and available for use as an integral part of the Open Space 
Land. These facilities must be built to Nibley City Design Standards and 
Specifications, must contain a tree for every 300 square feet and planted around 
the perimeter, an irrigation system must be installed, and be planted with grass or 
natural vegetation 
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2. Prohibited Uses on Open Space Land: The following uses shall be considered prohibited 
in Open Space Land areas: 

a. Motor vehicles are prohibited except as necessary to maintain and operate the 
property and/or utility facilities within the property. Recreational motorized off-road 
vehicle usage including but not limited to motorcycles, dirt bikes, go-carts, OHVs, 
dune buggies, side-by-sides and their derivatives, and snowmobiles are prohibited. 

b. Firearm ranges, and other uses similar in character and potential impact are 
prohibited. 

c. Advertising of any kind and any billboards or signs; provided, directory and 
information signs may be displayed describing the easement and prohibited or 
authorized the use of the same. 

d. Any cutting of trees or vegetation, except as reasonably necessary for fire 
protection, thinning, elimination of diseased growth, control of non-native plant 
species, maintenance of landscaped areas, and similar protective measures or 
those activities relating to permitted agricultural uses or other uses allowed within 
this section. 

e. Any development, construction or location of any manmade modification or 
improvements such as buildings, structures, roads, parking lots, or other 
improvements, except as may be necessary to support a permitted use. 

f. Any dumping or storing of ashes, trash, garbage, vehicles, trailers, recreational 
vehicles or other equipment except for equipment needed to maintain the land. 

g. Any filling, dredging, excavating, mining, drilling, or exploration for and extraction of 
oil, gas, minerals or other resources from the property. 

h. Any residential, commercial or industrial activity except as specifically permitted in 
this ordinance. 

i. Burning of any materials, except as necessary for agricultural, drainage and fire 
protection purposes. 

j. Changing the topography of the property by placing on it any soil, dredging spoils, 
landfill, or other materials, except as necessary to conduct specifically permitted 
purposes. 

k. Hunting or trapping for any purpose other than predatory or problem animal control. 

l. The change, disturbance, alteration, or impairment of significant natural ecological 
features and values of the property or destruction of other significant conservation 
interests on the property. 

m. The division, subdivision or de facto subdivision of the property. 

n. The use of motor vehicles, including snowmobiles, all-terrain vehicles, motorcycles 
and other recreational vehicles. 

o. All other uses and practices inconsistent with and detrimental to the stated 
objectives and purpose of this section. 

 
3. Constrained and Sensitive Lands: Except for passive recreational activities, no 

development or residential uses shall be permitted within Constrained and Sensitive Lands 
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4. Open Space Land Coordination: Open space land shall be consolidated and located on the 
border of proposed subdivision and be located adjacent to undeveloped or open space land 
where possible. In consideration of open space consolidation, design standards described 
in this chapter shall be maximized, including the preservation of significant areas and 
natural landscape, and adequate pedestrian access.  

5. Open Space Lands: Standards pertaining to the quantity, quality, configuration, use, 
permanent protection, ownership, and maintenance of the Open Space Land within a Open 
Space Subdivisionshall be complied with as provided herein. 

 
I. Open Space Land Design Standards: Open Space Land shall be located and designed within the 

Open Space Subdivision to add to the visual amenities of neighborhoods and the surrounding area 
by maximizing thevisibility of Open Space Land. Designated Open Space Land within a Open 
Space Subdivision shall also comply as defined in this section, permitted uses as listed in this 
section, and meet three (3) or more of the following standards: 

1. Significant Areas and Natural Landscape: Open Space Land shall include the most unique 
and sensitive resources and locally significant features of the property within the 
subdivision. Specifically, meadows, waterways and wetlands as defined in this Ordinance, 
and tree stands and contain a minimum of 0.5 acres. Other uses include berms, wildlife 
corridors and/or habitat and must extend a minimum of 15’ on each side of the feature. This 
Open Space Land may also contain historic buildings and/or sites, archeological sites, and 
cultural features. The maintenance plan shall outline how the property will be preserved 
and maintained. The maintenance plan must specify what type of feature(s) that is being 
preserved and how the property will be maintained. 

2. Contiguous Land: Open Space Land within a Rural Conservation Subdivision shall be 
contiguous within the subdivision, or to other Open Space Land in adjacent subdivisions or 
developments to provide for large and integrated Open Space Land areas within the City. 

3. Agricultural Land: Privately held Open Space Land that is used for agricultural purposes as 
defined in this Ordinance and is 0.5 acre or greater in size. 

4. Buffering: Open Space Land shall be designed to provide buffers and to protect scenic 
views as seen from existing public rights-of-way and from public parks or trails. Buffering 
area along public rights-of-way or street must be at least thirty (30’) feet wide. Buffering 
must be landscaped, at the sole cost of the developer and shall provide for every hundred 
(100) linear feet of buffer, six (6) trees and fifteen (15) shrubs. Tree and shrub species must 
be approved by the City’s arborist or the City’s Park Director. Trees and shrubs shall be 
planted within thirty (30) feet of the right-of-way or public park. Irrigation shall be provided 
by the developer and shall be designed and installed to Nibley City Standards for City parks 
current at the time of approval of Final Plat. Open Space buffer areas shall be under single 
ownership. 

5. Pedestrian Access: Developer shall provide pedestrian access to Open Space Land which 
is open to public or owners’ association member use. Access methods can be a trail, park, 
recreation space, or neighborhood gathering space. 

6. Recreation Space: Open Space Land maybe designated as recreation space or park 
space, including maintained grass, trails, picnic areas, playgrounds, sports fields or other 
recreation and park amenities. These recreation spaces are conditional upon the City 
Council’s approval, and amenities must be approved by the City Council before final 
approval of the maintenance plan can be given. Publicly and owners’ association owned 
open spaces shall be fully developed and operational in conjunction with each phase of 
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the subdivision as a percentage of the total developed value of the subdivision (for example, 
if 25% of the dollar value of the development is being constructed, then a minimum of 25% 
of the dollar value of the built-out Recreation Space must be developed). The determination 
of value, construction sequencing, and acceptance criteria shall be specified in the 
development agreement; until improvements are accepted by the City for the attendant 
phase, no permits shall be issued for subsequent phases. 

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. 

 
J. Permanent Protections of Open Space Land: 

1. Conservation Easement: All Open Space Land shall be permanently restricted from future 
development by a conservation easement or other method of protection and preservation 
acceptable to the City. Under no circumstances shall any development be permitted in the 
Open Space Land at any time, except for those permitted or conditional uses listed herein 
and approved in conjunction with the Open Space Subdivision. All conservation easements, 
or another acceptable method of protection and preservation of the Open Space Land 
within a Open Space Subdivision, shall be approved by the City Council and recorded prior 
to or concurrent with the recording of the final plat for the Open Space Subdivision. 

2. Terms and Conditions: All conservation easements, or another acceptable method of 
protection and preservation of the Open Space Land within a Open Space Subdivision, 
shall be in substantially the same form as the standard conservation easement form 
provided by the City and shall include, at a minimum, the following terms and/or conditions: 

a. Legal description of the easement; 

b. Description of the current use and condition of the property; 

c. Permanent duration of easement; 

d. Permitted and conditional uses; 

e. Prohibited development and/or uses; 

f. Maintenance responsibilities and duties; and 

g. Enforcement rights and procedures. 
 

3. Marking of Open Space Land: Open space land shall be marked at each corner and 
property line intersection with a minimum 4” diameter x 3’ deep concrete monument 
provided with an aluminum or brass cap cast or epoxied into the monument. Caps shall be 
stamped “Nibley Conservation Marker, Do Not Remove”, and an arrow stamped into the 
cap perpendicular to the Open Space boundary line and pointing into the Open Space. 
Monuments shall be placed such that the top 6” of the monument is above finished grade 
at the monument location. 

4. Grantee: Unless otherwise approved by the City Council, the grantee of a conservation 
easement shall consist of one of the following acceptable entities which entity shall be 
qualified to maintain and enforce such conservation easement: land trust, conservation 
organization, or governmental entity. The City may, but shall not be required to, accept, as 
grantee, a conservation easement encumbering Open Space Lands within a Open Space 
Subdivision, provided there is no cost of acquisition to the City for the 
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easement and sufficient access to and maintenance responsibilities regarding the Open 
Space Land are provided. 

 
K. Ownership of Open Space Land: 

1. Undivided Ownership: Unless otherwise approved by the City Council and subject to the 
provisions set forth in this section, the underlying fee Ownership of the Open Space Land 
shall remain in single Ownership and may be owned and maintained by one of the following 
entities: homeowners’ association, land trust, conservation organization, governmental 
entity, or private individual. 

2. Property Not Subject to Subdivision: Property subject to a conservation easement, or 
another acceptable method of protection and preservation, shall not be subdivided. 

3. Nibley City may at its sole discretion opt to take ownership of Open Space Land at the 
subdivision approval stage. The developer shall landscape the property with sod, grass, 
trees and an irrigation system or other natural landscape features as appropriate as 
determined by the City Council. 

4. Owners' Association: Open Space Land may be held in common ownership by a Home 
Owners' or other acceptable Owners' Association, subject to all the provisions for Owners' 
Associations set forth in state law, the City Code, and the following: 

a. A description of the organization of the proposed Association, including its bylaws, 
and all documents governing ownership, maintenance, and use restrictions for 
Open Space Land, including restrictive covenants for the subdivision, shall be 
submitted by the developer with the final plat application. 

b. The proposed association shall be established, funded and operating (with financial 
subsidization from the Developer, if required in by the City in the development 
agreement) prior to or concurrent with the recording of the final plat for the 
subdivision; 

c. Membership in the association shall be mandatory for all purchasers of property 
within the subdivision and their successors in title. 

d. The association shall be the responsible party for maintenance and insurance of its 
Open Space Land under the Final Maintenance Plan for the subdivision; 

e. The bylaws of the association and restrictive covenants for the subdivision shall 
confer legal authority on the association to place a lien on the real property of any 
member who falls delinquent in dues. Such dues shall be paid with the accrued 
interest before the lien may be lifted; and 

f. Written notice of any proposed transfer of Open Space Land by the Association or 
the assumption of maintenance for the Open Space Land must be given to all 
members of the Association and to the City no less than thirty (30) days prior to 
such event. 

g. The owners’ association shall be required to provide a bond or line of credit to the 
City for the cost of one year of maintenance of property owned by the Association, 
to be maintained by the Association for as long as the Association owns the Open 
Space. 

h. In the event of a failure of the owners’ association to maintain the properties in 
accordance with the requirements of the development agreement, the City shall 
revoke the owners’ association’s bond, determine an appropriate assessment for 
the operation and maintenance of the open space, and assess all properties of the 
Subdivision on a monthly basis for said maintenance. 
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5. Private Ownership: A conservation parcel may be owned by a private individual or entity. 
Such parcels shall have a defined purpose and restrictions recorded in the maintenance 
plan and comply with this section. 

 
L. Maintenance of Open Space Lands: 

1. Costs: Unless otherwise agreed to by the City, the cost and responsibility of maintaining 
Open Space Land shall be borne by the owner of the underlying fee of the Open Space 
Land. 

2. Preliminary Maintenance Plan: A Preliminary Maintenance Plan shall be turned in with the 
preliminary plat for proposed maintenance of Open Space Land within the subdivision. This 
plan shall outline the following: 

a. The proposed Ownership of the Open Space Land; 

b. The party that will be responsible for maintenance of the Open Space Land; 

c. The proposed use of the Open Space Land and how each parcel of Open Space 
Land meets the standards listed within this section; 

d. The size of each Open Space Land parcel; and 

e. The proposed concept plan for landscaping of the Open Space Land. 
 

3. Final Maintenance Plan: The developer shall submit a plan outlining maintenance and 
operations of the Open Space Land and providing for and addressing the means for the 
permanent maintenance of the Open Space Land within the proposed Open Space 
Subdivision application for the subdivision. The developer shall provide a final maintenance 
plan with the final plat and the plan shall contain the following: 

a. Ownership agreements for Open Space Land; 

b. A description of the use of the Open Space Land and how that use complies with 
this section; 

c. The establishment of necessary regular and periodic operation and maintenance 
responsibilities for the various kinds of Open Space Land (e.g., lawns, playing fields, 
meadow, pasture, wetlands, stream corridors, hillsides, cropland, woodlands, etc.); 

d. The estimated staffing needs, insurance requirements, and associated costs, and 
define the means for funding the maintenance of the Open Space Land, and the 
operation of any common facilities located thereon, on an ongoing basis, including 
means for funding long-term capital improvements as well as regular yearly 
operating and maintenance costs; and 

e. The landscaping plans for parcels that will be owned by an owners association or 
by the City. 

f. Approval: The Final Maintenance Plan must be approved by the City Council prior 
to or concurrent with final plat approval for the subdivision. The Final Maintenance 
Plan shall be recorded against the property within the subdivision and shall include 
provisions for the City's corrective action rights as set forth herein. Any changes or 
amendments to the Final Maintenance Plan must be approved by the City Council. 

 
4. The developer shall offer an approved letter of credit, bond or escrow for all proposed 

improvements and must complete all proposed open space improvements within the first 
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three years of approval. If a designated open space parcel is planned to be maintained by 
a single property owner, the developer shall maintain that property until title is transferred 
to a new property owner. 

5. Failure to Maintain: For all open space designated under the terms of this Ordinance, 
including privately held Open Space Lands, the responsible party for the maintenance of 
the Open Space Land in accordance with the terms of this ordinance, the approved 
maintenance agreement, any conditional use permits, business licenses or any other 
agreements between the City and the responsible party, or the operation of any common 
facilities located thereon fails to maintain all or any portion of the Open Space Land or 
common facilities in accordance with the aforementioned agreements and ordinances, the 
City may assume responsibility for the maintenance and operation of the Open Space Land. 
If the City assumes responsibility under this paragraph, any remaining development escrow 
or bond funds may be forfeited, liens for maintenance costs shall be assessed as described 
herein, and any permits, licenses or operating agreements may be revoked or suspended 
by the City in the City’s sole discretion. The owner shall not impede the City in their efforts 
to maintain the open space. 

6. Corrective Action: The City may enter the premises and take corrective action, including 
extended maintenance. The costs of such corrective action may be charged to the property 
Owner and may include administrative costs and penalties. Such costs shall become a lien 
on said properties. Notice of such lien shall be filed by the City in the county recorder's 
office. The maintenance plan and all other documents creating or establishing any 
Association or conservation organization for the property shall reference the City's 
corrective action authority set forth herein and shall be recorded against the property. 

7. Implementation and Maintenance: The developer of the subdivision shall fund 
implementation and maintenance of the conservation easement until such time as the 
control of the easement is transferred to the long-term manager. The developer shall 
address implementation, development, maintenance and transfer procedures in the 
sensitive area designation plan map or master development plan, as applicable. 

8. Maintenance Access: The developer of the subdivision shall provide sufficient maintenance 
access from a dedicated right-of-way to all Open Space Land and constrained and sensitive 
lands within the Open Space Subdivision. 

 
HISTORY 
Adopted by Ord. 1 8-05 on 7/19/2018 
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1 9.32 Residential Planned Unit Developments (PUD) 
19.32.010 Purpose And Intent 19.32.020 
Definitions And Standards 19.32.030 
Use Regulations 
19.32.040 Area And Density Regulations 
19.32.050 Open Space Amenities 19.32.060 
General Requirements 
19.32.070 Approval Process 
19.32.080 Development Standards 

HISTORY 
Repealed by Ord. 11-07 on 
7/7/2011 Amended by Ord. 1 8-10 
on 5/23/2019 

 
19.32.10 0 Purpose And Intent 

 
 

A. Intent: This section provides enabling authority and standards for the review and approval of applications 
for Residential Planned Unit Developments (R-PUD’s). The intent of this ordinance is to provide an 
alternative to traditional subdivision design by encouraging innovation and offering some flexibility in the 
design of residential developments, which may incorporate the permanent preservation of amenities, 
agricultural lands and other valuable natural and cultural resources, as well as providing a variety of 
amenities for the enjoyment and benefit of the citizens of Nibley. 

 
 

B. Purpose: An R-PUD is an overlay rezone. That is, applicants apply for the overlay to be applied, allowing 
them to receive the density outlined herein in exchange for public amenities, all while retaining the original 
zoning of the property. The Planning Commission and City Council may approve, deny or approve the R-
PUD with conditions, and no applicant has any entitlement to the approval of an R-PUD. 

 
 
HISTORY 
Adopted by Ord. 1 8-10 on 5/23/2019 

 
 19.32.020 Definitions And Standards 

 
A. Amenity: Natural or man-made feature which enhances the development. These include features such as 

picnic areas, walking paths/trails outside of required sidewalks, playgrounds, sports fields, club houses, 
swimming pools, splash pads, etc. 

B. Buffer: A landscape and planted area along a public right-of-way, street, or neighboring development, a 
buffer must be at least thirty (30’) feet wide. Buffers must be landscaped, at the sole cost of the developer, 
and shall provide for every hundred (100) linear feet of buffer six trees and fifteen (15) shrubs. Tree and 
shrub species must be approved by the City’s arborist or the City’s Park Director. Trees and shrubs shall be 
planted within thirty (30) feet of the right-of-way or R-PUD boundary where required. Irrigation system 
shall be installed by the developer and shall be designed and installed to Nibley City Standards. Buffer areas 
shall be owned and maintained by an Owners Association. 

C. Condominium: A multiple-unit dwelling containing individually-owned dwelling units and jointly- owned 
shared areas and facilities, which dwelling, or development is subject to the provisions of state and local 
laws. 
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D. Constrained and Sensitive Land: Land which is generally unbuildable without engineered ground 

modifications, or which contains features including, but not limited to Federal, State, or municipally 
designated wetlands, water bodies, floodplains, slopes greater than 20%, faults, canals, and other 
geologically or environmentally sensitive features that require mitigation, special insurance, or permits from 
government authorities to allow development. This land may be used as amenities if it complies fully with 
conditions within this chapter for qualification of amenities. 

E. Dwelling Unit: Any building or portion thereof which is designed for or occupied by one family for living, 
sleeping, and/or eating purposes. A dwelling unit may include up to two (2) persons per unit to whom rooms 
are rented in addition to a family related by blood, marriage or adoption, but if the number of such additional 
persons exceeds two (2) or if they use or are furnished separate cooking facilities, whether temporary or 
permanent, such additional persons shall be considered a separate dwelling unit. 

F. Meadows: Land vegetated with native species of grasses, trees, forbs, and flowers, either undisturbed or 
constructed, that can be sustained without supplemental irrigation. Actively used pasture and agricultural 
land are not considered Meadows under this definition. 

G. Net Developable Land: Net Developable land shall include the total area of the proposed development minus 
land that is required by Nibley City Ordinance to be dedicated to the City, including, but not limited to: 

1. Public access rights-of-way, including roadways and sidewalks 

2. Land required to be dedicated along waterways 

3. Preservation lands with infrastructure installed to City standards by the developer as part of the 
development process (public and private parks, trails, etc.) 

4. Constrained and Sensitive Land, as defined herein 

5. Easements, lands dedicated to the City for preservation space but without public rights of access, 
and other utility or general rights-of-way without public access. 

6. Constrained and Sensitive Land, land dedicated along waterways, and other natural landscape or 
open space land may be considered net developable land when calculating for density if such land 
can be enhanced with trails, public access, picnic areas, park amenities, or other improvements. 

 
H. Open Space: Any space in an R-PUD that does not contain any amenities, except for park amenities, as 

defined herein, buildings, parking lots or private yards. All Open Space must be completely landscaped with 
sod, trees, xeriscape, gardens or agricultural use. Natural features such as wetlands, meadows, tree stands 
and Constrained and Sensitive Lands may also be considered Open Space.  

I. Patio Home: A detached, single-family unit situated on a reduced-size lot and with reduced setbacks. 

J. Private Parks: A tract of land presently owned or controlled and used by a private entity or group and to 
which only members of that private entity or group have access or use rights. Private Parks must contain at 
least one amenity as defined herein. Private Parks must contain one (1) tree for every 1,000 sq. ft. and 60% 
of the area must be planted with sod. Sod and tree requirement may be altered for approved club houses, 
sport courts/fields, swimming pools, splash pads, covered pavilions or other approved recreation uses. 

K. Owners’ Association: A community association which is organized within a development in which 
individual owners share common interest and responsibilities for open space, landscaping, or 
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facilities. 

L. Public Park: A publicly-owned tract of land landscaped and developed for the general public. Public Parks, 
as defined for R-PUD, must contain at least one amenity as defined herein. Public Parks must contain one 
(1) tree for every 1,000 sq. ft. and 60% of the area must be planted with sod. All landscaping must meet 
Nibley City Standards. Sod and tree requirement may be altered for approved, sport courts/fields, swimming 
pools, splash pads, covered pavilions or other approved recreation uses. Public Parks shall be placed on the 
border of each development so that it may easily be accessed by the community as a whole. Each public park 
must contain a public bathroom. 

M. Single Family Dwelling Unit: A dwelling unit owned in fee and located on an individual lot and which is not 
attached to any other dwelling unit by any means. 

N. Town Center Area: The area as labeled on R-PUD Application Map as "Town Center Area." 

O. Townhome: A dwelling unit, with a private entrance, which is part of a structure whose dwelling units are 
attached horizontally in a linear arrangement and having a totally exposed front and rear wall to be used for 
access, light, and ventilation. Each townhome unit must be on its own parcel. 

P. Tree Stand: A group or cluster of trees within a geographic location that are occurring naturally or artificially. 

Q. Waterway: Surface water runoff and drainage, drainage ditches and irrigation waterways, whether surface 
or subsurface and natural waterways including creeks, streams, springs, rivers, ponds, and wetlands. 

R. Planned Unit Development: For the purpose of this chapter "residential planned unit development” (R-PUD) 
means an integrated design for the development of residential uses to allow flexibility and initiative in site 
and building design and location, in accordance with an approved plan and imposed general requirements, 
as specified by this chapter. 

 
 

HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Amended by Ord. 19-16 
on 10/10/2019 

 
19.32.30 0 Use Regulations 

 
A. An R-PUD may be applied for by following the steps listed in 19.32.070 (A) on properties designated on the 

R-PUD Application Map in NCC 19.32.030(B). These areas keep their base zoning, with that zoning’s 
standards, conditions, and restrictions, unless the City Council approves the use of the R-PUD through an 
R-PUD application process. R-PUDs are prohibited in all other areas. The City Council, with a 
recommendation from the Planning Commission, may make changes to what parcels are labeled on the R-
PUD Application Map by following proper ordinance change procedures. 

B. R-PUD Application Map 



3/4/2020 Print Preview 

https://nibley.municipalcodeonline.com/book/print?type=ordinances&name=19.32_Residential_Planned_Unit_Developments_(PUD) 4/19 

 

 

 

 
 
 



3/4/2020 Print Preview 

https://nibley.municipalcodeonline.com/book/print?type=ordinances&name=19.32_Residential_Planned_Unit_Developments_(PUD) 5/19 

 

 

C. The following are permitted uses in an R-PUD: 
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1. Single Family and Townhome dwelling units may be permitted uses, as defined within this 
ordinance. 

• Wtihin the Town Center, Single Family, Patio Homes, 
Townhomes and Condominiums may be permitted uses, as 
defined within this ordinance. 

2. All other uses not defined within this chapter shall comply with the underlying zone, lot size, and 
the Land Use Chart in NCC 19.20, unless otherwise specified within this ordinance. 

 
D. Any uses not specifically permitted or conditionally permitted are prohibited. 

E. Animal Use: All animal uses shall be in accordance with Nibley City Code. 

F. Up to 30% of the Net Developable Area may be approved for neighborhood commercial use as part of an R-
PUD. These uses shall comply with Nibley’s City’s Neighborhood Commercial Zone Use Chart and 
standards as listed in NCC 19.14.050. These parcels shall be labeled on the plat as Neighborhood 
Commercial. 

G. When calculating density for dwelling units, any Neighborhood Commercial area shall be subtracted from 
the Net Developable Area of the R-PUD. 

 
 
HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Amended by Ord. 1 9-16 
on 10/10/2019 

 
19.32.40 0 Area And Density Regulations 

 
A. Housing Types: Only single-family homes and town homes are allowed in the R-PUD in residential areas, 

except as allowed in the Town-Center Area. The density shall be based on Net Developable Acres of the 
development as follows: 

1. Single Family Homes: Equal to or less than 5 units per Net Developable Acre 

a. Single Family Home R-PUD must contain a minimum of 50 units. 
 

2. A Mix of Single Family and Townhomes: Equal to or less than 12 units per Net Developable Acre. 
Up to 60% of dwelling units can be townhomes. 

a. A Mix of Single Family and Townhomes R-PUD must contain a minimum of 120 units. 
 

B. Town-Center: The area as marked on R-PUD Application Map in NCC 19.32.030 (B) as Town- Center Area 
shall have the following Housing Requirements. 

1. Single Family Home Development and Mix of Single Family and Townhome Development shall be 
governed by NCC 19.32.040 (A). 

2. A Mix of Single Family, Townhomes and Condominiums: Equal to or less than 12 units per Net 
Developable Acres. Up to 40% of the units can be condominiums, and a minimum of 40% of homes 
must be single family homes. 

 
C. A proposed R-PUD adjacent to existing single-family homes must place single family homes adjacent to the 

established single-family homes unless otherwise buffered by an arterial roadway or 300-foot width of open 
space including a landscaped Buffer as defined within this chapter. 

D. The City may approve single family homes that do not meet the required setbacks and lot size, i.e.patio 
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homes. These homes shall not be counted toward the single-family home requirements contained in this 
section and shall be counted toward the number of townhomes. 
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HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Adopted by Ord. 1 9-16 
on 10/10/2019 

 
19.32.50 0 Open Space Amenities 

 
A. Each R-PUD shall provide the following types and amounts of open space and amenities: 

Min Open Space Requirement 

Dwelling Type Percentage of Net Developable Acres Required to be used for 
Amenities and Open Space 

Single Family 20% 

A Mix of Single Family, 
Townhomes and Condominiums 35% 

 
Minimum Amenity 

Number 
of 

Units 

Park 
Area 

 
Pavilion Swing 

Set 

 
Playground Clubhouse, Pool, or 

Splashpad 
Sports 

Court/Fields 

Less 
Than 
100 

1.5 
Acre 
s 

 
_ 

 
_ 

 
1 

 
_ 

 
_ 

 
101-150 

2.5 
Acre 
s 

 
_ 

 
1 

 
1 

 
_ 

 

 
151-200 

3.5 
Acre 
s 

 
_ 

 
1 

 
2 

 
_ 

 
1 

 
201-250 

4.5 
Acre 
s 

 
1 

 
1 

 
2 

 
_ 

 
1 

 
251-300 

5.5 
Acre 
s 

 
1 

 
1 

 
2 

 
1 of the above options 

 
1 

 
301-400 

6.5 
Acre 
s 

 
2 

 
2 

 
3 2 of the above options 

(At least one pool or Splashpad) 

 
2 

 
401-500 

7.5 
Acre 
s 

 
2 

 
2 

 
3 2 of the above options 

(At least one pool or Splashpad) 

 
2 

501+ * * * * * * 
 

1. Development over 500 units must supply adequate and proportional amenities based on the table 
above.\ 

2. Development containing under a total of 20 gross acres must provide a minimum open space as 
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a.  Single Family: 20% open space as defined within this Chapter or 3 acres of open space, 
whichever is greater 

b. Mix: 35% Open space as defined within this Chapter or 5.5 acres of open space, whichever 
is greater 

 
3. Development may be phased according to NCC 21.02.080 and the Development Agreement. The 

City Council may extend phasing deadlines within the development agreement based on the size of 
the project and proposed amenities. Public and Owners’ Association-owned amenities shall be fully 
developed and operational in conjunction with each phase of the subdivision as a percentage of the 
total developed value of the subdivision (for example, if 25% of the dollar value of the development 
is being constructed, then a minimum of 25% of the dollar value of the built-out amenities must be 
developed). The determination of value, construction sequencing, and acceptance criteria shall be 
specified in the Development Agreement. Until improvements are accepted by the City for the 
attendant phase, no permits shall be issued for subsequent phases. 

a. (An applicant may also escrow or bond for future improvements) 

4. All amenities designed and designated to be transferred to City ownership and maintenance must 
meet Nibley City Design Standards. The City must review and approve any improvements that will 
be owned and maintained by the City as part of the construction drawing review. 

5. This chart does not cover all potential amenities. The applicant may apply for other amenities that 
would benefit the R-PUD. Any proposed amenities not listed, must be approved by the City Council. 
The City Council may also allow a substitution of amenities on the table above. These substitutions 
may only be approved if the cost, value and use of the amenity matches or is greater than the require 
amenity. An applicant may add additional amenities above and beyond the requirements of this 
section. 

6. Public and Private Park space may be combined or spread throughout the development. Each Park 
shall be a minimum of .25 acres. Each dwelling unit shall be within a quarter mile of a park within 
the development, unless otherwise approved by the City Council. Parks may be public or private. 
Each public park development and placement within an R-PUD shall be agreed upon by the applicant 
and the City Council. Park space may not include alleyways, back yards, gangways, front yards, 
forecourts, private patios, porches, driveways, etc.; unless proper amenities and access are provided. 

7. All amenities shall meet any federal, state, city, or other standards that apply. 

8. Sports Courts/Fields: include a facility/amenity that is built for one of the following: Tennis Court, 
Pickleball Court, Basketball Courts, Soccer field, Volleyball pit, Baseball field, Softball field, 
wallball, golf course, disc golf course, or others as approved by the City Council. 

9. Picnic Area: Two or more picnic tables for use by 10 or more persons. 

10. Pavilion: A covered picnic area. Each Pavilion must be designed for use of a minimum ten or more 
people. 

11. Club House: A building available to community members to house a club or social organization not 
conducted for private profit. Club Houses shall be owned and maintained by a homeowner’s 
association. A club house shall be at least 1000 sq. ft. in size. 

12. Playground: an area provided for children to play on. Each Playground must be designed for children 
twelve and younger. A playground must include features to appeal to children within the above age 
group including some of the following: slides, monkey bars, ladders, tunnels, climbers, bridges, 
ramps, platforms, etc. All playground equipment must be of commercial grade. Each playground 
must include a minimum of 8 features. 
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13. Pool: A recreation facility designed and intended for water contact activities that serves an R-PUD. 
No pool shall be less than 800 sq. ft. 

14. Splashpad: A recreation facility with sprinklers, fountains, nozzles and other devices or structures 
that spray water. Splashpads shall contain some above ground features. 

 
B. Maintenance of Amenities 

1. All R-PUDs must establish and maintain in perpetuity an Owners Association if there are open space 
and amenity under common ownership, or as otherwise required by federal, state or Nibley City law. 
The Developer shall be a member of said Owners Association while the subdivision is being 
developed. 

2. Costs: Unless otherwise agreed to by the City, the cost and responsibility of maintaining amenities 
shall be borne by the fee owner of the property that is part of the R-PUD or Owners Association. 

3. Preliminary Maintenance Plan: A Preliminary Maintenance Plan shall be submitted with the 
preliminary plat for proposed maintenance of amenities within the development. This plan shall 
outline the following: 

a. The proposed ownership and responsibility for maintenance of the amenities; 

b. The proposed use of the amenities’ and how each parcel of amenities meets the standards 
listed in this Chapter; 

c. The size of each amenities parcel; and 

d. The proposed concept plan for landscaping of the amenities. 
 

4. Final Maintenance Plan: The developer shall submit a plan outlining maintenance and operations of 
the amenities and providing for and addressing the means for the permanent maintenance of the 
amenities within the proposed R-PUD application for the subdivision. The developer shall provide 
a final maintenance plan with the final plat and the plan shall contain the following: 

a. Documents and plans as listed in for the Preliminary Maintenance Plan. 

b. A description of the use of the amenities and how that use complies with this Chapter; 

c. The establishment of necessary regular and periodic operation and maintenance 
responsibilities for the various kinds of amenities (e.g., lawns, playing fields, meadow, 
pasture, wetlands, stream corridors, hillsides, clubhouse, pool, woodlands, etc.); 

d. The estimated staffing needs, insurance requirements, and associated costs. 

e. The landscaping plans for parcels that will be owned by an Owners Association or by the 
City. 

 
5. Approval: The Final Maintenance Plan must be approved by the City Council prior to or concurrent 

with final plat approval for the subdivision. The Final Maintenance Plan shall be recorded against 
the property within the subdivision before any property or lots are sold or transferred and shall 
include provisions for the City's corrective action rights as set forth herein. Any changes or 
amendments to the Final Maintenance Plan must be approved by the City Council. 

6. The developer shall offer an approved letter of credit, bond or escrow for all proposed 
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improvements as set forth in NCC 21.14. 

7. Failure to Maintain: The City may assume responsibility for the maintenance and operation of any 
portion of any amenity or common facility within an R-PUD in the event the party responsible for 
maintaining or operating the amenity fails to do so in accordance with the terms of this Ordinance, 
the approved Maintenance Agreement, any Conditional Use Permits, Business Licenses or any other 
agreements between the City and the developer, owners, or other parties responsible for maintaining 
or operating amenities. If the City assumes responsibility under this paragraph, any remaining 
development escrow or bond funds may be forfeited, costs, fees, and liens for maintenance costs 
shall be assessed as described herein, and any permits, licenses or operating agreements may be 
revoked or suspended by the City in the City’s sole discretion. Owners shall not impede the City in 
its efforts to maintain the amenities. 

8. Corrective Action: The City may enter onto any amenity provided as part of an R-PUD and take 
such corrective action, including extended maintenance, repairs, modifications, or the execution of 
additional agreements, as the City determines is necessary for the amenity to satisfy the terms of this 
Ordinance, the approved Maintenance Agreement, any Conditional Use Permits, Business Licenses 
or any other agreements between the City and the developer, owners, or other parties responsible for 
maintaining or operating amenities. The costs of such corrective action shall be charged to the 
owners and may include administrative costs, legal costs, and penalties. Such costs shall become a 
lien on said properties. Notice of such lien shall be filed by the City in the county recorder's office. 
The maintenance plan and all other documents creating or establishing any Association or 
conservation organization for the property shall reference the City's corrective action authority set 
forth herein and shall be recorded against the property before any property or lots are sold or 
transferred. 

9. Implementation and Maintenance: The developer of the subdivision shall fund implementation and 
maintenance of the amenities until such time as the control of the amenity is transferred to the owner 
listed in the maintenance plan. The developer shall address the implementation, development, 
maintenance and transfer procedures in the sensitive area designation plan map or master 
development plan, as applicable. 

10. Maintenance Access: The developer of the subdivision shall provide sufficient maintenance access 
from a dedicated right-of-way to all amenities and constrained and sensitive lands within the R-PUD 
to allow the owner of the property to have sufficient access. 

 
 
 
HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Amended by Ord. 1 9-16 
on 10/10/2019 

 
19.32.60 0 General Requirements 

 
A. The R-PUD should be compatible with surrounding land uses, building types and physical features of the 

site. Specific requirements are included below: 

B. Determination of Net Developable Land: 

1. In calculating what portion of the project is considered developable, areas designated as constrained 
and sensitive land may not be included in the project size. 

2. If the constrained and sensitive land, property along waterways or other natural landscapes may 
reasonably be turned into a publicly-accessible amenity, it may be re- 
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included in the project size. 

3. Net Developable Land must comply with the definition within this chapter. 
 

C. Site Development Standards: The following shall serve as the setback/site development standards for each 
proposed R-PUD. 
 Single-Family Home Townhome Patio Home Condo 

Minimum Lot Size (sq. ft.) 4,500 _ _ _ 

Minimum Frontage 50' _ _ _ 

Primary-Use Setbacks     

Front Yard 20' 20' 20' 30' 

Front Porches 10' 10' 10' 10' 

Side Yard 5' 10' 0' 10' 

Side Yard Porches, Deck, 
Overhangs 5' 5' 0' 5' 

Side Yard Adjacent to Streets 20' 20' 20' 25' 

Rear Yard 15' 15' 15' 15' 

Maximum Height 40' 40' 40' 40' 
 

Accessory-Use Setbacks Single-Family Home Townhome Patio Home Condo 

Front Yard 20' 20' 20' 20' 

Side Yard 3' 3' 3' 3' 

Side Yard Street 20' 20' 20' 20' 

Rear Yard 1' 1' 1' 1' 

Maximum Height 15' 15' 15' 15' 
 

1. Setback and frontage requirements shall apply to each building, and not each dwelling unit 

2. All other setbacks shall comply with Nibley City Code. 

3. All buildings and landscaping shall comply with NCC 19.24.110 Clear View of Intersecting Streets 
as amended. 

 
D. Signs: Any signs proposed for the development, other than traditional street signs, must conform to Nibley 

City Code. 

E. All property developed as Townhomes or Condominiums, must be subject to covenants, conditions and 
restrictions and must be subject to and governed by an owner’s associations in compliance with Utah Code 
Annotated Title 57. 

1. In addition, each owner’s association must have a governing board made up of property owners 
within the R-PUD, but general administration and maintenance of the development may be handled 
with a property manager. Any R-PUD that contains 
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townhome must have onsite management, outside professional management or onsite point of 
contact. 

 
F. Amenities and Open Space: Maintenance and ownership of amenities and Open space may be provided for 

under one of the following options as approved by the City Council in the City Council’s discretion. The 
City may require any Amenities or Open Space within the R-PUD to be dedicated to Nibley City in order to 
fulfill goals listed in the Parks, Trails, and Recreation and Open Space Master Plan, or to further public good 
and advance goals within the General Plan or other Master Plans of the Nibley City: 

1. Dedication of the land to Nibley City as a public park or parkway system; or 

2. Granting to the city a permanent amenities easement on and over the said private amenities to 
guarantee that the amenities remain perpetually in recreation use, with ownership and maintenance 
being the responsibility of a homeowners' association established with articles of association and 
bylaws; or 

3. Adoption of covenants, conditions, and restrictions and creation of an owners’ association that 
provides for the payment of common expenses for the upkeep of common areas and facilities. 

 
G. Bond: For each phase, the developer shall be required to provide guarantees as set forth in NCC 21.14. 

H. Subsequent Subdivision: If the R-PUD is to be subsequently divided either as a subdivision into phase 
development parcels or separately owned and operated units, such division boundaries shall be indicated on 
the development plan and preliminary subdivision approval concurrently obtained in the case of a 
subdivision. 

I. Subdivision Regulations: Any part of an R-PUD that is proposed as a subdivision is subject to the provisions 
of the subdivision title and the standards, conditions, and restrictions of the base zoning, unless superseded 
by the provisions of this ordinance. 

 
 

HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Amended by Ord. 1 9-16 
on 10/10/2019 

 
19.32.70 0 Approval Process 

 
A. An R-PUD is an overlay zone. That is, developers apply for the overlay to be applied, allowing them to 

receive the density bonuses outlined herein in exchange for public amenities, all while retaining the original 
zoning of the property. The City Council, with a recommendation from the Planning Commission, may 
approve, deny or approve with conditions as a legislative action and no applicant has any entitlement to the 
approval of an R-PUD. 

B. Application Submission: An application for an R-PUD shall be submitted to the City with all required 
documents, maps, plats and plans as listed below. 

C. Procedure: 

1. An R-PUD shall go through the following process to gain approval: 

a. Development Committee: An applicant shall have a preliminary meeting with a 
development committee composed of applicable City staff, and other elected and appointed 
official as appointed by the Mayor and approved by the City Council. 
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Overlay Zone Application: Applicants shall submit an R-PUD Overlay Zone and 
preliminary plat application with the following: 

(1) A complete development plan application that is duly signed by the property owner 
or the owner's representative and that includes a legal description of the property 
and a nonrefundable application fee. 

(2) A vicinity map showing the approximate location of the subject parcel in relation to 
other major areas of the city. 

(3) A general description of the proposed development, together with a map indicating 
the general development pattern, land uses, densities, intensities, open spaces, parks 
and recreation, and how the project is coordinating with existing and planned trails, 
sidewalks and pedestrian walkways and any other important elements within or 
adjacent to the project. 

(4) Preliminary Maintenance Plan as defined within this Chapter 

(5) Sufficient detail to indicate how the proposed development complies with the 
development standards for residential and nonresidential uses according to Nibley 
City Code and Design Standards. 

(6) A description of architectural design standards that will apply to all buildings within 
the development plan. 

(7) A data table showing the total number of lots/units. Existing and proposed 
infrastructure including proposed roadways, utility locations and capacities and the 
estimated impacts of the proposed development plan on all public utilities including 
culinary water, secondary water, wastewater, transportation, storm drainage, fire 
protection, solid waste, parks and recreation demands of the proposed project. 

(8) Existing physical characteristics of the site including all constrained and sensitive 
land 

(9) Identify how environmental issues, if any, will be protected or mitigated, i.e., 
wetlands, historical sites, endangered plants and animals. 

(10) Conceptual information relating to storm drainage including 100-year 24- hour 
drainage flows, 10-year 24-hour stormwater flows and proposed storm drainage 
facilities. 

(11) Major street layout that meets Nibley City standards. 

(12) A general description of controlling entities and methods such as the use of CC&Rs, 
Owners Associations, architectural or design review committees or associations 
proposed to ensure that internal compatibility related to issues such as site design 
and architecture will be maintained over the life of the project. 

(13) A list of property owners’ names and addresses within three hundred feet (300') of 
the subject property and stamped and pre-addressed envelopes (return address to be 
left blank) for all property owners within three hundred feet (300') of the propose 
development. 

(14) A list of land adjacent in the same ownership. 

(15) An electronic file of all submitted plans in PDF format or other electronic format 
determined by city staff. Such other information shall be included as may be 
necessary to determine that the contemplated arrangement of 
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uses makes it desirable to apply regulations and requirements differing from those 
ordinarily applicable under this title. 

 
b. Preliminary Plat: A preliminary plat that complies with Nibley City Subdivision Code and 

all other applicable code for the subdivision. Preliminary plat approval may be granted at 
the same time of approval of the overlay zone. 

c. Approval with Development Agreement: 

(1) Before an R-PUD Overlay Zone can be approved, the City Council and applicant 
must enter into a development agreement which shall be recorded on title to the real 
property that is the subject of the development and which shall be binding upon and 
shall run with that property. The development agreement must include the following 
provisions: 

(A) That the development must be developed in a way that is substantially 
similar to the site plan and proposed amenity improvements and open space. 

(B) That the preliminary site plan and all supporting documentation shall be 
attached to the development agreement. 

(C) That any development of the proposed real property shall not exceed the 
number of units as listed on the preliminary plat. 

 
(2) The applicant shall provide the necessary documentation to establish that any 

holders of interests that are superior on title to the development agreement, 
including, but not limited to, liens, mortgages, deeds of trust, and other similar 
devices have been made subordinate to the development agreement. 

(3) Signing and recording of the development agreement, and the subordination to the 
development agreement of any superior interests on title, must be accomplished 
before an R-PUD Overlay Zone may be approved. 

 
d. Final Subdivision Approval: Once the overlay zone and development agreement have been 

recorded, an applicant may apply for final plat approval. An applicant shall provide the 
following: 

(1) An applicant shall follow the standards as listed in NCC §21 for Final Plat approval 
of a subdivision. 

(2) An applicant must submit all construction and civil engineering drawings and 
detailed plans for all amenities for the proposed phase of the development. These 
shall include landscape drawings and details. The City Engineer shall review and 
ensure all plans meet Nibley City standards. 

(3) A maintenance plan and ownership plan for all improvements, amenities, and open 
space that complies with the terms of this chapter. 

(4) The Planning Commission shall review and make a recommendation for final plat 
approval, approve with conditions, or denial to the City Council. 

(5) The City Council shall approve, approve with conditions, or deny the final plat 
application base on the standards listed within Nibley City Code, Design Standards, 
and the applicant’s compliance with the Development Agreement. 
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D. R-PUD Considerations: In approving with conditions, denying or approving an R-PUD proposal, the 

Planning Commission and City Council shall consider the following in addition to all other considerations 
required by law: 

1. Design of Buildings: The architectural design of buildings and their relationship on the site and their 
relationship to development beyond the boundaries of the development. 

2. Streets and Parking: Which streets shall be public, and which shall be private, the entrances and exits 
to the development, and the provisions for internal and external traffic circulation and off-street 
parking. 

3. Type, Size, and Location of Amenities. 

4. Landscaping and Screening: The landscaping and screening as related to the several uses within the 
development and as a means of its integration into its surroundings. 

5. Signs: The size, location, design and nature of signs, if any, and the intensity and direction or area 
of floodlighting. 

6. Ability to Complete Project: The demonstrated ability of the proponents of the R-PUD to financially 
carry out the proposed project under total or phase development proposals within the time limit 
established. 

7. Criteria for Issuing Conditional Use Permit: Criteria used in NCC 19.28 of this title. 
 

E. Revisions: In the event an approved preliminary or final site plan requires revision by the developer, the site 
plan, and its revision shall be approved by the Nibley City Council with the recommendation of the Planning 
Commission. In the event revision is for a final site plan, all property owners in the development shall be 
notified in writing by the Planning Commission that a revision has been submitted and will be considered 
by the Planning Commission. 

F. Building Permit Issuance: The building inspector shall not issue any permit for the proposed building or use 
within the project unless such building or use is in accordance with the approved development plan and any 
conditions imposed, including completion of amenities. Time Limit: Unless there is substantial action 
leading toward completion of a R-PUD or an approved phase thereof within three years from the date of 
approval, such approval shall expire unless after reconsideration of the progress of the project an extension 
is approved by the City Council. 

 
 

HISTORY 
Adopted by Ord. 1 8-10 on 
5/23/2019 Amended by Ord. 1 9-16 
on 10/10/2019 

 
19.32.80 0 Development Standards 

 
These standards are intended to create R-PUD developments that will establish permanent neighborhoods and 
provide a sense of community. To meet the intent of this section, the following provisions shall be applied to all new 
multi-family residential and mixed-use developments. For exterior remodels, these standards shall be required. 
Commercial areas of an R-PUD must comply with Nibley City Commercial design standards for commercial 
developments. 

 
A. Townhome, Patio Homes, and Condominium Architectural Standards 

1. General Design Concepts. New development shall be designed for its specific context within Nibley 
City. Developments shall possess a similar design theme, and the site shall 
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be designed such that the overall development is cohesive. Building architecture, exterior materials, 
and colors shall coordinate. 

2. All facades shall include architectural treatments to provide visual interest and to differentiate 
individual units. These design standards shall be applicable to all sides of a building, with each façade 
(front, rear, and side) being required to meet the terms of this Section. 

3. Building Materials. The majority of each façade (51% or more of the wall area excluding windows 
and doors) shall be constructed of the following hard surface building materials: brick, stone, stucco, 
treated or split face decorative block (CMU), fiber cement siding, concrete, composite siding, or 
other durable building material as approved by the City Council. EIFS or untreated concrete block 
(CMU) may be allowed as an accent or secondary material only. The Planning Commission may 
approve metal as an exterior building material and as a primary material on a case-by-case basis if 
an applicant can show that the type of metal is of a high grade and provides architectural quality to 
a building. 

4. Vertical Separation. Buildings in excess of one (1) story in height shall exhibit architectural detailing 
that establishes a vertical separation between lower and upper stories. This may be accomplished by 
a mid-façade cornice or trim, a change in material, style or color, a façade step-back or roof pitch 
with dormer windows, or other methods 

5. Building Entrances. Building entrances shall have porches and shall be oriented toward the street or 
an open space area and provide connecting pedestrian access between the street, parking or open 
space areas. 

6. Variation. Townhome dwellings units shall be designed with architectural wall variations spaced at 
intervals of thirty (30) to fifty (50) feet in linear width, depending on the size of the building. The 
following architectural features shall be incorporated into the design of the building: 

a. Change in building materials; 

b. Building projections measuring at least  twelve(12) inches in depth based on the 
scale of the proposed building; 

c. Awnings and lighting, or another architectural variation as approved on a case-by- case 
basis that creates visual interest. 

 
7. Garages. Townhomes shall be designed oriented toward exterior public roads with rear loading 

garages accessed by a paved parking area or alleyway, except along Highway 165 and 89/91 as 
approved. Rear loading garages are highly encouraged for townhomes located on interior project 
roads with units oriented toward a road or common courtyard area. Front loading garages may be 
allowed for townhomes that do not have any portion of the building adjacent to a current or planned 
public road or street outside of the development. Multiple unit structures shall have garages 
incorporated into the primary structure. At least fifty percent (50%) of units shall contain a two-car 
garage. Detached garages are prohibited in R-PUDs 

 
B. Site Design Standards. 

1. Natural features. R-PUDs shall respect and maintain natural features such as existing trees, hills, 
drainages, wetlands, bodies of water, or other natural features. 

2. A landscaping plan for the front yards shall be included. The landscaping plan shall include at least 
one (1) tree for every dwelling unit, and two (2) shrub of five (1) gallon 
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size for each dwelling units. Coniferous trees shall be at least six (6) feet in height and the 
deciduous trees shall be at least one and a half (1.5) inches in caliper. 

3. Connectivity. R-PUD shall provide connectivity with the surrounding area and throughout the 
development. All improvements shall consider vehicle, bicycle, and pedestrian access. 

a. Street Design: All street designs shall comply with the General Plan and Transportation 
Master Plan including Nibley City’s street standards and connectivity requirements. Each 
development shall provide at least two working access points that provide access to an 
existing street right-of-way. Additional access points may be required in order to facilitate 
an adequate and convenient circulation system within the City. Such additional access points 
will be located where they will implement the City’s Transportation Master Plan, connect 
to existing street rights of way, or provide access for the logical development of adjacent, 
undeveloped properties. 

b. All streets are encouraged to incorporate traffic calming and beautification methods as listed 
in Nibley City design standards and Transportation Master Plan. This included islands, bulb-
outs, roundabouts, etc. Each traffic calming measure shall be approved by the City Engineer. 

c. All Streets shall be dedicated public streets built to Nibley City Code and standards. Private 
drives shall only be built to access parking courts or garages that are located directly behind 
each unit. 

d. Private Drives/Alleyways provide vehicular access to parking and dwelling units but do not 
provide primary pedestrian access to units. Private Drives are intended to be used primarily 
for vehicular circulation and dwelling access and should be visually distinct from streets. 

(1) Private drives shall be a minimum width of 20 ft. 

(2) All private drives shall be perpendicular, within 10 degrees, to the street they 
connect to. 

(3) Driveways that access a single dwelling unit are not considered private drives or 
an alleyway 

 
e. Developments shall provide a pedestrian access to the development border at intervals at a 

minimum of 660 feet unless expressly prohibited by conflicting with previously developed 
subdivisions or land use as determined by the land use authority. These access points shall 
be aligned with other trail systems, street right-of-way, or amenities and shall match the 
layout and size of the connection. A connection shall contain a minimum of eight ft (8’) 
sidewalk. 

f. No dwelling units in an R-PUD shall have driveway access to any arterial roadway as listed 
in Nibley’s Transportation Master Plan. Townhome units may face and have frontage along 
arterial roadways but must have rear loading garages. Public and private parks, open space 
or Buffering as defined within this chapter may also be along arterial roads. 

 
4. Pedestrian circulation. R-PUD shall provide a circulation map and show the following improvements 

to for pedestrian circulation and safety: 

a. Pedestrian walkways that interconnect the adjacent street(s), amenities, parking areas, 
building entries, adjacent sites and adjacent master planned trails where 
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applicable. Each building located along a public road must provide a sidewalk connection 
from the building entrance to the public sidewalk. 

b. Walkways shall be hard surfaced with concrete. 

c. Crosswalks shall be placed where pedestrian walkways cross streets and internal roads and 
shall be painted or made of concrete. 

d. The development shall provide connections to the Nibley City trail system. These trails must 
be dedicated to the City and built to Nibley City standards as listed in the Trails Master Plan 
and Nibley City Design Standards. 

 
5. Parking: Each R-PUD shall provide 2 primary parking spaces for each unit. Primary parking must 

be contained in a garage, carports, driveway, or parking court. An R-PUD shall provide one guest 
parking spot for every three units. Guesting parking may be located in parking courts or on street 
parking maintained by the owner association. 

a. Individual parking courts shall contain no more than 20 parking spaces and shall be 
physically and visually separated by a landscape area a minimum of 10 feet in width from 
any adjacent right-of-way. The separation shall be landscaped with grass, trees, or xeriscape 
plants. 

 
 
 

 
 
 

b. A parking court of any length shall consist of no more than one double-loaded parking 
aisle. 

c. Parking courts shall be located in the interior of the development and located between or in 
the rear of buildings for townhome developments. 

d. On-street parking shall be limited to local roads only. On-street parking shall have 
dedicated and marked spaces and must be approved by the City Engineer, 

e. Parking Courts shall be paved and built to Nibley City parking lot standards. 
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6. Landscaping: All portions of the lot not improved with structures or other impervious surfaces shall 
be maintained with suitable landscaping of plants, trees, shrubs, grasses, or similar landscaping 
materials. 

a. Landscaping shall also be installed in all park strips to the same standards as other onsite 
landscaping. Asphalt, concrete, bricks, pavers, railroad ties, and other nonvegetative material 
are not allowed in the park strip area between the curb and sidewalk. Xeriscaping is 
permitted. The developer should plant street trees of an approved species and size along all 
street. Trees should be planted at intervals of every 50 feet and must meet Nibley City 
Standards. 

b. Buffering: R-PUD developments shall provide buffering along Highway 89/91 or Highway 
165, or along the boundary of an R-PUD that is adjacent to commercial, or industrial zones. 
Buffering landscaping is not required if commercial or industrial zones are separated by a 
public street from the R-PUD. Buffering shall meet the standards within this ordinance. 

c. Natural Landscape: All open space land dedicated to natural use must maintain its natural 
landscaping and plant life. 

 
7. Fences: 

a. Permitted Fences: Dwelling units are allowed to install and construct fences in compliance 
with NCC 19.24.090. Vinyl fences are only permitted in an R-PUD for the purpose to mark 
property lines of individual dwelling units. 

b. Fencing to mark the boundary of the development or amenities must meet the following 
standards: 

(1) Opaque fences or walls must only be 4 feet tall. Any fencing above 4 feet must be 
at a minimum 80% transparent. 

(2) Fencing and walls must be constructed out of concrete, bricks, rock, or metal bars. 
Chain link and vinyl fences are prohibited unless used to mark the property 
boundary of the dwelling unit. Wood may only be used in a rail or agricultural-type 
fencing. Other materials may be approved by the Planning Commission based on 
the longevity of the material and if the material will aesthetically enhance the 
property. Walls and fencing shall also comply with NCC 19.24.090 and other 
fencing setback requirements as contained within Nibley City Code. 

 
 
 
 
 
 

A. 1. a. 
 
 

2. 
 
 
HISTORY 
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Agenda Item #15 
 

Description Discussion & Consideration – Acceptance of an 
Annexation Petition for Real Property into the Municipal 
Boundaries of Nibley City for parcel 03-014-0025, located at 
approximately 1525 West 3200 South. (Applicant: Malouf) 

Department Planning 

Presenter Levi Roberts, City Planner 

Recommendation Make a motion to accept the Annexation Petition for further 
consideration for Real Property into the Municipal 
Boundaries of Nibley City for parcel 03-014-0025, located at 
approximately 1525 West 3200 South. (Applicant: Malouf) 

Reviewed By Mayor, City Manager, City Planner 

 

Background: 

Malouf has filed an annexation petition for a property located at approximately 1525 
West 3200 South, directed south and adjacent to their existing property. This property is 
currently in unincorporated Cache County. The annexation would be contiguous with 
existing City boundaries and would not create any islands or peninsulas. It is within the 
City’s annexation declaration boundary of the annexation policy plan. The applicant has 
indicated that they intend to connect to utilities from the north, which the public works 
director has indicated is appropriate for the site. The applicant proposes a commercial 
use, which is consistent with the Future Land Use of the General Plan.  

The first step in the annexation process is for the City Council to accept the annexation 
petition for further consideration. This happens prior to certifying the annexation, which 
can occur after a notification period and recommendation from Planning Commission.  



 

 

At this time, Staff recommends that the City Council accept the annexation petition for 
further consideration. 









 

 

Agenda Item #16 
 

Description Discussion & Consideration – Resolution 20-09: Adding a 
Name to a Portion of 2400 South and 2350 South in Nibley: 
Firefly Circle (First Reading) 

Department City Council, Public Works 

Presenter David Zook, City Manager 

Recommendation 
Discuss options for the name and approve the resolution 
making the change. Move to approve Resolution 20-09, a 
Resolution Adding a Name to a Portion of 2400 South to 
2350 South in Nibley: Firefly Circle. Staff feels it is 
appropriate to waive the second reading of this agenda 
item.. 

Reviewed By 
Mayor, City Manager 

 

Background 

A Nibley City resident of 2400 South has requested that the street he lives on be 
renamed Firefly Circle or something to that effect. 

 Mayor Dustin and Councilmember Bernhardt recall that nobody was opposed to it when 
Mr. Duke originally brought renaming the street to the Council’s attention. Former Nibley 
City Planner, Stephen Nelson informed Mr. Duke that this process needed to be 
addressed with a Resolution and taken before the City Council. 
 
The curved road would retain its legal name as 2400/2350 S, but would have an 
additional name added for the curve of the entire road and connecting to 1000 West. .  
 
There would be a cost for UDOT to prepare and install new signage.  Staff have 
requested a cost estimate from UDOT but have not yet received the estimate.  



 

 

 
Mr. Duke has offered to pay for the new street signs at his expense. 



RESOULUTION 20-09 
A RESOLUTION ADDING A NAME TO A PROTION OF 2600 South Street in Nibley 

 
WHEREAS, Nibley City owns, operates and maintains city streets and other transportation facilities within its 
corporate boundaries; and 

WHEREAS, a City may, by resolution, change the name of its streets; and 

WHEREAS, Ridgeline High School was recently constructed in Millville a the eastern terminus of 2600 South 
Street; and 

WEREAS, Adding a name to 2600 South Street to signify its connection to Ridgeline High School may assist 
drivers with locating the school; and 

WHEREAS, Adding a name to 2600 South Street to signify its connection to Ridgeline High School may also 
boost school pride and build a stronger link between the community and the school; and 

NOW THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF NIBLEY CITY, STATE OF UTAH, 
AS FOLLOWS: 

2600 South Street, from SR 165 to the eastern Nibley City boundary shall continue to be known as 2600 
South Street, but with secondary name of Riverhawk Drive. 

 

Dated this _______ day of _____________, 2020 

 

 

__________________________________ 

      Shaun Dustin, Mayor 

 

ATTEST: __________________________________ 

     David Zook, Recorder 
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