
	

	

The	Meeting	of	the	Nibley	Planning	and	Zoning	Commission	held	at	Nibley	City	Hall,	
455	West	3200	South,	Nibley,	Utah	on	Wednesday,	July	13,	2016.	
	
The	following	actions	were	made	during	the	meeting:	
	
Commissioner	Bliesner	motioned	to	recommend	approval	of	a	preliminary	
plat	for	Valley	View	Meadows,	a	19-lot	conservation	subdivision	located	at	
approximately	3400	South	250	West;	applicant,	Ironwood	Construction,	to	
City	Council.	Commissioner	Johnson	seconded	the	motion.	The	motion	passed	
4-1;	with	Commissioner	Bliesner,	Commissioner	Johnson,	Commissioner	
Davenport,	and	Commissioner	Swenson	all	in	favor.	Commissioner	Green	was	
opposed.	
	
Commissioner	Bliesner	motioned	to	approve	the	conditional	use	permit	and	
business	license	for	Tiny’s	Kitchen	located	at	816	W	2550	S;	applicant,	Susan	
Reyes.	Commissioner	Swenson	seconded	the	motion.	
	

Commissioner	Johnson	made	a	motion	to	amend	that	a	copy	of	the	
applicant’s	(Susan	Reyes)	food	handler’s	license	be	submitted	to	Nibley	
City	staff	prior	to	her	business	license	being	issued.	Commissioner	
Swenson	seconded	the	motion.	The	amendment	passed	unanimously	5-
0;	with	Councilmember	Jacobsen,	Commissioner	Swenson,	
Commissioner	Green,	Commissioner	Davenport,	and	Commissioner	
Bliesner	all	in	favor.	

	
The	amended	motion	passed	unanimously	5-0;	with	Commissioner	Bliesner,	
Commissioner	Swenson,	Commissioner	Green,	Commissioner	Davenport,	and	
Commissioner	Johnson	all	in	favor.	
	
Commissioner	Green	motioned	to	approve	the	business	license	and	
conditional	use	permit	for	Harper	Design,	located	at	2349	S	670	W;	applicant,	
Ryan	Harper.	Commissioner	Johnson	seconded	the	motion.	The	motion	passed	
unanimously	5-0;	with	Commissioner	Green,	Commissioner	Johnson,	
Commissioner	Bliesner,	Commissioner	Davenport,	and	Commissioner	
Swenson	all	in	favor.	
	
Commissioner	Bliesner	motioned	to	approve	the	conditional	use	permit	and	
business	license	for	FaceTime	Face	Painting,	located	at	1065	W	2980	S;	
applicant,	Haylie	Dalton.	Commissioner	Green	seconded	the	motion.	The	
motion	passed	unanimously	5-0;	with	Commissioner	Bliesner,	Commissioner	
Green,	Commissioner	Davenport,	Commissioner	Swenson,	and	Commissioner	
Johnson	all	in	favor.	
	
Commissioner	Green	motioned	to	approve	the	business	license	and	
conditional	use	permit	for	Quality	Clean	Cans,	located	at	858	W	2770	S;	
applicant,	Trevor	Chalfant,	with	the	condition	that	the	business	trailer	be	
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parked	behind	the	front	plane	of	the	house.	Commissioner	Johnson	seconded	
the	motion.	
	

Commissioner	Bliesner	made	a	motion	to	amend	that	the	business	
equipment	and	trailer	not	be	stored	in	the	public	right-of-way.	
Commissioner	Swenson	seconded	the	motion.	The	amendment	passed	
unanimously	5-0;	with	Commissioner	Bliesner,	Commissioner	Swenson,	
Commissioner	Green,	Commissioner	Davenport,	and	Commissioner	
Johnson	all	in	favor.	

	
The	amended	motion	passed	unanimously	5-0;	with	Commissioner	Green,	
Commissioner	Johnson,	Commissioner	Bliesner,	Commissioner	Davenport,	
and	Commissioner	Swenson	all	in	favor.	
	
Commissioner	Bliesner	motioned	that	being	as	the	ordinance	did	not	address	
the	application	as	presented	and	therefore	the	application	didn’t	comply	with	
the	ordinances	on	the	books,	he	recommend	denial	of	a	preliminary	plat	for	
the	Heritage	Parkway	subdivision,	located	at	approximately	1250	West	2600	
South;	applicant,	Sierra	Homes,	to	City	Council.	Commissioner	Green	seconded	
the	motion.	The	motion	passed	unanimously	5-0;	with	Commissioner	Bliesner,	
Commissioner	Green,	Commissioner	Davenport,	Commissioner	Swenson,	and	
Commissioner	Johnson	all	in	favor.	
	
Planning	and	Zoning	Commission	Co-Chair	Dave	Davenport	called	the	July	13,	2016	
Planning	and	Zoning	Commission	meeting	to	order	at	5:30.	Those	in	attendance	
included	Commissioner	Dave	Davenport,	Commissioner	Bill	Green,	Commissioner	
Bret	Swenson,	and	Commissioner	Jim	Johnson.	Planning	and	Zoning	Commission	
Alternate	Commissioner	Aaron	Bliesner	was	also	present	and	a	voting	member	due	
to	Commissioner	Carol	Albrect’s	absence	from	the	meeting.	Ms.	Shari	Phippen,	
Nibley	City	Planner,	was	also	present.	
	
Approval	of	6-22-16	meeting	minutes	and	the	evening’s	agenda	
General	consent	was	given	for	the	evening’s	agenda.	
	
No	approval	was	given	for	the	previous	meeting	minutes	due	to	Commissioner	
Albrect’s	absence.	Approval	was	continued	until	the	next	Planning	and	Zoning	
Commission	meeting.	
	
Public	Hearing—A	public	hearing	to	receive	comment	concerning	a	
preliminary	plat	for	Valley	View	Meadows,	a	19-lot	conservation	subdivision	
located	at	approximately	3400	South	250	West	
Commissioner	Davenport	gave	public	hearing	directions	to	the	public	present.	
	
Commissioner	Davenport	opened	the	public	hearing	at	5:34	p.m.	
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Bruce	Rigby	of	161	West	2400	South	in	Nibley	said	he	appreciated	the	work	in	the	
plat	that	had	gone	on	but	he	was	concerned	with	the	reduced	size	of	the	lots	in	the	
proposed	subdivision.	He	believed	the	reasons	they	were	dedicated	as	half-acre	lots	
in	the	past	was	as	valid	today	as	it	was	then.	He	was	concerned	about	the	density	of	
the	lots	and	the	amount	of	traffic	that	would	be	put	on	to	250	West.	He	believed	the	
half-acre	size	was	to	keep	diversity.	He	said	the	open	space	was	right	next	to	40	
acres	of	open	acreage	and	they	had	no	idea	what	would	be	going	into	those	40	acres.	
He	believed	that	it	should	be	kept	as	it	was	originally	zoned.	
	
Kaye	Barlow	of	273	West	3400	South	was	concerned	with	the	extreme	amount	of	
traffic	coming	in	and	children’s	safety.	She	said	she	would	also	like	to	see	the	half-
acre	lot	to	match	the	lots	to	the	north.	Ms.	Barlow	was	grateful	for	the	work	that	had	
gone	into	the	plan	but	was	concerned	with	all	the	traffic	and	wanted	to	keep	their	
“country	style”	and	“country	life”.	She	said	they	wanted	to	keep	things	nice	for	their	
community.	
	
Curt	Jenkins	of	328	West	3575	South	was	opposed	to	the	plan	for	the	subdivision	
because	of	the	restricted	lot	size.	Mr.	Jenkins	discussed	living	in	denser	housing.	He	
felt	continuing	half-acres	preserved	the	rural	feel	and	appreciated	the	open	space	
caused	by	the	large	lot	sizes.	
	
Rand	Bradford	of	399	West	3400	South	agreed	with	what	had	been	said	about	the	
size	of	the	lots.	He	was	also	concerned	about	the	canal.	He	discussed	flooding	at	the	
canal.	Mr.	Bradford	felt	the	open	space	would	be	worthless	and	would	become	a	
swampy	breeding	ground	for	mosquitos.	He	hoped	consideration	would	be	given	for	
the	canal	and	said	he	hoped	the	developer	would	pipe	the	canal.	
	
Greg	Seljestad	of	337	West	3575	South	said	had	only	been	in	Nibley	for	three	
months	and	said	one	of	the	things	they	loved	about	Nibley	was	the	openness.	He	
asked	when	it	would	stop	and	if	it	would	ever	stop?	Mr.	Segisted	said	he	it	felt	it	was	
odd	to	plop	down	these	houses	in	the	midst	of	all	the	larger	lots.	He	asked	what	
would	happen	to	property	values.	He	said	the	new	plat	was	for	starter	homes	and	
the	existing	homes	were	not;	they	were	bigger.	
	
Robert	Ekstrom	of	3951	South	280	West	said	he	was	concerned	that	they	were	
typically	getting	smaller	and	smaller	lot	sizes.	He	said	that	everyone	in	Nibley	
wanted	to	maintain	the	half-acre,	rural	feel.	He	said	the	plat	didn’t	line	up	with	the	
feel	of	the	lots	to	the	north	and	was	concerned	with	the	number	of	cars	using	250	&	
280	West.	
	
Laura	Frandsen	of	3556	South	250	West	said	she	had	spoken	about	the	senior	
community	that	was	also	in	that	area.	She	said	they	had	fought	against	that	
community	selling	to	younger	residents.	She	discussed	how	many	cars	and	vehicles	
would	be	coming	down	250	West	with	the	addition	of	30+	houses.	She	said	there	
would	be	accidents	and	dangers	to	the	children	on	250	West.	Mrs.	Frandsen	there	
was	already	enough	people	on	the	street.	
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Karlene	Conger	of	3388	South	250	West	said	her	four-year-old	son	had	almost	been	
hit	on	the	street.	She	asked	that	the	lots	be	made	bigger	so	there	would	be	less	
traffic	or	that	speed	bumps	be	installed	on	the	road	to	slow	down	the	traffic	so	that	
her	children	were	not	hit	by	cars.		
	
Michael	Ekstrom	of	3951	South	280	West	said	there	was	already	traffic	that	was	
faster	than	it	should	be	on	the	road.	He	said	they	lived	in	Nibley	for	the	rural	feel,	
half-acre	lots,	and	the	community	feel.	He	said	the	subdivision	would	make	them	
think	hard	of	leaving	the	area.	He	said	it	should	have	the	feel	of	half-acre	lots	
especially	for	the	family	feel.	Mr.	Ekstrom	was	concerned	they	would	loose	the	
family,	community	feel.	
	
Jeff	Jackson,	representing	the	developer,	said	he	appreciated	the	comments	that	had	
been	made.	He	said	it	was	a	9.5	acre	property	so	this	gave	them	the	ability	to	but	19	
lots	on	the	acreage.	He	said	the	open	space	had	been	left	on	the	property	because	
the	city	had	expressed	its	desire	for	the	open	space.	He	felt	the	layout	met	the	city’s	
desire	for	open	space	and	was	a	good,	planned	out	subdivision.	
	
Lisa	Kikkert	of	421	West	3300	South	said	she	was	experience	doing	plans	and	said	
putting	19	home	on	the	land	wouldn’t	make	sense.	She	described	what	she	
envisioned	with	19	half-acre	lots.	Mrs.	Kickert	said	they	had	moved	to	Nibley	
because	they	loved	the	openness.	She	said	she	was	opposed	to	the	quarter	acre	lots	
because	they	would	decrease	the	value	of	the	homes	in	their	neighborhood	
	
Kim	Tag	of	415	West	3400	South	agreed	with	what	everyone	had	to	say	about	the	
lots	and	the	additional	traffic.	
	
Issacc	Kikkert	of	421	West	3300	South	said	this	would	ruin	the	look	and	feel	of	their	
neighborhood.	He	said	he	would	like	to	see	this	stay	the	“country	feel.”	He	asked	if	
they	had	information	of	how	this	would	affect	their	home	value	and	wanted	to	know	
a	base	estimate	for	the	homes	that	would	be	in	the	development.	He	said	they	would	
be	interested	in	selling	their	home	and	moving	somewhere	where	this	wouldn’t’	
happen.	
	
Commissioner	Davenport	closed	the	public	hearing	at	6:00	p.m.	
	
Commissioner	Davenport	said	they	didn’t	know	the	impact	this	would	have	on	
property	values	and	said	he	believed	his	home	had	been	adversely	impacted	by	
development	near	his	home.	Commissioner	Davenport	described	a	road	that	was	
going	to	be	put	in	from	450	West	to	3200	South	so	there	would	be	two	roads	to	
serve	that	area.	Ms.	Phippen	described	the	road	in	more	detail.	Ms.	Phippen	
described	the	conservation	subdivision	ordinance	and	the	process	the	City	had	
made	to	update	the	Nibley	City	General	Plan.	She	explained	the	desire	of	the	City	
Council	to	have	the	conservation	subdivision	mandated	throughout	the	city.	Ms.	
Phippen	described	that	the	conservation	subdivision	dedicated	open	space	that	
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would	stay	rural	and	was	open	to	the	public;	she	described	that	backyards	were	not	
open	to	the	public.	Commissioner	Davenport	and	Ms.	Phippen	discussed	how	many	
lots	would	be	in	the	development	if	it	were	a	traditional	half-acre	subdivision.	Ms.	
Phippen	said	she	felt	the	developer	could	get	17	homes.	Ms.	Phippen	explained	that	
the	difference	in	lot	sizes	would	be	the	depth	of	the	lot	and	not	the	width	of	the	lots	
so	the	subdivision	shouldn’t	feel	“packed	in.”	She	described	that	there	was	no	
correlation	between	the	value	of	a	home	and	the	size	of	the	lot	the	home	was	on.	
	
Discussion	and	consideration	of	a	preliminary	plat	for	Valley	View	Meadows,	a	
19-lot	conservation	subdivision	located	at	approximately	3400	South	250	
West	(Applicant:	Ironwood	Construction)	
Mr.	Jeff	Jackson,	representing	Ironwood	Construction,	was	present	at	the	meeting.	
	
Ms.	Phippen	said	the	subdivision	was	proposed	in	one	phase.	It	was	a	proposal	for	a	
19-lot	subdivision	being	developed	under	the	conservation	subdivision	ordinance.	
The	developable	property	was	just	less	than	7.5	acres	with	1.86	(25%)	acres	of	open	
space.	She	described	that	the	developer	could	be	entitled	to	23	building	lots	under	
the	ordinance	but	only	19	lots	were	being	proposed.	Ms.	Phippen	said	the	average	
lot	size	for	the	project	was	12,700	square	feet.	Ms.	Phippen	descried	the	right-of-
way	accesses.	Ms.	Phippen	said	she	would	like	to	see	a	10-foot	sidewalk	constructed	
around	the	open	space.	Ms.	Phippen	further	described	the	open	space,	utilities,	
irrigation	canal,	and	maintenance	plan	for	the	canal.	
	
Ms.	Phippen	said	it	was	her	recommendation	that	the	project	met	the	necessary	
requirements	to	be	recommended	to	City	Council	for	their	approval	of	the	
preliminary	plat.	Ms.	Phippen	said	the	developer	would	need	to	develop	and	submit	
a	plan	to	be	reviewed	with	city	staff	outlining	maintenance,	ownership,	and	
development	of	the	open	space	prior	to	submitting	a	final	plat.	
	
Commissioner	Johnson	said	it	would	be	beneficial	to	see	the	plans	as	to	what	the	
trade	off	of	smaller	lot	sizes	for	the	open	space.	He	said	there	was	a	great	
opportunity	for	trails	in	the	open	space.	He	would	like	some	sort	of	plat	that	could	
be	submitted	to	the	public.	Commissioner	Davenport	agreed	and	said	a	picture	was	
worth	10,000	words.	He	said	that	would	be	worth	a	lot	more	than	words	on	a	paper	
and	a	development	agreement.	
	
Mr.	Jackson	explained	that	when	the	developer	got	through	the	preliminary	
approval	phases	then	they	would	then	put	the	effort	in	to	develop	a	maintenance	
plan.	He	said	he	was	well	aware	of	the	requirements.	Ms.	Phippen	said	under	the	
new	proposed	conservation	subdivision	ordinance	there	would	be	a	requirement	
that	the	open	space	would	need	to	be	competed	in	the	first	or	second	phase.	Ms.	
Phippen	described	the	security	monies	that	were	required	for	items	submitted	
under	construction	drawings.	Commissioner	Bliesner	asked	that	an	agreement	be	
made	that	regardless	of	lot	sales	that	the	open	space	would	need	to	be	done	within	
24	months.	Ms.	Phippen	said	it	was	possible	to	write	this	into	the	development	
agreement.	Commissioner	Bliesner	addressed	the	possibility	of	there	being	



	

	 6	

environmental	issues	in	the	open	space	because	it	was	once	dairy/farmland.	Ms.	
Phippen	said	she	would	look	into	the	advisability	of	have	a	soil	study	done.	
	
Commissioner	Bliesner	made	a	motion	to	recommend	approval	of	a	preliminary	plat	
for	Valley	View	Meadows,	a	19-lot	conservation	subdivision	located	at	
approximately	3400	South	250	West;	applicant,	Ironwood	Construction,	to	City	
Council.	Commissioner	Johnson	seconded	the	motion.	
	
Commissioner	Bliesner	described	to	the	public	present	that	the	Planning	and	Zoning	
Commission	was	bound	by	State	law	to	approve	anything	that	met	with	the	City’s	
ordinances	and	that	the	proposed	subdivision	was	in-line	with	City	ordinance.	
	
The	motion	passed	4-1;	with	Commissioner	Bliesner,	Commissioner	Johnson,	
Commissioner	Davenport,	and	Commissioner	Swenson	all	in	favor.	Commissioner	
Green	was	opposed.	
	
Commissioner	Davenport	called	for	a	five-minute	recess	at	6:40	p.m.	The	meeting	
reconvened	at	6:50	p.m.	
	
Commissioner	Davenport	asked	for	general	consent	to	suspend	the	agenda	and	
move	to	four	business	licenses	for	home	occupation	applications.	General	consent	
was	given.	
	
Conditional	Use	Permit/Business	License	
Tiny’s	Kitchen—discussion	and	consideration	of	a	conditional	use	permit	and	
business	license	for	a	home	occupation	(off-site	food	service)	located	at	816	W	
2550	S	(Applicant:	Susan	Reyes)	
The	applicant,	Susan	Reyes,	was	not	present	at	the	meeting.	
	
Ms.	Phippen	said	each	of	the	applications	for	a	conditional	use	permit	and	business	
license	were	similar	in	nature,	so	her	comments	would	cover	all	4	of	the	
applications:	Each	application	was	for	a	home-based	business	with	no	outside	
employees,	no	on-site	client	visits,	no	business	vehicles	and	no	portion	of	the	
business	was	being	run	out	of	an	accessory	building.	She	said	these	things	made	the	
businesses	suitable	to	be	a	home	occupation.	Ms.	Phippen	said	if	a	business	met	the	
definition	in	city	code	of	a	home	occupation	then	it	can	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.		
	
Ms.	Phippen	said	each	of	the	business	were	on	properties	zoned	Residential	R-2A	
and	that	the	Nibley	City	Land	Use	Chart	allowed	for	home	occupations,	as	a	
conditional	use,	in	this	zone.	Ms.	Phippen	stated	that	because	each	business	met	the	
requirements	to	be	licensed	as	a	home	occupation,	she	recommend	that	they	be	
approved	as	such.	Ms.	Phippen	recommended	the	Planning	and	Zoning	Commission	
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make	a	condition	that	Ms.	Reyes	provide	a	copy	of	her	food	handlers	permit	to	city	
staff	prior	to	Ms.	Reyes’	license	being	issued.	
	
Commissioner	Bliesner	made	a	motion	to	approve	the	conditional	use	permit	and	
business	license	for	Tiny’s	Kitchen	located	at	816	W	2550	S;	applicant,	Susan	Reyes.	
Commissioner	Swenson	seconded	the	motion.	
	
Commissioner	Johnson	made	a	motion	to	amend	that	a	copy	of	the	applicant’s	
(Susan	Reyes)	food	handler’s	license	be	submitted	to	Nibley	City	staff	prior	to	her	
business	license	being	issued.	Commissioner	Swenson	seconded	the	motion.	The	
amendment	passed	unanimously	5-0;	with	Councilmember	Jacobsen,	Commissioner	
Swenson,	Commissioner	Green,	Commissioner	Davenport,	and	Commissioner	
Bliesner	all	in	favor.	
	
The	amended	motion	passed	unanimously	5-0;	with	Commissioner	Bliesner,	
Commissioner	Swenson,	Commissioner	Green,	Commissioner	Davenport,	and	
Commissioner	Johnson	all	in	favor.	
	
Harper	Design—discussion	and	consideration	of	a	conditional	use	permit	and	
business	license	for	a	home	occupation	(sign	contractor)	located	at	2349	S	670	
W	(Applicant:	Ryan	Harper)	
Mr.	Ryan	Harper	was	not	present	at	the	meeting.	
	
Ms.	Phippen	said	she	had	no	suggested	condition	and	the	application	met	all	the	
requirements	to	be	licensed	as	a	home	occupation.	
	
Commissioner	Green	made	a	motion	to	approve	the	business	license	and	conditional	
use	permit	for	Harper	Design,	located	at	2349	S	670	W;	applicant,	Ryan	Harper.	
Commissioner	Johnson	seconded	the	motion.	The	motion	passed	unanimously	5-0;	
with	Commissioner	Green,	Commissioner	Johnson,	Commissioner	Bliesner,	
Commissioner	Davenport,	and	Commissioner	Swenson	all	in	favor.	
	
FaceTime	Face	Painting-	discussion	and	consideration	of	a	conditional	use	
permit	and	business	license	for	a	home	occupation	(face	painting)	located	at	
1065	W	2980	S	(Applicant:	Haylie	Dalton)	
The	applicant,	Haylie	Dalton,	was	not	present	at	the	meeting.	
	
Ms.	Phippen	agreed	that	this	application	met	all	the	conditions	to	be	licensed	as	a	
home	occupation.	
	
Commissioner	Bliesner	made	a	motion	to	approve	the	conditional	use	permit	and	
business	license	for	FaceTime	Face	Painting,	located	at	1065	W	2980	S;	applicant,	
Haylie	Dalton.	Commissioner	Green	seconded	the	motion.	The	motion	passed	
unanimously	5-0;	with	Commissioner	Bliesner,	Commissioner	Green,	Commissioner	
Davenport,	Commissioner	Swenson,	and	Commissioner	Johnson	all	in	favor.	
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Quality	Clean	Cans—discussion	and	consideration	of	a	conditional	use	permit	
and	business	license	for	a	home	occupation	(power	washing)	located	at	858	W	
2770	S	(Applicant:	Trevor	Chalfant)	
The	applicant,	Trevor	Chalfant,	was	present	at	the	meeting.	
	
Edward	Chalfant	said	he	was	a	part	owner	and	spoke	for	Mr.	Trevor	Chalfant.	
Commissioner	Green	asked	if	this	was	using	a	power	washer.	Mr.	Chalfant	described	
the	can	cleaning	process.	Commissioner	Green	asked	if	there	would	be	a	trailer	used	
in	the	business.	Mr.	Chalfant	said	there	was	a	5-foot	trailer	used	on	the	back	of	a	
pick-up	truck.	He	said	the	trailer	would	be	stored	in	their	driveway.	
	
Commissioner	Green	made	a	motion	to	approve	the	business	license	and	conditional	
use	permit	for	Quality	Clean	Cans,	located	at	858	W	2770	S;	applicant,	Trevor	
Chalfant,	with	the	condition	that	the	business	trailer	be	parked	behind	the	front	
plane	of	the	house.	Commissioner	Johnson	seconded	the	motion.	
	
Commissioner	Bliesner	made	a	motion	to	amend	that	the	business	equipment	and	
trailer	not	be	stored	in	the	public	right-of-way.	Commissioner	Swenson	seconded	
the	motion.	The	amendment	passed	unanimously	5-0;	with	Commissioner	Bliesner,	
Commissioner	Swenson,	Commissioner	Green,	Commissioner	Davenport,	and	
Commissioner	Johnson	all	in	favor.	
	
The	amended	motion	passed	unanimously	5-0;	with	Commissioner	Green,	
Commissioner	Johnson,	Commissioner	Bliesner,	Commissioner	Davenport,	and	
Commissioner	Swenson	all	in	favor.	
	
Commissioner	Bliesner	clarified	to	the	applicant	that	the	business	equipment	should	
never	be	parked	or	stored	in	the	public	right-of-way.	
	
Public	Hearing—A	public	hearing	to	consider	a	preliminary	plat	for	the	
Heritage	Parkway	subdivision,	located	at	approximately	1250	West	2600	
South	
Commissioner	Davenport	opened	the	public	hearing	at	7:04	p.m.	
	
Seeing	no	public	comment,	Commissioner	Davenport	closed	the	public	hearing	at	
7:05	p.m.	
	
Discussion	and	consideration	of	a	preliminary	plat	for	the	Heritage	Parkway	
subdivision,	located	at	approximately	1250	West	2600	South	(Applicant:	
Sierra	Homes)	
Matt	Hansen,	with	Sierrra	Homes,	was	present	at	the	meeting.	
	
Ms.	Phippen	said	that	Sierra	Homes	had	submitted	a	plat	for	a	53-lot	conservation	
subdivision.	The	preliminary	plat	showed	that	the	project	would	be	developed	in	4	
phases	with	major	accesses	being	constructed	in	the	first	two	phases.	Ms.	Phippen	
said	she	would	prefer	to	see	phases	3	and	4	swapped	because	she	felt	this	would	
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make	for	a	smoother	development.	Ms.	Phippen	said	this	was	15	acres	of	
developable	property	with	3	areas	of	open	space.	Ms.	Phippen	summarized	the	open	
spaces	and	density	bonuses.	Ms.	Phippen	said	the	open	space	was	just	under	the	
18%	required	open	space	for	the	density	but	their	proposed	open	space	was	directly	
adjacent	to	five	acres	of	city	owned	open	space	so	she	felt	the	Planning	and	Zoning	
Commission	should	recommend	this	concession	be	made	which	was	allowable	
according	to	ordinance.	Ms.	Phippen	discussed	frontage	requirements	and	the	
requirement	for	development	and	maintenance	of	open	space	to	be	submitted	for	
review	by	city	staff	before	the	application	was	brought	in	for	final	approval.	
	
Ms.	Phippen	said	it	was	her	opinion	that	the	project	met	the	necessary	requirements	
to	be	recommended	to	the	City	Council	for	their	approval	of	the	preliminary	plat	but	
recommended	the	pedestrian	right-of-way	should	be	more	centrally	located,	
preferably	between	Lots	6-7,	and	should	be	a	minimum	of	20’	wide	as	required	by	
ordinance.	
	
Mr.	Hansen,	Commissioner	Davenport,	and	Commissioner	Bliesner	discussed	
roadways	and	ensuring	the	subdivision	roadway	line	up	with	surrounding	
developments.	
	
Ms.	Phippen	said	the	developer	needed	to	contact	the	canal	company	and	provide	a	
letter	to	the	City	showing	that	the	canal	company	had	been	contacted	and	provided	
with	an	opportunity	to	review	the	plat	and	give	input.	
	
Commissioner	Davenport	noted	that	the	R-2A	zone	was	not	currently	included	in	
the	conservation	subdivision	ordinance.	Ms.	Phippen	apologized	that	she	failed	to	
note	that	her	review	and	recommendations	had	been	presented	based	on	the	
proposed	conservation	subdivision	that	was	currently	being	discussed	and	
presented	which	opened	the	conservation	ordinance	to	all	zones.	Commissioner	
Davenport	felt	they	“had	the	cart	before	the	horse.”	The	Planning	and	Zoning	
Commission	failed	to	come	to	an	understanding	on	how	they	could	recommend	
something	that	wasn’t	currently	in	Nibley	ordinance.	The	Planning	and	Zoning	
Commission	discussed	the	options	they	felt	they	had.	Commissioner	Bliesner	
suggested	the	developer	withdraw	the	application	until	they	knew	the	outcome	of	
the	proposed	amendment	to	the	conservation	subdivision	ordinance.	Ms.	Phippen	
encouraged	the	Planning	and	Zoning	Commission	to	recommend	denial	based	on	
non-compliance	because	this	still	moved	the	application	forward	to	City	Council.	
	
Commissioner	Bliesner	made	a	motion	that	being	as	the	ordinance	did	not	address	
the	application	as	presented	and	therefore	the	application	didn’t	comply	with	the	
ordinances	on	the	books,	he	recommend	denial	of	a	preliminary	plat	for	the	
Heritage	Parkway	subdivision,	located	at	approximately	1250	West	2600	South;	
applicant,	Sierra	Homes,	to	City	Council.	Commissioner	Green	seconded	the	motion.	
The	motion	passed	unanimously	5-0;	with	Commissioner	Bliesner,	Commissioner	
Green,	Commissioner	Davenport,	Commissioner	Swenson,	and	Commissioner	
Johnson	all	in	favor.	
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General	consent	was	given	for	a	brief	meeting	recess	at	7:38	p.m.	
	
The	meeting	resumed	at	7:44	p.m.	
	
Public	Hearing—A	public	hearing	to	receive	comment	concerning	a	proposed	
update	to	the	Nibley	City	conservation	subdivision	ordinance	
Commissioner	Davenport	opened	the	public	hearing	at	7:44	p.m.	
	
Isaac	Kickert	asked	for	a	description	of	the	conservation	subdivision	ordinance.	Ms.	
Phippen	summarized	the	proposed	ordinance	and	the	processes	the	proposed	
ordinance	had	gone	through.	
	
Commissioner	Davenport	closed	the	public	hearing	at	7:49	p.m.	
	
Discussion	and	consideration	of	a	proposed	update	to	the	Nibley	City	
conservation	subdivision	ordinance	
Commissioner	Bliesner	was	in	favor	of	the	mandatory	part	but	was	against	it	being	
an	option	in	the	less	dense	zones	such	as	R-1.	He	was	particularly	concerned	with	
more	building	lots	on	Hollow	Road.	The	Planning	and	Zoning	Commission	discussed	
the	conservation	subdivision	being	mandated	in	R-2	and	R-2A	and	not	being	an	
option	in	R-1	and	R-1A.	
	
Commissioner	Davenport	read	from	page	3	of	the	proposed	ordinance:	
	

“In	the	R-E,	R-1	and	R-1A	zones	in	Nibley	City,	developers	may	elect	to	
develop	the	conservation	residential	subdivision	if	the	gross	acreage	of	

the	property,	prior	to	subdividing,	is	at	least	five	(5)	acres”	
	
Commissioner	Davenport	expressed	that	he	didn’t	want	to	make	the	ordinance	
mandatory	anywhere.	Ms.	Phippen	described	why	she	was	fundamentally	in	favor	of	
the	ordinance.	
	
Commissioner	Green	described	his	concerns	with	page	7,	C:	
	
“Conservation	Land	Coordination.	Conservation	land	shall	be	coordinated	and	located	
so	as	to	maximize	the	continued	use	of	the	space.	In	order	to	create	larger	areas	of	
conservation	land	and	to	combine	open	space	from	a	variety	of	developments,	

conservation	land	shall	be	coordinated	either	with	existing	adjacent	conservation	land	
or	with	planned	future	conservation	land.	If	no	adjacent	parcels	of	land	are	planned	
for	development,	conservation	land	shall	be	planned	to	provide	the	greatest	likelihood	

of	adjoining	future	developments’	conservation	land.”	
	
The	Planning	and	Zoning	Commission	discussed	planning	for	open	spaces,	especially	
land	that	was	to	be	dedicated	to	the	City.	Ms.	Phippen	suggested	requiring	a	concept	
plan	for	open	space	prior	to	approval	of	the	preliminary	plat.	The	concept	plan	
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would	be	reviewed	and	the	open	space	location	would	be	evaluated	based	on	its	
public	benefit.	The	Planning	and	Zoning	Commission	would	have	the	ability	at	the	
concept	level	to	say	if	the	developer	needed	to	go	back	and	review	the	use.	She	said	
they	could	require	a	concept	approval.	There	was	general	consensus	to	add	this	
requirement.	
	
Commissioner	Green	asked	for	clarification	on	10-18-13	Use	Regulations,	B.-b.	
	
Commissioner	Johnson	expressed	that	he	was	in	favor	of	making	the	ordinance	
mandatory.	He	described	that	they	should	control	the	process	as	best	they	could;	
large	or	small.	He	said	they	also	needed	to	have	control	and	mandate	what	could	be	
done	in	the	conservation	open	space.	
	
Commissioner	Green	left	at	8:23	p.m.	He	returned	at	8:25	p.m.	
	
Commissioner	Davenport	said	he	felt	that	if	they	could	get	the	minimum	project	size	
dialed	in	then	he	was	in	favor	of	making	the	conservation	subdivision	ordinance	
mandatory.	
	
The	Planning	and	Zoning	Commission	directed	Ms.	Phippen	to	get	GIS	data	for	5-
acre	plots	of	land	so	that	the	city	could	project	how	many	lots	would	be	eligible	for	
conservation	subdivision	and	at	what	density	so	that	they	could	get	a	projection	on	
how	many	potential	houses	there	could	be.	
	
Commissioner	Davenport	said	he	had	zero	percent	faith	in	an	HOA	functioning	in	
any	capacity	and	he	was	not	in	favor	of	them.	He	said	he	would	never	support	an	
HOA	acting	as	the	governing	body	in	a	subdivision	or	in	the	maintenance	of	open	
space.	He	said	he	felt	the	best	steward	for	all	of	the	open	space	would	be	the	city.	He	
explained	that	he	also	felt	that	each	time	the	city	picked	up	a	piece	of	this	ground	
that	there	would	be	an	increase	in	taxes.	Commissioner	Davenport	said	any	plan	
that	came	before	the	Planning	and	Zoning	Commission	needed	to	include	a	detailed	
landscape	plan	that	spelled	out	what	would	be	in	the	ground	and	developed	to	
Nibley	City	standards.	Commissioner	Davenport	wanted	to	see	a	final	version	of	a	
plan	at	final	approval.	He	wanted	the	plan	to	have	all	and	specific	details	so	there	
would	be	no	confusion.	Ms.	Phippen	felt	Commissioner	Davenport’s	concerns	could	
be	resolved	if	they	increased	the	details	when	the	maintenance	and	design	plans	
were	presented.	Commissioner	Bliesner	said	he	would	be	satisfied	if	there	was	a	
plan	presented	how	the	open	space	would	be	beneficial	at	the	concept	phase.		
	
Commissioner	Johnson	left	at	8:40	p.m.	Commissioner	Johnson	returned	at	8:43	p.m.	
	
Ms.	Phippen	described	ways	that	language	can	be	written	into	deeds	so	that	land	
cannot	be	developed.	Commissioner	Johnson	described	the	options	he	felt	the	city	
had	with	development	of	open	space.	Commissioner	Johnson	was	in	favor	of	having	
options	for	what	would	work	best	with	the	open	space	property	but	was	also	
against	HOAs.	
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Ms.	Phippen	received	clarification	on	the	items	that	needed	to	be	completed	on	the	
conservation	subdivision	ordinance	based	on	the	Planning	and	Zoning	
Commission’s	discussion.	

1. Add	a	section	mandating	concept	approval	by	the	Planning	and	Zoning	
Commission		

2. Find	GIS	data	showing	the	impact	of	the	conservation	subdivison	on	R-1,	R-
1a,	and	RE	on	projects	a	minimum	of	5	acres.	

3. Outline	what	would	be	required	on	the	maintenance	plan	at	the	different	
stages	of	development		

4. Remove	the	ability	of	HOAs	to	own	or	maintain	open	space	
5. Clarify	the	development	rights	on	the	open	space;	that	development	rights	no	

loner	existed.	
	 	
Discussion	of	an	update	to	the	Nibley	City	Multi-Modal	Transportation	Master	
Plan	
Ms.	Phippen	described	that	at	the	last	City	Council	meeting	she	was	given	direction	
to	look	at	amending	the	Transportation	Master	Plan	so	that	in	certain	areas	the	
guidelines	complied	with	what	was	on	the	ground.	Specifically,	the	City	Council	
wanted	the	Planning	and	Zoning	Commission	to	look	what	the	master	plans	said	the	
right-of-way	cross	section	should	be	at	2600	South,	west	of	800	West.	Ms.	Phippen	
said	the	Summerfield	Place	subdivision	had	been	constructed	to	be	a	66	foot	right-
of-way	however,	the	Nibley	City	master	plan	called	for	the	right-of-way	to	be	80-99	
feet	in	those	areas	that	are	undeveloped,	even	when	that	is	in	the	middle	of	existing	
development.	Ms.	Phippen	said	she	planned	to	have	a	map	before	the	Planning	and	
Zoning	Commission	at	the	next	meeting	that	described	that	west	of	800	West	at	
2600	South	would	be	a	66-foot	right-of-way.	
	
There	was	general	consent	to	adjourn	the	meeting	at	8:59	p.m.	


