Nibley City
Planning Commission
Wednesday, April 15, 2015
455 W. 3200 S.
Nibley, UT

NIBLEY

S E T T L ED 1 8 &5 &

5:30 p.m. Call to Order
Approval of Agenda
Approval of Minutes

CONDITIONAL USE PERMIT/BUSINESS LICENSE
CRR Yard Works- discussion and consideration of a request for a conditional use permit for a home occupation
(lawn maintenance) located at 1019 West 2450 South (Applicant: Cory Ricks)

Healing Harmonies- discussion and consideration of a request for a conditional use permit for a home
occupation (music therapy/holistic healing) located at 1019 West 2450 South (Applicant: Cory Ricks)

FINAL PLAT
Zollinger Acres- discussion and consideration of a final plat for Phase 7 of Zollinger Acres (11 lots), a
subdivision located at 1350 West 3350 South. (Applicant: MV Properties, LLC)

GENERAL PLAN UPDATE
Discussion with the Rural Planning Group regarding the status of the Nibley General Plan update

WORKSHOP
Discussion of an ordinance regulating telecom towers in Nibley City

Planning Commission agenda items may be tabled if: 1) Additional information is needed in order to take action on the item; OR 2)
The Planning Commission feels there are unresolved issues that may need further attention before the Commission is ready to make a
motion. No agenda item will begin after 10:00 p.m. without a unanimous vote of the Commission. The Commission may carry over
agenda items, scheduled late in the evening and not heard, to the next regularly scheduled meeting.

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



MEMO

NIBLEY

4/13/15
Hi all-
This week’s agenda is as follows:

You'll notice that | didn’t advertise the business license as part of the approval. In a training |
attended in St. George, | was reminded that business licenses are permitted uses and so the
Commission is only to consider the conditional use portion of the application- that is, the
conditional use of a home occupation. The business license is permitted once the conditional
use is in place.

CONDITIONAL USE PERMIT/BUSINESS LICENSE
CRR Yard Works- discussion and consideration of a request for a conditional use permit for a
home occupation (lawn maintenance) located at 1019 West 2450 South (Applicant: Cory Ricks)

e This application is for a home occupation lawn care business.
e Our home occupation definition is:

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



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

e Mr. Ricks’ application states that he will not have any outside employees, conduct any
part of the business in an accessory building, will have no client visits and will also not
have any business vehicles. This qualifies the business to be licensed as a home
occupation.

e Because this business meets the definition of home occupation, | recommend approving
the conditional use permit, with the following condition:

0 Any equipment related to the business should be parked out of the public right
of way and behind the front plane of the home.

Healing Harmonies- discussion and consideration of a request for a conditional use permit for a
home occupation (music therapy/holistic healing) located at 831 West 2550 South (Applicant:
Tracy Wagner)

e This application is for a home occupation music therapy/holistic healing business.
e Our home occupation definition is:

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

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



e Ms. Wagner’s application states that she will not have any outside employees, conduct
any part of the business in an accessory building, and will also not have any business
vehicles. This qualifies the business to be licensed as a home occupation.

0 She does want to have client visits. Her application states 10-20 per week, which
averages out to 2-4 per day. The nature of the business is such that she would
only be able to have one client at a time. She has available off-street parking for
client visits. Staff does not recommend any conditions related to client visits, as
the limited number will not create a burden on the neighborhood.

0 She does sate that she would like a window or garden sign. Because we have an
ordinance regulating signs, she doesn’t need a specific condition attached
regarding her sign, but | would suggest reminding her that under 10-12-15, she is
limited to a 3 sq. ft. “nameplate” sign which has to be affixed to the home.

e Because this business meets the definition of home occupation, | recommend approving
the business license and have no suggested conditions.

FINAL PLAT
Zollinger Acres- discussion and consideration of a final plat for Phase 7 of Zollinger Acres (8
lots), a subdivision located at 1350 West 3350 South. (Applicant: MV Properties, LLC)

e This is the next to last phase of Zollinger Acres, consisting of 8 lots.

e These are the requirements of the lot sizes/frontages in the R-2a zone, and how the
proposed plat measures up to them:

0 Required Frontage: 100’- all lots meet the required 100’ frontage minimum
= You may notice that some of the lots show less than 100’ frontage. This
measurement does not take into account the length of the curved
portion of the lot. Where both a frontage measurement and a curve
number (C4, C5, etc.) are shows, the frontage is calculating by adding the
curve length (shown on the table) to the frontage shown on the plat.

O Required Lot Size: 12,000 sq ft. minimum, 14,000 sqg. avg.
= All lots are above the 12,000 sqg. ft. minimum
= Average lot size: 16,125 sq ft.

e All required water shares have previously been turned over to the City.
e Thereis an incomplete retention pond from Phase 1 of the development. The retention

pond was allowed to be incomplete and development continued because the pond was
directly impacted by the lawsuit resolved last summer between the Nibley Blacksmith



Fork Irrigation Company and Nibley City. The developer will be required to complete
the pond as part of this phase of the development.

You will notice that the plat shows the developer building only a portion of 1350 West.
South of Lot 83 is property owned by Nibley City. The City can only require developers
to build that portion of the road impacted by their project and adjacent to the property
owned by the developer. This developer is not required to build the portion of 1350
West adjacent to City property, as that property is not part of the development.

This plat meets all the conditions and specifications for recommendation of approval to
the City Council and it is staff’s recommendation that the Commission do that.

GENERAL PLAN UPDATE

Discussion with the Rural Planning Group regarding the status of the Nibley General Plan

update

Mike Hansen with the Rural Planning Group will be here to update the Commission on
the status of the General Plan update and where we go from here.

WORKSHOP
Discussion of an ordinance regulating telecom towers in Nibley City

| have re-formatted the ordinance and made changes from the sample ordinance to
make sure all municipal references are to Nibley City.

The only suggestion | have as far as content is that | suggest removing the section on
handling telecom towers as a permitted use. When we allow things as a permitted use,
staff is the land use authority and does all the review and approval. | believe that any
and all telecom towers should be treated as conditional uses so that the Commission
has the chance to review them.

See you Wednesday!

Shari



APPLICATION FOR CONDITIONAL USE
PERMIT/BUSINESS LICENSE

= E T T L E T3 6 5

L

:Name__ Cory fickS

Address___ 1044 w. 24590 S. s
Phone_Y43% 783-0519 Cell__435 -3e3- £990 Fax
| Email Becfc), RECKS @ Hot Mail .com

Please describe the reason you are requesting a conditional use permit/business license:

} Home Office Sales Manufacturing Day Care
P Other (please describe): }/OH‘CI Core

=AProposed business name:___ C. K. R. ya rof Warks

: Lawil
;t Description of business:  LgqwH A’Efq'};ﬂh“; Gaiden +i Hf,% ’ Powe fq}f,‘r;/ql Junf re mova ,i feaf remova/

. Describe how the proposed business activity will or will not affect the residential eighborhood surrounding the
2| : business location:_W/itl npt gffect yhe 75 st in| Y\thw" ‘iwcf will net neaorhl/e by
t_offect dhe envAred mend 0v Canse XCessiA’ neise of troskh, - < /

Do you plan to employ persons not living at this address as part of the business? Y @

£ Will those employees be working in your home or atanotherlocatlon? Please describe: N9 qur’l o wﬁf‘Kmq
by MV.‘.@P

3 Do you plan to conduct any of the business in an accessory building at this address? Y @

How many clients will visit this location weekly? O

! Describe how you will provide parking for client visits (if applicable): N @t 4pp licable

Will you have business vehicles which will require parking accommodations? Y @

- If 50, please describe the vehicles and parking plans:

_How many business shipments do you anticipate sending and receiving from this location ev:h Y’ﬁwth/ng how will
t these deliveries be shipped?_ N0  pysiness 5"1"me'77['5 oy

%W]H you be able to provide adequate indoor storage for these deliveries? Y N

: If applicable, describe any signs at this address which will advertise the business: A dveriise L°9
Ttuek and +eailev




APPLICATION FOR CONDITIONAL USE
PERMIT/BUSINESS LICENSE

Name ,TY‘OR.LH U\JOL()\ e

Address__ 9§ ).l 2550 &

Phone___ #5754 Cell__“125-§890 -85 Fax
Email ’i‘mc\f._ mibe @ hotwail com

Please describe the reason you are requesting a conditional use permit/business license:

Home Office Sales Manufacturing Day Care
Other {please describe):

Proposed business name: {“W HP 0 [ Nk ”ﬁ v vwnnie S

-/
Description of bﬁlness M{lﬁic‘ lf\ﬁ wxo Lf 'F%G’fk %)ru ﬂf ED\{JJ‘C\ [4 LL)O r [’- 27

' E@;&m%

Describe how the proposed business actlwty will or will not affect the residential neighborhood surrounding the
business location: L. A0 eS  awnty i pa te | + elfech QL Mo no il koo ov
S vyD w.cl,w: QN0 9 dJ

-‘_Do you plan to employ persons not living at this address as part of the business? v (N)

2 Will those employees be working in your home or at another location? Please describe:

Do you plan to conduct any of the business in an accessory building at this address? ¥ @

- How many clients will visit this location weekly? 10 - &D

| = Describe how you will provide parking for client visits (if applicable); Arive wviu 2 on 5!:‘53L9°-‘g
hevime e o Styeet (nfund of howe ol

213 Will you have business vehicies which will require parking accommodations? Y @

#1f s, please describe the vehicles and parking plans:

: % How many business shipments do you anticipate sending and receiving from this location each month and how will
ythese deliveries be shipped? 2 On (L v*@!‘n@.ﬁ.f ,(‘me ugps pach

S -iWiII vou be able to provide adequate indoor storage for these deliveries? @ N

:1If applicable, describe any signs at this address which will advertise the business: 4 (L):.WLO(_,J C,U,yﬁ {5 ﬂan:tb-\glﬁ h
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LOLLINGER ACRES SUBDIVISION
PHASE 7

PART OF THE SOUTHWEST QUARTER OF SECTION 20,
TOWNSHIP 11 NORTH, RANGE 1 EAST,
SALT LAKE BASELINE AND MERIDIAN

FINAL PLAT
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VARES STREET ADDRESS

\ /

CURVE TABLE

CURVE |LENGTH| RADIUS DELTA CHORD |[CHORD BEARING
Cl 99.95 250.00 22°54'25” 99.29 S37°21'34"E
ce 130.87 150.00 49°59'18” 126.76 N23°49'08"W
C3 119,66 220.00 31°09'49” 118.19 S33°13’53'E
C4 10.56 280.00 2°09’40” 10.56 S47°43'57'E
C5S 100.90 280.00 20°38'48” 100.35 S36°19743"E
Cé6 30.88 120.00 14°44'41" 30.80 N41°26'26"W
c7 73.81 120.00 35°14'37” 72.66 N16°26"47°W
C8 18.45 12.00 88°06'52" 16.69 N45°13'57'E
c9o 19.24 12.00 91°53'08” 17.25 N44°46'03"W
C10 3lee 220.00 8°07°49” 3119 S21°42°33"E

NORTH

0 50
i o ™ |

SCALE 1” = 50°-0"

SURVEYOR'S CERTIFICATE

I, Brian G. Lyon, o Registered Land Surveyor, hold Certificate
No. 275617, as prescribed by the laws of the State of Utah,
and do hereby certify that by authority of the awners, | have
made a survey of the tract of land shown on this plat, which
is accurately described therewith, and have subdivided said tract
of land into Iots and streets to be hereafter known as
ZOLLINGER ACRES SUBDIVISION, PHASE 7, and that the same has
been surveyed and stoked on the ground as shown on this plat.

Signed on this ______ day of 20

BOUNDARY DESCRIPTION

Part of the Southwest Quarter of Section 20, Township 11
North, Raonge 1 East of the Salt Loke Baseline and Meridian
described as follows:

Commencing at the West Quarter Corner of Section 20,
Township 11 North, Range 1 East of the Salt Lake Baseline and
Meridian monumented with a 5/8” rebar said point being S
89°55'25” W 5306.65 feet (Basis of Bearing) from the East

Quarter Corner of said Section 20 monumented with a Brass
Cap, thence N 889°55°25” E 1842.96 feet along the quarter
section line; thence South 1876.10 feet to the Southwest
Corner of Lot 60, Zollinger Acres Subdivision Phase 5 and the
POINT OF BEGINNING and running along the south line of
Zollinger Acres the following three courses; (1) thence N
63°10°06" E 195.56 feet; (2) thence 31.22 feet along o curve
to the right having a radius of 220.00 feet, a central angle of
8°07°50", and a chord which bears N 21°42'53" W 31.19 feet;
(3) thence S 90°00°00" E 111.92 feet; thence S 43°56'32" E
80.07 feet; thence S 64°27°02” E 107.52 feet; thence S
38%50'36” W 157.76 feet to the center of 1350 West Street;
thence along said centerline the following two courses; (1)
thence 130.87 feet along a curve to the right having o radius
of 150.00 feet, a central angle of 49°59'18", and a chord
which bears S 23°49°08” E 126.76 feet; (2) thence S
01°10'31" W 319.67 feet to the northeast corner of Zollinger
Acres Phase 4; thence along the north line of said subdivision
the following four courses; (1) thence N 88°49'29" W 30.00
feet; (2) thence S 89°48’20" W 101.03 feet; (3) thence S
86°19°02" W 107.00 feet; (4) thence N 89°57°06" W 92.40 feet
to the southeast corner of Zollinger Acres Phase 6; thence
along said subdivision the following four courses; (1) thence N
01°10°31" E 124.49 feet; (2) thence N 00°02’55" E 60.01 feet;

(3) thence N 01°09'38" W 140.00 feet; (4) thence N 10°38'28"
W 231.26 feet to the point of beginning, containing 4.90 acres

UTILITY EASEMENT DEDICATION

MV PROPERTIES, LLC OWNER OF THE PROPERTY SET FORTH
AND DESCRIBED IN THIS PLAT, HEREBY OFFERS AND CONVEYS
TO ALL PUBLIC UTILITY AGENCIES, THEIR SUCCESSORS AND
ASSIGNS, A PERMANENT EASEMENT AND RIGHT-OF—-WAY OVER,
UNDER, ACROSS, AND THROUGH ALL AREAS DESIGNATED ON
THIS PLAT AS PUBLIC UTILITY EASEMENTS OR UTILITY
EASEMENTS FOR THE CONSTRUCTION AND MAINTENANCE OF
SUBTERRANEAN ELECTRICAL, TELEPHONE, NATURAL GAS, SEWER,
WATER AND DRAINAGE LINES AND APPURTENANCES, TOGETHER
WITH THE RIGHT OF ACCESS THERETO, WHICH WOULD REQUIRE
THAT NO SURFACE CONSTRUCTION BE ALLOWED WHICH WOQULD
INTERFERE WITH NORMAL UTILITY USE. IT IS UNDERSTOOD
THAT IF IT BECOMES NECESSARY TO RELOCATE SAID UTILITIES
AT THE INSTANCE OR REQUEST OF ANY PUBLIC ENTITY OR THE
OWNER, THE COSTS AND EXPENSES INCURRED THEREBY WILL
BE BORNE BY THE OWNER OR THE ENTITY REQUIRING OR
REQUESTING THE SAME.

ALLIANCE CONSULTING
ENGINEERS

150 EAST 200 NORTH SUITE P
LOGAN, UTAH 84321
(435) 755-5121

COUNTY SURVEYOR'S CERTIFICATE

| certify that | have examined this plat and find it to be
correct and in accordance with information on file in this
office and further it meets the minimum standards for
plats required by county ordinance, and state law.

Date County Surveyor

PLANNING COMMISSION
APPROVAL AND ACCEPTANCE

Presented to the Nibley City Planning Commission chairman
day of __________ AD., 20__, at which
time this subdivision was recommended to the City Council

this

for approval.

Planning Commission Chairman

MAYOR'S APPROVAL AND ACCEPTANCE

Presented to the Nibley City Mayor this
e __ AD. 20__, at which time this subdivision was
approved and accepted.

Mayor

Date

day of

UTILITIES APPROVAL

THE UTILITY EASEMENTS SHOWN ON THIS PLAT ARE
APPROVED.

Date

CENTURY LINK REPRESENATIVE

COUNTY RECORDER

State of Utah, County of Cache, recorded and filed at the request
of
Date
Entry

Time Fee

Index
Filed in: File of plats

County Recorder

Approved as to form this
20_

ATTORN

EY APPROVAL

City Attorney

correct and

CITY ENGINEER CERTIFICATE

| certify that | have examined this plat and find it to be
in accordance with
and the City Ordinance.

information on file

in this office

COMCAST CABLE REPRESENTATIVE

ROCKY MNTN POWER REPRESENATIVE

City Engineer

QUESTAR REPRESENATIVE

OWNERS DEDICATION ACKNOWLEDGEMENT
KNOW ALL BY THESE PRESENTS THAT WE THE UNDERSIGNED OWNERS
OF THE ABOVE—DESCRIBED TRACT OF LAND, HAVING CAUSED THE SAME STATE OF UTAH
TO BE SUBDIVIDED IN TO LOTS AND STREETS TO BE HEREINAFTER COUNTY OF
KNOWN AS: "ZOLLINGER ACRES SUBDNISION PHASE 7", DO HEREBY .
DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL PARCELS OF LAND On this ____ day of _________ AD. 20___, personally appeared

before me Jared B. Nielsen, Manager of MV Properties, LLC, who,
being by me duly sworn, did say for himself that he is the Manager
of MV Properties, LLC, a Utah limited liability company, and that the
within and foregoing instrument was signed on behalf of said LLC by
authority of its Articles of Organization and he duly acknowledged to
me that MV Properties, LLC executed the same

SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE, AND DO
WARRANT, DEFEND AND SAVE THE MUNICIPALITY HARMLESS AGAINST ANY
EASEMENTS OR OTHER ENCUMBRANCES ON THE DEDICATED STREETS
WHICH WILL INTERFERE WITH THE MUNICIPALITY'S USE, OPERATION AND
MAINTENENACE OF THE STREETS AND DO FURTHER DEDICATE THE
EASEMENTS AND DRAINAGE AREAS AS SHOWN, WITH THE SAME
WARRANTY AS GIVEN FOR OTHER DEDICATED PROPERTY.

In witness whereof, | have hereunto set my hand this ______
day of , 20 .

NOTARY PUBLIC

MY COMMISSION EXPIRES RESIDING AT

By: Jared B. Nielsen
MANAGER, MV PROPERTIES, LLC

NOTES:
1. Building setbacks are as follows:
Front yard = 30 feet
Side yard:
All lots = 10 feet from adjacent lot
Corner lots = 20 feet side on street
Rear yard = 25 feet

2. Lot easements unless otherwise noted are as follows:
10" off property line for limits around entire Lot

3. All required necessary public improvements and utilities shall
be financed by purchaser or seller and not by Nibley City

4. No structures may be built within any public utility easement,
except as approved by the City Engineer.

5. This property is located in the vicinity of property that is
used for agricultural purposes. It may be anticipated that such
agricultural uses and activites may or may not in the future be
conducted in this area and that such uses are previously
existing uses. Agricultural uses and situations must be sound
agricultural practices and not bear a direct threat to public
health and safety.

6. Areas in Nibley City have groundwater problems due to the
varying depths of a fluctuating water table. The City's approval
of a building permit or construction plans does not constitute «
representation by the City that building at any specified elevation
or location will solve subsurface or groundwater problems. In
addition, cancerns for building elevations and/aor grading and
drainage are unique to each building lot site. Responsibility for
these stated concerns, and all other such concerns related to a
lot or other building site, remains solely with the building permit
applicant, property owner and/or contractor. Nibley City is not
responsible for other such concerns, including, but not limited to,
building location and/or elevation, site grading and drainage.

7. This subdivision is shown on Record of Survey #07-238
recorded in the Cache County Surveyor’'s Office.

8. The drive access to any of these lots must be a minimum
of 60 feet from the property line intersection of the street
right—of—way.

9. 5/8" rebar with cap will be set at all rear and interior

property corners. Curb pins will be set at the intersection of
the lot line with the curb once it is placed.




Draft 4-15-15

ORDINANCE 15-

AN ORDINANCE REGULATING TELECOMMUNICATION FACILITIES IN NIBLEY CITY

10-22 Telecommunication Facilities
10-22-1 Purpose
10-22-2 Definitions
10-22-3 Submissions Requirements for Conditional Use Telecommunications Facilities
10-22-4 Submissions Requirements for Permitted Use Telecommunications Facilities
10-22-5 Development Standards
10-22-6 Non-Maintained or Abandoned Facilities
10-22-1 Purpose. The purposes of this ordinance are:
A. To ensure that all telecommunications facilities comply with Federal, State, County and

City regulations;

To regulate telecommunications services, antennas and support structures, and related
electronic equipment and equipment enclosures;

To provide for the orderly establishment of telecommunications facilities in the City;

. To minimize the number of antenna support structures and/or utility towers by

encouraging the co-location of multiple antennas on a single structure, and by
encouraging the location of antennas on pre-existing support structures;

To establish siting, appearance and safety standards that will help mitigate potential
impacts related to the construction, use and maintenance of telecommunications
facilities;

To comply with the Telecommunications Act of 1996 by establishing regulations that:

(1) Do not unreasonably discriminate among providers of functionally equivalent
services;

(2) Do not prohibit or have the effect of prohibiting the provision of
telecommunications services;

(3) Are not based on any claimed environmental effects of radio frequency emissions to
the extent that such facilities comply with the Federal Communication Commission's
regulations concerning such emissions; and



Draft 4-15-15

(4) Ensure that all utility facilities/structures are located, installed, buffered/screened,
and maintained in a manner that will minimize the impact of such
facilities/structures on nearby landowners and will not adversely affect the rural,
agricultural, small town character and scenic beauty of Nibley City.

10-22-2 Definitions. The following definitions apply to regulations on
telecommunication facilities, including utility towers used for telecommunications facilities.

A. Ancillary Support Building - A building which is associated with and subordinate to a
utility tower, necessary for the normal function of the utility tower and located on the
same site as the utility tower.

B. Antenna - Any system of wires, poles, rods, arms, reflecting discs or similar devices of
various sizes, materials, and shapes including but not limited to solid or wire-mesh dish,
home, spherical or bar configurations used for wireless transmission. Types of antennas
include, but are not limited to the following.

1) Wall Mounted Antenna. Any antenna mounted directly to the fascia or outside walls
of a structure, existing parapet walls, penthouses, or mechanical equipment rooms,
with no portion of the antenna extending above the roofline of such structures.

2) Roof Mounted Antenna. An antenna mounted directly to the roof of a building,
mechanical penthouse or parapet enclosure wall, which is on the rooftop of a
building.

3) Top-hat Antenna. Spatial array of antennas, generally located on a freestanding
structure, where the visible width of antennas and antenna mounting structures are
more than two (2) feet in width as viewed looking directly at the structure.

C. Antenna Support Structure — A structure which may also be called a utility tower, the
principal purpose of which is for location of antennas. Types of antenna support
structures may include:

1) Monopole —a standing antenna support structure placed directly on the ground to
support one or more antennas.

2) Lattice Tower — A multiple sided, open steel frame structure used to support one or
more antennas.

3) Guyed Tower — A communications tower that is supported, in whole or part, by guy
wires and ground anchors.
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. Co-Location — A telecommunications facility that includes a single antenna support
structure, but more than one telecommunications provider’s antennas and
telecommunication equipment.

Cell on Wheels (COW) — A mobile temporary telecommunications facility located in a
trailer.

Equipment Enclosure — A structure, shelter, cabinet, or vault used to house and protect
the electronic equipment necessary for processing wireless communication signals and
other telecommunication equipment.

Non-Stealth Design — Any antenna or equipment enclosures not camouflaged in a
manner to blend with surrounding land uses, features or architecture. Non-stealth
design does not conceal the intended use of the telecommunications facility. A
monopole with equipment enclosures above ground and unscreened would be
considered non-stealth.

. Stealth Design - Antennas, antenna support structures and telecommunication
equipment enclosures camouflaged or designed to blend with surrounding land uses,
features, and architecture, thus minimizing the aesthetic impact on adjacent uses,
thereby concealing the intended use and appearance of the telecommunications facility
such as heavy landscaping, or installing telecommunications equipment within existing
buildings, behind vegetative screening, or placing equipment enclosures underground,
thus preserving or striving to maintain the rural aesthetics. A flush wall mount antenna
that is painted the same color as the background and located on a building where the
telecommunications equipment is located inside the building would be one example of
stealth design. Other examples of stealth design include, but not limited to roof mount
antennas, utility pole antennas, light or flagpoles, artificial rocks or trees.

Telecommunications Equipment — Equipment used in a telecommunications facility
other than the Antenna, Antenna Support Structure, or Equipment Enclosures.
Telecommunications equipment may include, but is not limited to electronic equipment
necessary for processing wireless communication signals, air conditioning, backup
power supplies, and emergency generators.

Telecommunications Facility- An unmanned structure, which consists of antennas,
antenna support structures, telecommunications equipment, equipment enclosures as
defined herein, that transmits and/or receives voice and/or data communications
through radio signals such as, but not limited to "cellular' or "PCS" (Personal
Communications System) communications and paging systems, whether commercially
or privately operated.

Utility Structure and Related Facilities — May include a building/structure that is
constructed so as to provide assistance, benefit, aid, directly or indirectly to a service
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such as electrical power, light and forms of communication; including telephone,
telegraph, fiber optic signals, cellular service for other analog and digital signals, radio
and television signals to name a few. This list is not intended to be all-inclusive.

L. Telecommunications Tower — A structure typically higher than its surroundings used to
support and/or hold telecommunications facilities including; telephone, telegraph, fiber
optic signals, cellular services for both analog and digital signals, radio and television
signals to name a few. This list is not intended to be all-inclusive.

10-22-3 Submissions Requirements for Conditional Use Telecommunications Facilities

A. Telecommunications Master Plan & Site Justification Study Required. For all new
telecommunication facilities or structures, the applicant shall submit a
Telecommunications Master Plan along with a completed application, and a Site
Justification Study for each proposed telecommunications facility or structure. A
Site Justification Study and Telecommunications Master Plan shall be submitted to
the Planning Department, which will provide a review of the proposed project to
ensure that the provisions of the Nibley City Code are being met. If the application
is a co-location or stealth, go to Submissions Requirements for Telecommunications
Facilities Allowed as a Permitted Use Chapter 3-14-3 for application requirements.
The Planning Commission shall perform the required Conditional Use Permit review
for any application that requires a Conditional Use Permit. Any conflicts shall be
submitted to the Commission. Said Planning Commission shall review, take public
comment and render a decision by 1) approving the application, 2) approving the
application with conditions, or 3) denying the application. The applicant shall
request in written form what, if any, information submitted with application is to be
kept confidential from public review.

B. Telecommunications Master Plan Requirements. Each company submitting an
application for a Conditional Use Permit review shall complete a
Telecommunications Master Plan. The Telecommunications Master Plan shall:

1) Show where the applicant's proposed, existing, and future
telecommunication facilities are within five miles of Nibley City. The
Telecommunications Master Plan may be amended as needed by the carrier
for future site applications.

2) Show the number of possible co-locations that can be obtained on the
proposed cell tower.

3) Contain a copy of the applicant's current FCC license to the Nibley City
Planning Department.
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4) Include an initial indication of where the road or access will be located to
their proposed site. Prior to approval of a building permit, the applicant shall
provide City Staff with a copy of recorded road easement(s) to the proposed
site.

5) Include a signed agreement, stating that the applicant will:
(a) Encourage co-location with other users, provided all safety, structural,
and technological requirements are met. This agreement shall also state
that any future owners or operators will allow co-location on the tower;

(b) Restore site to its former condition. (See Chapter 10-22-6 Non-
Maintained or Abandoned Facilities),

6) Include a security program or system that addresses unauthorized access and
vandalism,

7) Indicate the latitude and longitude of proposed telecommunications facility
including any proposed tower location.

C. Site Justification Study Requirements. A Site Justification Study shall be completed
for each telecommunications facility site. The Study shall include the following:

1) Rationale

(a) An applicant proposing to erect a new telecommunications facility shall
provide documentary evidence that a legitimate attempt has been made to
locate the new telecommunications facility on existing buildings or structures
or as a co-location on an existing antenna support structure. Such evidence
shall include a radio frequency engineering analysis of the potential
suitability of existing buildings or structures or co-location sites in the radio
frequency coverage area for the proposed telecommunications facility.
Efforts to secure such locations may be documented through
correspondence between the applicant and the property owner(s) of the
existing buildings, structures or co-location sites.

(b) The Site Justification Study shall also include a description of the elevations,
vegetation, and rock formations in the area, a description of the
telecommunications facilities proposed to be placed on the site with
technical reasons for their design and the efforts made to minimize impacts
on the activities found on the land. The applicant shall provide City Staff with
propagation information for the proposed site. The applicant shall
demonstrate that the telecommunications facility complies with the Nibley
City General Plan, as well as the required setback, and landscaping
requirements of the zoning district in which they are proposed to be located.
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2) Co-location. The Study shall also examine the potential for co-location at
existing or the proposed site. If co-location is not possible at an existing site or if
the proposed new site is not available for co-location then the applicant shall
include a written explanation of why co-location is not possible.

3) Equipment Enclosures The Study must include a detailed written explanation
and analysis, not limited to fiscal reasons alone, of the potential for the
equipment enclosures to be either:

(a) Located in an existing building or

(b) Designed whereby the incorporation of stealth design technology or
other visual screening is utilized that readily conceals the appearance of
the equipment enclosures, or

4) Visual Analysis On all new sites, applicant shall submit a detailed twenty-four
by thirty-six inch (24”x 36”) surveyed map, not more than one (1) inch equals
one hundred (100) feet, which includes;

(a) The topography of the area (2 ft. elevations) in which tower and/or
telecommunication facilities can be located while continuing to
communicate with sister tower(s).

(b) Delineation of where telecommunication facilities can be placed so as to
minimize:

(i) The placement of structures from being placed on slopes of thirty
percent or greater; and

(ii) The intrusion of equipment enclosures from being silhouetted against
the sky as seen from a public road; and

(c) Graphicalillustration of the coverage of the proposed telecommunication
facility.

Once a site is located by the applicant and City Staff the applicant shall provide an
illustration which includes photo simulation(s), field mock up(s) or other techniques,
which illustrate all possible visual impacts of the proposed telecommunication facility.
The analysis should consider views from public areas (streets, parks, etc.) and from
private residences. The applicant(s) shall identify all reasonable mitigation measures
consistent with the technical aspects and requirements of the proposed facility to
ensure that hill cuts for roads are minimized and, the telecommunication facility can be
hidden as best as possible to preserve the rural character of the City. All costs
associated with this requirement are to be borne by the applicant.
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10-22-M Submissions Requirements for Permitted Use Telecommunications Facilities

For telecommunications facilities allowed under a Permitted Use, the application shall comply
with the requirements in this Chapter. Any request for telecommunications facilities differing
from the standards as allowed in this section shall require a Conditional Use Permit review from
the Nibley City Planning Commission, as set forth in Chapter 10-22-3 of the Nibley City Code.

A. Telecommunications facilities must comply with the Nibley City General Plan, as well as
the required setback, height requirements of the zoning district in which they are to be
located, and are subject to all provisions as stated in the City’s Zoning Ordinance.

B. All permitted use telecommunication facilities listed in this section must:

1) Be located on an existing antenna support structure without having to replace or
extend said structure; or

2) Incorporate stealth design technology or other visual screening that readily conceals
the appearance of the antenna support structures, and equipment enclosures.
Some examples of these may include, but not be limited to roof mounts, wall
mounts, and utility, light or flag pole antennas.

C. Telecommunications Master Plan and Site Justification. Each company submitting an
application for a Permitted Use telecommunications facility shall complete a
Telecommunications Master Plan following the guidelines in Chapter 10-22-3b unless an
existing and applicable Telecommunications Master Plan already includes the proposed
facility.

1) Where the applicant's proposed, existing, and future telecommunication facilities
are within Nibley City, the Telecommunications Master Plan may be amended as
needed by the carrier for future site applications.

2) The Telecommunications Master Plan shall contain a current copy of the applicant's
current FCC license to the Nibley City Planning Department.

D. Site Justification Study Requirements. A Site Justification Study shall be completed for
each telecommunications facility site. The Study shall include the following

1) Equipment Enclosures The Study must include a detailed written explanation and
analysis, not limited to fiscal reasons alone, of the potential for the equipment
enclosures to either:

(a) Be located in an existing building or

Comment [SP1]: | would recommend deleting
this section in its entirety. | believe that all
telecomm facilities should be conditional uses so
that the Commission has the opportunity to review
and make recommendations on the facility. If we
leave this section in, then there will be some cases
where only staff reviews the facility.
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(b) Be designed whereby the incorporation of stealth design technology
or other visual screening is utilized that readily conceals the
appearance of the equipment enclosures or

2) Facility Placement. The study must show a delineation of where
telecommunication facilities can be placed so as to minimize:

(a) The placement of structures from being placed on slopes of thirty
percent or greater; and

(b) The intrusion of equipment enclosures from being silhouetted against
the sky as seen from a public road.

3) Existing roads shall, whenever possible, be upgraded to the minimum
amount necessary for non-public use.

E. Review Procedure. In proposals where either the applicant or the Planning
Department determine that potential issues may arise or additional comment is
needed from the community even if the facility is allowed as a permitted use, a
public hearing on the application may be scheduled with the Nibley City Planning
Commission. Following the public hearing, the Planning Commission shall make a
recommendation regarding an "approval", "approval with conditions" or denial of
the application as based upon Chapter 10-22-3.

10-22-5 Development Standards

A. Construction Standards, Building Codes and Safety Standards. To ensure the structural
integrity of telecommunications facilities, the owner of a telecommunication facility
shall ensure that it is constructed and maintained in compliance with standards
contained in applicable local building codes and the applicable standards for such
telecommunications facilities, as amended from time to time.

B. General Requirements:

1) Height shall be minimized as much as reasonably possible. Height of the
telecommunication facilities shall be measured from the existing grade to the
top of the antenna support structure, or to the highest point of any portion
of the telecommunications facility, whichever is greater. If the proposed site
is a roof mount or wall mount the City may request that the study verify that
the existing or proposed screening will screen telecommunications facility
from view.

2) Monopoles are permitted only in the Industrial, Commercial, or Agricultural
zones or in Parks and Recreation areas.
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3) Guyed and Lattice Towers are only allowed in an Agricultural zone.

4) Any telecommunication facility within the Logan Cache Airport traffic zone
shall demonstrate compliance with FAA requirements and receive approval
from the Logan Cache Airport Authority for installation of said facility.

C. Setbacks.

1) In order to ensure public safety from falling ice, debris, tools or materials, the
minimum distance from the base of any tower to any property line,
residential property, accessory apartment, occupied business or institutional
structure and/or parking area, or public recreation area shall be equal to 100
percent of the height of the tower in all zones.

2) Monopoles and Guyed Towers shall be setback a minimum of 1 % feet (one
and one-half feet) for every foot of pole height from the nearest property
line. The Design Review Committee may reduce the required setback from a
residential zone in the design review process if practical difficulties are
demonstrated by the proponent and upon a finding by the Design Review
Committee that a reduced setback would adequately protect the character
of the neighborhood.

3) Any associated mechanical or electrical equipment shall be completely
screened from view from public right-of-ways and adjacent properties, with a
solid screen and landscaping.

4) Antennas mounted to the sides of a monopole may only be allowed in the
case of a co-location in accordance with Chapter 3-14-2¢-2

D. Signage. Warning signs shall be limited to non-illuminated warning and equipment
identification signs. Allowed signage shall be classified as “On-Site Informational
Signs” and regulated as such in accordance with the City’s Sign Ordinance.

E. Signs, Flags and Lights. All commercial or public service signs, flags, lights,
floodlights, and attachments other than those required for emergency
identifications, communications operations, structural stability, or as required for
flight visibility by the FAA or FCC shall be prohibited on any antenna or antenna
structure. This prohibition shall include the attachment to the antenna or tower of
any flag, decorative sign, streamers, pennants, ribbons, spinners or waving,
fluttering, or revolving devices, but not including weather devices. Security lighting
for on-ground facilities and equipment shall be shielded so that no light rays are
emitted by the installed fixtures at angles above the horizontal plane and have no
more than 1 candlepower. It must be controlled by motion sensor. If signage is
required consistent with this standard, such signage shall comply with the
requirements of Chapter 10-12-15, Sign Regulations.
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F. Access Roads shall be limited to twenty (20) feet in clear width except where safety
considerations require otherwise, and they shall have gravel or other non-paved
surface, unless they are a grass surface upon which a small truck can access the site.
Existing roads shall, whenever possible, be upgraded the minimum amount
necessary.

G. Intent to Use. All applicants who apply to build only a tower shall provide at least
one (1) letter of intent from a telecommunications company, which will locate on
the tower.

10-22-6 Non-Maintained or Abandoned Facilities. The Planning Commission shall
require each non-maintained or abandoned telecommunication facility to be removed when
such a telecommunication facility has not been repaired or put into use by the owner, person
having control, or person receiving benefit of such structure within six (6) months after written
notice of non-maintenance or abandonment is given to the owner, person having control or
person receiving the benefit of such structure.
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