
 
 
 
 
 
 

NIBLEY CITY COUNCIL MEETING AGENDA 
Thursday, November 3, 2016 – 6:30 p.m. 

Nibley City Hall 455 West 3200 South, Nibley, Utah  
 
1. Opening Ceremonies (Councilmember Hansen) 
2. Call to Order and Roll Call (Chair) 
3. Approval of Minutes and Agenda (Chair) 
4. Public Comment Period1 (Chair) 
 
5. Presentation regarding Nibley City becoming Utah’s First Certified Community Wildlife Habitat 
 
6. A PUBLIC HEARING to receive comment concerning a preliminary plat for The Cottonwoods at Hollow 

Road, a 19-lot conservation residential subdivision located at approximately 4030 Hollow Road (Applicant: 
Jim Johnson) 

 
7. Council and Staff Reports 
 
Adjourn Meeting 
 
IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT, REASONABLE ACCOMMODATIONS 
FOR INDIVIDUALS WITH DISABILITIES WILL BE PROVIDED UPON REQUEST.  FOR ASSISTANCE, 
PLEASE CALL 752-0431 A MINIMUM OF 24 HOURS BEFORE THE MEETING. 

                                                           
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 #5 
 
Description Presentation regarding Nibley City becoming Utah’s First Certified 

Community Wildlife Habitat 
 

Department City Council 
 

Presenter Ron Hellstern and City Council 
 

Sponsor n/a 
 

Applicant n/a 
 

Background Nibley City was recently recognized as the first city in Utah to receive 
the Certified Community Wildlife Habitat designation from the National 
Wildlife Federation.  Members of the community who helped to achieve 
this certification will be present to discuss the accomplishment.   

Recommendation Discuss the accomplishment and express gratitude to the community 
volunteers 

Financial Impact n/a     
Reviewed By Mayor, City Manager, Recreation Director 

 



Agenda Item #6 

Description A PUBLIC HEARING to receive comment concerning a preliminary plat 
for The Cottonwoods at Hollow Road, a 19-lot conservation residential 
subdivision located at approximately 4030 Hollow Road (Applicant: Jim 
Johnson) 
 

Department Planning 
 

Presenter Stephen Nelson, Interim City Planner 
 

Sponsor n/a 
 

Applicant n/a 
 

Background Mr. Jim Johnson, who is a Nibley resident and Nibley Planning and Zoning 
Commissioner, has submitted a revised preliminary plat for the subdivision he 
is proposing to develop.  He is proposing a 19-lot conservation residential 
subdivision located at approximately 4030 Hollow Rd.  The property is a 
mixture of the R-1 and R-1A zones.  The property is planned to be developed 
in a single phase. 

 
o City Code 10-18-4 states that in existing R-1 zones, the base 

density is calculated as if the property were R-1A zones.  
Thus, despite there being a blend of the R-1 and R-1A zones, 
City code dictates that this property all be developed as if it 
were an R-1A zone. 
 
 “Applicants in existing R-1 zones may also choose to 

apply for a subdivision approval using the 
conservation residential subdivision. By so doing, the 
density from which all calculations shall be made shall 
be equal to 0.75 acre lots or the same density as the 
R-1A zone.” 
 

• Changes and recommendation from Planning and Zoning 

The P&Z made a motion to recommend that the City Council 
approve of the subdivision with the following conditions: 

o That a waiver on the right-of-way be issued by City Council 
that includes the entire 60-foot right-of-way; that eliminates 
curb and gutter and replaces it with a swale but still includes 
sidewalk service. 

o That the City Council require that the City take ownership of 
the conservancy cottonwood lot of the Cottonwood at Hollow 
Roads subdivision. 

o That the applicant adds the utility easements to the plat 



before the plat goes to City Council. 
o That the City Council require adequate right-of-way width 

along the Hollow Road Frontage to accommodate the 
developer’s share of the 60-foot right-of-way. 
 

The items above have been included on the version of the plat submitted 
to the City Council.  

 
• Revisions Since Public Hearing 

At the public hearing held by the Planning and Zoning Commission, 
residents spoke about the stand of cottonwood trees on the property.  
Mr. Johnson has submitted a revised plat that will preserve those 
trees as conservation property.  It will also take the walking trail and 
curve it away from the James’ home (the home north/northeast of 
the cottonwood trees) and down through the conservation area by 
the cottonwood trees.  Doing this opened up additional open space, 
which allows for an increased density bonus.  The revised preliminary 
plat reflects that increased density bonus.  Additionally, the developer 
has represented that the following changes were made (Items 1-5 
below have been taken directly from an email received from Mr. 
Johnson, so any wording (I, My, We, etc.) is from that email): 
 

1.  “The sensitive area have been removed from the 
drawings.  My engineer put it on the drawings based on his 
field review.  There is no official study or demarcation we 
need to consider.   The wetland boundary is correct. 

 
2.  “We have redesigned the lot layout to provide open space 
at the intersection of Cottonwood Lane and Cove.  Thus the 
large stand of trees existing on the property has been save on 
what was lot 13. 

 
3.  “I have also added additional open space on 15 which is 
now 16 on the new drawings.  As indicated on the landscape 
architect concept drawing.  I have intend to plant cottonwood 
trees throughout the subdivision in open spaces and along 
the trail. 

 
4.  “I have realigned the road Cottonwood Lane so it dead-
ends facing the existing cottonwood grove and also provide 
open space along the end of the road to meet Councilman 
Hansen's recommendations. 

 
5.  “The trail system is now "serpentine" and requested again              
by Councilman Hansen.” 
 

In addition to the changes on the plat, you will see that Mr. Johnson 
has had a concept drawn up showing the trees and home and walking 



trails, etc.  This is so that the City and residents can get a feel for how 
the subdivision will look. 
 

• Open Space/Density Calculations 
Project Size:  11.17 acres Original Lot Yield: 13 lots 
 
ROW acreage:  1.69 acres Developable Property: 9.48 acres 
 
Open Space:  3.78 acres Percentage of Open Space:  40.78% 
 
Density Bonus: 50%  Lot Yield:              19  lots 
 
Avg. Lot Size:  12,464 sq. ft. Req. Avg. Lot Size:  11,000 sq. ft. 
 
Req. Frontage:  90’- all lots meet or exceed the required frontage. 
 

• Irrigation Canal 
There is a ditch on the property that will be relocated.  Mr. Johnson 
has provided those drawings to the Nibley Blacksmith Fork Irrigation 
Company, which has acknowledged receipt of the drawings.  The 
infrastructure details of the ditch relocation will be addressed as part 
of the construction drawings which would be submitted with the final 
plat. 
 

• Right-of-Way Width 
Having stormwater handled by swales rather than a larger pond, is a 
low-impact development technique, which is encouraged by Federal 
and State stormwater regulations.  Additionally, not requiring 
curb/gutter allows this subdivision to maintain a more rural feel and 
blend in with the surrounding roads. 
 
City Code 11-5-5(D)(2) allows the requirements for 
curb/gutter/sidewalk to be waived in rural estates and the 
agricultural zones, if those requirements would detract from the rural 
setting of the subdivision.  Because this property is immediately 
adjacent to the rural estate zones, staff feels this is appropriate.   

 
• 250 East 

The Transportation Master Plan shows that a connection should be 
made through this property between Hollow Road and 250 East.  The 
current Road Master Plan map, as shown below, has that connection 
coming directly from the current end of 250 East down to Hollow 
Road.  
 



   
 

In that configuration, Mr. Johnson would be required to construct and 
dedicate a new portion of 250 East.  There are several concerns with 
having the connection follow the route outlined in the master plan, 
which staff believes should be considered, including the following: 
 

1. The master plan alignment runs directly through a FEMA Flood Zone.  
To construct a road through this property could require significant 
costs because there could be a need to bring in fill dirt, and it is 
possible that there could be wetland issues that might need to be 
mitigated or permitted.   
 

2. The property in the flood zone is on the lot east of the proposed 
subdivision and the road wouldn’t necessarily be constructed as part 
of this subdivision project.  That portion of the road, between the 
current southern terminus of 250 East and the eastern boundary of 
the subdivision would either have to be constructed in a future 
potential development on that property or built by the city, in order 
to bridge the gap.  If the City were to pursue construction, the City 
would need to acquire the property, deal with the flood zone issues 
and pay for construction of the road. 
 

3. Another potential conflict with the alignment currently planned in 
the Road Master Plan is that it appears to conflict with an existing 
house east of the proposed subdivision.  It is possible that the road 
could be curved to avoid the house.   

 
For the reasons above, the position of the planning and zoning 
commission is that a road alignment following the current master 
plan map may not be the route preferred by the City.    
 
In addition to receiving input from the public at this hearing, staff 
would also like direction from the Council on how to proceed with the 
road alignment.  If it is the Council’s direction that the subdivision 



should follow the current road master plan alignment, then the 
applicant would need to revise his plans to match the master plan 
before the plat is proposed to the Council for approval.  However, if 
the Council agrees that a different alignment would be preferred, 
staff and the P&Z could propose a modification to the Road Master 
Plan, which would need to be finalized before the current subdivision 
plat is approved.   Either way, something would need to change 
because the current proposal is not in compliance with the current 
road master plan.   
 
The intent of having the road connection between 250 East and 
Hollow Road on the Master Road Plan was to provide a connection 
between Hollow Road and the Brookfield Meadows subdivision on 
250 East.  Mr. Johnson’s proposal lays out a connection between the 
neighborhoods that would take the road out of the floodplain and 
could potentially make the eventual connection more feasible, while 
maintaining the intent of the route proposed in the master plan. 

 
  

Recommendation Receive public comment    
Financial Impact n/a 
Reviewed By Mayor, City Manager, City Planner, Public Works Director, City Attorney 
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