
All persons residing within the area served by City of Naples are HEREBY NOTIFIED that the Naples Planning and Zoning Commission will meet on the 3rd Thursday 
of each month at 7:30pm. All persons concerned with any matter before the Naples Planning and Zoning Commission are invited to attend. If possible, call to get 
on the agenda, 435-789-9090 NOTE: In compliance with the Americans with Disabilities Act, Individuals needing special accommodations (including auxiliary 
communicative aids and services) during this meeting should notify the Land Use Administrator at 435-789-9090 at the Naples City Office, 1420 East 2850 South, 
Naples, Utah 84078 at least three days prior to the meeting. 

 

Naples City Planning and  
 Zoning Commission 

July 20, 2023 at 7:30 p.m. 
Naples City Council Room 

1420 East 2850 South 
Naples, Utah 84078 

  

  
Agenda

THIS IS A REGULARLY SCHEDULED PLANNING AND LAND USE MEETING 

OPENING CEREMONIES 

STANDING BUSINESS 

• Verification of Full Quorum & Designation of Voting Members: 

Commissioner Voting Commissioner Voting 

Chris Clark (Chairman) Y      N Scott Major     Y      N 

Scott Adams (Vice-Chairman)  Y      N Kevin Hiatt (A)     Y      N 

Andrew Bentley Y      N Brock Arnold (A)     Y      N 
Jessy McKee  Y      N   

• Approval of Agenda – July 20, 2023 

• Disclosures 

• Approval of Minutes –May 18, 2023 
 
PLANNING/DISCUSSION 
 

1. Cliff Grua- The Farm Subdivision 2014 Phase 5  

• Preliminary Subdivision Approval  
 

2. Water Connection Discussion  
 

3. R3 Zone   

• Proposed R3 Changes  
 
 
 
 
 

 
 
ITEMS FOR FUTURE DISCUSSION 

- Highway 40 Rezone  
- Legislative changes- Subdivision requirements  

 
ADJOURN 
 
 
 

The next Planning and Zoning meeting will tentatively be held on August 17, 2023 
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Naples Planning and Land Use 
Public Meeting  
May 18, 2023 

 
Commission Present: Chris Clark, Andrew Bentley, Jessy McKee, Scott Major, Kevin Hiatt 
 
Commission Absent:  Scott Adams, Brock Arnold 
  
Others Present: Mike Davis, Gwen Harrison, Dean Baker, Ken Reynolds, Cable Murray, Tony Ivie, Shantel 

Ivie, Casey Crowther, Cliff Grua, 
Opening Ceremonies  
 
Verification of full Quorum Chris Clark verified a full quorum. All Commissioners will be voting in the meeting.   

   
Approval of Agenda Mike Davis suggested adding an item number 5 to the agenda for future discussion. Scott 

Major motions to approve the agenda with suggested changes. Kevin Hiatt seconds the 
motion. 

     
    All in favor:  

Chris Clark   Aye  
Andrew Bentley   Aye  
Jessy McKee   Aye 
Kevin Hiatt  Aye  
Scott Major  Aye   

       
    Motion carried with all voting Aye. None opposed. 
 
Disclosures    
 
Approval of Minutes Scott Major motions to approve the April 20, 2023 minutes. Kevin Hiatt seconds the motion. 
 

All in favor:  
Chris Clark   Aye  
Andrew Bentley   Aye  
Jessy McKee   Aye 
Kevin Hiatt  Aye  
Scott Major  Aye    

   
Motion carried with all voting Aye. None opposed.  

 
PLANNING/DISCUSSION 
     
Cliff Grua 
The Farm Subdivision  
2014 Phase 5 Cliff Grua presented the proposed concept for The Farm Subdivision 2014 Phase 5 grading, 

storm drain, and retention pond of Lot 54. Andrew Bentley questioned if lot 54 was a building 
lot or entirely dedicated to a storm drain. Mr. Grua stated it is a building lot. Chris Clark 
questioned if the storm drain would collect from any new pavement for the cul-de-sac and 
driveways. Mr. Grua stated yes.  

 
 Andrew Bentley motions to table The Farm Subdivision 2014Phase 5 discussion and action 

until plat is received. Scott Major seconds the motion.  
  

 All in favor:  
Chris Clark   Aye  
Andrew Bentley   Aye  
Jessy McKee   Aye 
Kevin Hiatt  Aye  
Scott Major  Aye    
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Motion carried with all voting Aye. None opposed.  
  
Tony Ivie & Cable Murray  
Commercial Tire Building 
Preliminary & Final Site Plan   Tony Ivie and Cable Murray presented the site plan to the commission. Scott Major stated at 

the last meeting, there was a discussion regarding the surface that is not asphalt will need to 
be landscaped. Chris Clark stated the requirement for drive aisles is 24 feet and storage of tires 
located on the property will need to be behind screening of some sort so it is not visible from 
the road. Mr. Ivie stated the tires will be brought in on enclosed trailers. Scott Major asked for 
confirmation on the façade. Mr. Murray stated it will be rock stone and stucco for the front of 
the building with the stone wainscotting being carried along the sides, the back of the building 
will be metal building. Mr. Murray stated there will be two bay doors to the south of the building. 
Mr. Murray stated the intent is for the landscaping to blend in with other commercial buildings 
with trees, boulder, and shrubs. Mr. Ivie stated there is a slope coming from the highway and 
they will cover the slope with gravel and cobble to keep the dirt down. Andrew Bentley 
questioned about future lots that were mentioned. Mr. Murray stated the lots to the south and 
west would be developed in the future. Mr. Clark questioned about signage. Mr. Ivie stated that 
Commercial Tire will have a sign directly on the building. Mr. Clark stated we would need 
information on the plans regarding the sign placement.  

 
 Andrew Bentley motions to approve the Commercial Tire preliminary and final site plan 

pending administrative approval. Jessy McKee seconds the motion.  
 

All in favor:  
Chris Clark   Aye  
Andrew Bentley   Aye  
Jessy McKee   Aye 
Kevin Hiatt  Aye  
Scott Major  Aye   

       
    Motion carried with all voting Aye. None opposed.  
 
Ken McBride 
Proposed Changes    
R3 Zone Ordinance  Ken McBride via phone call presented proposed changes to the R3 Zone. Mr. McBride stated 

he is looking to make this a transition zone. Mike Davis asked for clarification on the requested 
amount of buildings intended. Mr. McBride stated the maximum amount it would be is 30 units 
per building. He stated it would not be apartments, it would be more like row houses. Jessy 
McKee stated getting more visual aids of Mr. McBride’s vision would help the commission 
understand the proposed changes to the zone. Chris Clark stated with the amount of changes 
being proposed to the zone, they would have to take a bigger look at the changes. The General 
Plan indicates Naples will be an area of larger, open spaces, and this proposal somewhat 
counters that General Plan. Scott Major stated he is not opposed to multi-family housing, but is 
opposed to large areas of multi-family housing. Jessy McKee stated he is not opposed to the 
idea, and would like to see something, but is unable to envision what Mr. McBride is proposing. 
Scott Major stated if dense housing is built, the police force would need to increase. Kevin Hiatt 
stated he would like to see pictures indicating what Mr. McBride has described. Chris Clark 
questioned if these units would be individually owned or rented. Mr. McBride stated R3 zoning 
is not feasible, and it would not satisfy the need for affordable housing. Mr. McBride stated he 
wants Naples City to come back with a change that they would feel comfortable with. Chris 
Clark stated it isn’t that we don’t want the development to happen, but if asked what we wanted, 
the commission has land use ordinance in place and would say, that is what we want. He stated 
we are trying to figure what Mr. McBride wants that fits within his development. This is an 
ordinance change that would affect all the developments in the city that may be within this zone, 
and there will be a fair amount of back and forth. Mr. McBride stated he wants the city participate 
more in the process instead of having him come up with all of the changes. Chris Clark stated 
we are trying to find the balance between what is wanted and what is allowed and what the city 
feels comfortable with. Kevin Hiatt questioned Mr. McBride if his intention is to revise the R3 
zone or create a new R4 zone. Mr. McBride stated yes. Andrew Bentley suggested to move 
forward is to look over this as a commission and send it to the City Council, to receive feedback 
on how to move forward. 
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Kevin Hiatt stated he does believe this is a good area for a transition area and this is a good 
area for that, but it could get out of hand quickly once the major changes to the zone are made. 
He stated that if the area does change into the city center downtown, the row houses would not 
be the affordable at that point in time. Kevin Hiatt stated that bigger cities, people want to be 
able to go around the corner to a grocery store, but in Naples, it is more rural and we drive 
distances. Chris Clark asked the commission if there is support for full multi-family dwellings or 
interspersed single family. Kevin Hiatt stated he wouldn’t like to see multi-family units 
intersperse with single-family home in the middle. Andrew Bentley stated he would be willing to 
support row houses with up to 6 units per building. Planning Commission directs staff to propose 
changes to City Council and give them an opportunity to comment on what the maximum 
number off multifamily dwellings if changes were proposed. Chris Clark stated he is leaning 
towards 6 maybe 8 units per building, with garage. Jessy McKee stated he agrees.  
 

HB 406  
Road Width Legislative Req.  Gwen Harrison presented house bill 406 that was passed in the 2023 legislative session. This 

will affect the requirement of the 40 feet of asphalt, changing it to 32 feet. The Subdivision 
chapter will be updated to reflect these changes in future meetings.  

 
ITEMS FOR FUTURE DISCUSSION 
 
Highway 40 Rezone    Will be brought back in August or September 
 
Legislative changes  2023 Legislation changes will be brought to their attention in the coming months.  
 
City Updates Mike Davis updates the Planning Commission of upcoming city projects.  
 
 
ADJOURN        
    Andrew Bentley motions to adjourn, Chris Clark seconds the motion. 

 
All in favor:  

Chris Clark   Aye  
Andrew Bentley  Aye  
Kevin Hiatt  Aye  
Scott Major  Aye   
 

All Opposed  
Jessy McKee   Nay  
 

Motion carried with majority voting Aye.  
        

The next Planning and Zoning meeting will tentatively be held June 15, 2023 in the Naples City Council 
Chambers @ 7:30 P.M. 



 

Note: All proposed ordinance changes included in this document are NOT considered legal until legislative action has occurred and are 
accepted by Naples City Council in a public meeting by ordinance. 

P&Z Meeting May 18,  2023   
 

 

Item No: ___1_____ 

 

 

 

 

 

 

 

 

 

 

MEMO TO: Planning Commission 

FROM: Staff 

Date:  July 20, 2023 

Subject: 

The Farm Subdivision 2014 Phase 5 

Staff Recommendation:   

 

Background:   

Preliminary Plan for The Farm Subdivision 2014 Phase 5. Concept plan approved 4/20/23.  

Options: 

_____ Bring back for further discussion  

_____ Approve Preliminary Plan  
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clark
Callout
LABEL PIPE SIZE AND SLOPE (1.0% MIN. FOR 4" PVC PIPE)

clark
Callout
CALLOUT INVERTS FOR SERVICE LATERALS CONNECTING TO MANHOLE, SO THAT THEY ARE CAST IN THE MANHOLE WITH A TROUGH TO THE OUTLET

clark
Line

clark
Callout
LETTER FROM AVWSID WITH REVIEW OF WATERLINE STUB REMOVAL AND CAPPING AT VALVE AND ANY SPECIFIED REQUIREMENTS SHALL BE PROVIDED TO THE CITY PRIOR TO FINAL APPROVAL OF THE SUBDIVISION
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C5

4"
4"

A

B

A

B

SECTION A-A SECTION B-B

DETAIL A

SEE "DETAIL A"

OFFSET OPENINGS

(AS SHOWN)

DIRECTIONAL FLOW GRATE

CONTINUOUS FRAME

WEIGHT: 266 LBS

DIRECTIONAL FLOW GRATE

CONFIGURATION DETAIL

FRONT VIEW SIDE VIEW

SNOUT OIL-WATER-DEBRIS SEPARATOR

TYPICAL INSTALLATION

INSTALLATION DETAIL

SEE NOTE*

*NOTE- SUMP DEPTH OF 24"  MIN.  FOR <  OR = 12" DIAM.
OUTLET. FOR OUTLETS > OR = 15", DEPTH = 2-3X DIAM.

D

1/2 D

INSTALLATION NOTE:
POSITION HOOD SUCH THAT
BOTTOM FLANGE IS A DISTANCE OF
1/2 OUTLET PIPE DIAMETER (MIN.)
BELOW THE PIPE INVERT. MINIMUM
DISTANCE FOR PIPES <12" I.D. IS 6".

DETAIL A

NOTES:
1. ALL HOODS AND TRAPS FOR CATCH BASINS AND WATER QUALITY

STRUCTURES SHALL BE AS MANUFACTURED BY:
BEST MANAGEMENT PRODUCTS, INC.
OR PRE-APPROVED EQUAL

2. ALL HOODS SHALL BE CONSTRUCTED OF A GLASS REINFORCED RESIN
COMPOSITE WITH ISO GEL COAT EXTERIOR FINISH WITH A MINIMUM 0.125"
LAMINATE THICKNESS.

3. ALL HOODS SHALL BE EQUIPPED WITH A WATERTIGHT ACCESS PORT, A
MOUNTING FLANGE, AN ANTI-SIPHON VENT PIPE AND ELBOW AS DRAWN. (SEE
CONFIGURATION DETAIL)

4. THE SIZE AND POSITION OF THE HOOD SHALL BE DETERMINED BY OUTLET
PIPE SIZE AS PER MANUFACTURER'S RECOMMENDATION (SNOUT SIZE
ALWAYS LARGER THAN PIPE SIZE).

5. THE BOTTOM OF THE HOOD SHALL EXTEND DOWNWARD A MINIMUM DISTANCE
EQUAL TO 1/2 THE OUTLET PIPE DIAMETER WITH A MINIMUM DISTANCE OF 6"
FOR PIPES <12" I.D.

6. THE ANTI-SIPHON VENT SHALL EXTEND ABOVE HOOD BY MINIMUM OF 3" AND A
MAXIMUM OF 12" ACCORDING TO STRUCTURE CONFIGURATION.

7. THE SURFACE OF THE STRUCTURE WHERE THE HOOD IS MOUNTED SHALL BE
FINISHED SMOOTH AND FREE OF LOOSE MATERIAL AND PIPE SHALL BE
FINISHED FLUSH TO WALL.

8. THE HOOD SHALL BE SECURELY ATTACHED TO STRUCTURE WALL WITH 3/8"
STAINLESS STEEL BOLTS AND OIL-RESISTANT GASKET AS SUPPLIED BY
MANUFACTURER. (SEE INSTALLATION DETAIL)

1" PVC ANTI-SIPHON
PIPE ADAPTER

REMOVABLE WATERTIGHT
ACCESS PORT, 6"-10" OPENING

OUTLET PIPE (HIDDEN)

MOUNTING
FLANGE

OUTLET
PIPE

SOLIDS SETTLE
ON BOTTOM

OIL & DEBRIS

ANTI-SIPHON DEVICE
SNOUT

OIL-DEBRIS
HOOD

ANCHOR W/BOLT
(SEE DETAIL A)

GASKET COMPRESSED
BETWEEN HOOD
AND STRUCTURE
(SEE DETAIL B)

MOUNTING
FLANGE

FOAM GASKET W/
PSA BACKING

(TRIM TO LENGTH

DRILLED
HOLE

EXPANSION CONE
(NARROW END OUT)

ANCHOR
SHIELD

STAINLESS
BOLT

CB-1A
GRATE ELEV=5175.13'
STA=0+50.50'
15" INV OUT=5173.10'
SUMP=5170.13'

CB-2A
GRATE ELEV=5175.13'
STA=0+89.50'
15" INV IN=5172.74'
18" INV OUT=5172.33'
SUMP=5170.13'

CB-1B
GRATE ELEV=5171.56'
STA=0+50.50'
18" INV IN=5168.56'
18" INV OUT=5161.56'
SUMP=5159.56'
(6'X6'X12' PRECAST BOX
W/ COVER & ACCESS
GRATE & LADDER)

NOTES:
HEADWALL TO BE PRECAST CONCRETE OR APPROVED EQUAL.
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DIRECT BEARING THRUST BLOCK
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UTILITY DETAILS

C

C
EXTEND RIP-RAP 24"
BEYOND TOE OF POND

CREST OF POND

10'w OVERFLOW SPILLWAY DETAIL, CROSS-SECTION C - C

EXISTING GROUND

POND DIMENSION TABLE
TOP LENGTH
TOP WIDTH

DEPTH
CREST

*
4'
2'

SLOPE 2:1

*

* VARIES, SEE PLAN

2'-0"

1'-0" FREEBOARDDESIGN WATER LEVEL

12" D50 WASHED
RIP-RAP

MIRAFI 140N GEO-FABRIC

A

A
B

B

STORM DRAIN

RETENTION POND

4' DEEP WITH

1' FREEBOARD

CONTAINS

7,440 CU FT

5
4
'

2' CREST

TOP OF

CUT SLOPE

10' EMERGENCY

SPILLWAY

5

0

'

66'

7

1

'

COMPACTED FILL (TYP.)

EXISTING GROUND

EXISTING GROUND

COMPACTED FILL (TYP.)

CREST OF POND 5157.0'

CREST OF POND 5157.0'

DESIGN WATER LEVEL 5156.0'

BOTTOM OF POND 5153.0'

61'-10 3/4"

57'-9 1/8"

4'-0"

4'-0"

BOTTOM OF POND 5153.0'

2

:

1

2

:

1

2

:

1

1

:

1

2

:

1

2

:

1

2

:

1

2

:

1

2

:
1

2

:
1

1
:
1

2
:
1

10'

Seed and mulch all

disturbed areas

NO SCALE

24"-36" Dia. Landscape Rock1
1

6" Layer of Compacted
Untreated Base Course

GRADE SLOPE LINE

ROCK RETAINING WALL ON 1:1 SLOPE

NOTES:
1. PLACE EACH ROCK INDIVIDUALLY BY EQUIPMENT SUITABLE FOR LIFTING,

MANIPULATING, AND PLACING ROCKS OF THE SIZE AND SHAPE SPECIFIED.
ENSURE THAT EACH ROCK IS FIRMLY SET AND SUPPORTED BY UNDERLYING
MATERIALS AND ADJACENT ROCKS.  REPOSITION OR REPLACE LOOSE ROCKS.

2. PLACE BASE, FACING, AND CAP ROCKS SO THAT THEIR HEIGHT DIMENSIONS IS
NOT REATER THAN THEIR WIDTH.  THE LONGEST DIMENSION OF THE BASE,
FACING, AND CAP ROCKS IS PERPENDICULAR TO THE FACE OF THE ROCKERY.

3. WHERE LOOSE, SOFT, OR OTHERWISE UNSUITABLE FOUNDATION SOIL
CONDITIONS ARE ENCOUNTERED, CONTACT THE ENGINEER FOR SUPPLEMENTAL
RECOMMENDATIONS.

4. STABILITY OF TEMPORARY CUT SLOPES IS THE RESPONSIBILITY OF THE
CONTRACTOR.

5. DO NOT CONSTRUCT ROCKERIES OR SLOPES EXCEEDING THE HEIGHTS SHOWN
IN THIS DETAIL, WITHOUT CONSULTING THE ENGINEER.4" Layer of Topsoil

6" to 12"w Column of Drain
Rock (1" or 2" Dia.)

Mirafi 140N Filter Fabric Behind
Drain Rock

Cut Benching at Approx. 5° Batter

6" to 12"w Column of Drain
Rock (1" or 2" Dia.)

Mirafi 140N Filter Fabric
Behind Drain Rock

Cut Benching at Approx. 5° Batter

12" Layer of Scarified and
Recompacted Subgrade

PLAN VIEWELEVATION VIEW

Galvanized Steel Tube
8' x 1 3/4" x 1 3/4"

3/8" Diameter Holes
@ 1" On Center

(Full Length of Post)

NO SCALE
SIGN DETAIL

Omni Anchor 4 Blade
(Mount Flush with Ground to

Top of Finished Grade)

Provide Sign, Single Side, High
Intensity Grade Aluminum Sign.
Sign to Say: "Dentention Pond Area".

SignGalvanized Steel Tube

ST
ST

ST

ST

ST

ST

ST

18" PVC

STORM DRAIN

CB-1B

INSTALL SIGN

TOE OF FILL SLOPE

INSTALL ROCK RETAINING WALL

(SEE DETAIL)

FEMA Flood Plain

2'x4'x1.5'd 12" D50 Washed
Rip-Rap Splash Pad
MIRAFI 140N Behind Rip-Rap

clark
Callout
I WOULD RECOMMEND  RESHAPING THE POND GRADING TO MAINTAIN A 2:1 SLOPE MIN., IF POSSIBLE, FOR EASIER MAINTENANCE AND REPAIR, IF IT FAILS.

clark
Line

clark
Text Box
3 FEET

clark
Text Box
SIGN SHALL BE 2'W X 1'H
LETTERS SHALL BE UPPERCASE AND SHALL BE 1-INCH TALL (MIN).  THE LANGUAGE TO BE INCLUDED ON THE SIGN IS AS FOLLOWS:

"THE STORM WATER RETENTION AREA LOCATED ON THIS PROPERTY SHALL BE MAINTAINED BY THE OWNER(S) OF THE SAME PROPERTY.  FOR MORE INFORMATION, SEE BOOK__ PAGE__ OF THE UINTAH COUNTY RECORDS.  THIS SIGN MAY NOT BE REMOVED OR ALTERED UNDER PENALTY OF LAW."

THE BOOK AND PAGE NUMBER SHALL BE INCLUDED ON THE SIGN, ONCE THE SUBDIVISION PLAT IS RECORDED.
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24,360 SF
0.700 AC

64
2111 East 20,070 SF

0.461 AC

56
2187 East

26,552 SF
0.610 AC

54
2203 East

17,467 SF
0.401 AC

58
2165 East

19,138 SF
0.439 AC

60
2149 East19,501 SF

0.559 AC

62
2127 East

30,475 SF
0.694 AC

65
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58,602 SF
1.346 AC
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2054 East

21,170 SF
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2102 East

15,131 SF
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2146 East 12,120 SF
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The Farm Subdivision
2014 Phase 5

1800 South
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50
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1820 South
2014 Ph 1

2014 Ph 2

The Farm Subdivision -
2014 Phase 5 Boundary

2014 Ph 3

X

Point of Beginning
2014 Phase 5 Boundary

1820 So. St

2014 Ph 4

1800 South Street

1820 South

26,552 SF
0.610 AC

54
2207 East

clark
Text Box
THE FOLLOWING LANGUAGE IS REQUIRED BY THE SUBDIVISION ORDINANCE SECTION 02-31-014(J)(2)(b) TO BE INCLUDED ON THE SUBDIVISION PLAT FOR LOT 54 AND RECORDED IN ORDER FOR IT TO CARRY WITH THE PROPERTY IN PERPETUITY. 
"THE STORM WATER RETENTION AREA LOCATED ON THIS PROPERTY (LOT 54) SHALL BE MAINTAINED BY THE OWNER(S) OF THE SAME PROPERTY"

clark
Callout
WHAT IS THE REASON THESE PROPERTY LINES WON'T BE CHANGED? THE CITY DOES NOT DESIRE TO TAKE OWNERSHIP/ROW FOR THIS SMALL AREA OF PROPERTY THAT WILL BE USED BY THE HOMEOWNER AND WON'T BE IMPROVED AS ROADWAY.  IT WOULD ALSO AFFECT THE PROPERTY OWNER'S BUILDING SETBACK.  IT SEEMS LIKE A WIN-WIN, LOT 63 AND LOT 68 GAIN AREA, AND THE CITY DOESN'T HOLD THAT PROPERTY TO MAINTAIN.

clark
Callout
ADD PUE LINE AND LABEL ALONG THE NORTH LINE OF LOT 61, TO MATCH THE CONSTRUCTION PLANS TO ALLOW THE SEWERLINE TO RUN IN THIS EASEMENT. 

clark
Line

clark
Text Box
LANGUAGE COULD BE ADDED TO THIS DETAIL, IF DESIRED



 

Note: All proposed ordinance changes included in this document are NOT considered legal until legislative action has occurred and are 
accepted by Naples City Council in a public meeting by ordinance. 

P&Z Meeting May 18,  2023   
 

Item No: ___2_____ 

 

v 

 

 

 

MEMO TO: Planning Commission 

FROM: Staff 

Date:  July 20, 2023 

Subject: 

Water Connection Discussion    

Staff Recommendation:   

 

Background:   

Ashley Valley Water & Sewer has issued a moratorium on culinary water connections. Staff to discuss with 

Planning Commission how they see The City moving forward with this.    

Options: 

_____ Bring back for further discussion  

_____Accept proposed changed 

_____Reject proposed changes  

 

 

      



 

Note: All proposed ordinance changes included in this document are NOT considered legal until legislative action has occurred and are 
accepted by Naples City Council in a public meeting by ordinance. 

P&Z Meeting May 18,  2023   
 

Item No: ___2_____ 

 

 

 

 

 

 

 

 

 

MEMO TO: Planning Commission 

FROM: Staff 

Date:  July 20, 2023 

Subject: 

R3 Zone Changes   

Staff Recommendation:   

 

Background:   

Ken McBride originally proposed that changes be made to the R3 zone. In discussion during Planning Commission 

Meetings and within the office, it was proposed by Staff that changes to the R3 zone be made.  

Options: 

_____ Bring back for further discussion  

_____Accept proposed changed 

_____Reject proposed changes  
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CHAPTER 02-11 R-3 RESIDENTIAL ZONE R-3 

 

  Section   02-11-001 Purpose and Intent 

  Section   02-11-002 Permitted Uses 

  Section   02-11-003 Use Regulations 

  Section   02-11-004 Minimum Lot Area Requirements 

  Section   02-11-005 Minimum Width Requirements 

  Section   02-11-006 Off-street Parking Requirements 

  Section   02-11-007 Height Requirements 

  Section   02-11-008 Locations Requirements 

  Section   02-11-009 Special Provisions 

  Section   02-11-010 Open Space 

 

02-11-001 PURPOSE AND INTENT 

 

The R-3 Residential Zone has been established as a zone for family residential 

purposes with a higher density than both the R-1 and R-2 zones, to provide a 

setting for medium density residential living by commingling single-family 

homes, twin homes, duplexes, and multi-family dwellings, plus parks, 

playgrounds, schools, churches, and other community facilities to serve the 

residents of the zone...  

This zone is characterized by more compact development and should be designed 

to include neighborhoods that incorporate open space with convenient pedestrian 

and bicycle access, which maintains connectivity between adjoining property, 

among residential, office, and recreational areas of the City. Industrial uses are 

not permitted in this zone.  

 

Additionally, the zone has been established to promote the following: 

 

1. High quality, innovative and creative development that includes a mixture of 

uses, heights and setbacks, varying densities and lot sizes and sufficient 

diversity of housing types to meet the full life cycle of housing needs for 

residents within the City of Naples; 

2. Promote useable recreation areas, parks, trails, and open space. Preservation 

of open space; 

3. Recreational uses that meet or exceed the needs of the residents; 

4. A pedestrian environment which encourages transit and bicycle usage; and 

5. A desirable living environment with unique identity and character.  

5.6.Provide increased density of up to 12 units per acre.  

 

The R-3 zone will be designed to include neighborhoods, that incorporate open 

space with convenient pedestrian and bicycle access, which maintains 

connectivity between adjoining property, among residential, commercial, office, 

retail and recreational areas of the City. 
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In order to accomplish the objectives and purposes of this ordinance, and to 

stabilize and protect the essential characteristics of the zone, the following 

regulations shall apply in the R-3 Residential 

Zone: 

 

 

 

 

 

 

 

 

 

 

02-11-002 PERMITTED USES 

 

The following buildings, structures, and uses of 

land shall be permitted, upon compliance with the 

requirements set forth in this ordinance: 

 

1. Single family detached dwelling 

2. Multi-family dwellings containing duplex, 

triplex, fourplex, and/or row housing 

containing no more than six (6) dwelling units. containing four (4) or less 

dwelling units placed at a ratio of not more than one multi-family unit to three 

(3) single family units.  In a multi-phase development, this ratio shall never 

exceed 1:3 in a single phase. See Figure 1 to the right for an example. 

3. Churches; 

4. Government buildings or uses, non-industrial; 

5.4. Parks, trails and/or playgrounds; 

6.5. Recreation Centers; 

7.6. Schools; 

8.7. Temporary building for uses incidental to construction work.  Such shall 

be removed upon the completion of the construction; 

9. Public utility stations 

10. Day-care nurseries, which have been approved by the appropriate state and 

local agencies. Day cares permitting more than 8 children are prohibited. 

11.8. Home occupations, in accordance with Chapter 13 this ordinance. 

12.9. Home gardens 

10.   Accessory buildings such as garages and sheds.  

 

02-11-003 USE REGULATIONS 

 

Uses may be conducted in the R-3 Zone only in accordance with the following 

regulations: 

 
Figure 1 
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1. Multi-family dwellings units shall be attached horizontally, and shall not 

exceed 6 attached units per building. 

2.  Multi-family projects shall include a variety of unit sizes and shall 

include a variety of building colors and materials.  

3. The maximum area of any lot that may be covered by structures is 

seventy-five (75) percent.  

 

 

1.4.There shall be no open storage of trash, debris, used materials or commercial 

goods or wrecked or neglected materials, equipment or vehicles in the Zone.  

No commercial materials, inventory, or equipment may be stored in the open. 

2.5.It shall be unlawful to park, store, or leave, or to permit the parking, storing, 

or leaving of any vehicle of any kind or part(s) thereof, which is in a wrecked, 

junked, dismantled, inoperative or abandoned condition, whether attended or 

not, upon any private or public property within the Zone for longer than 

seventy-two (72) hours, except that up to two such vehicles or parts thereof 

may be stored completely within an enclosed building. 

3.6.No commercial vehicle or commercial earth moving or material handling 

equipment shall be parked or stored on any lot or parcel in the Zone except in 

conjunction with temporary development or construction activities on the lot.  

Commercial vehicles shall include semi-trucks and trailers, trucks and trailers 

equaling or exceeding 12,000 lb. curb weight, delivery vehicles, dump trucks, 

back hoes, graders, loaders, farm implements, cement trucks, bulldozers, belly 

dumps and scrapers, forklifts or any similar vehicle or apparatus. 

 

02-11-004 MINIMUM LOT AREA REQUIREMENTS 

 

1. The minimum lot area for a single-family dwelling is 76,000 square feet. 

2. The minimum lot area for a two-family dwelling is 8,000 square feet. The 

minimum lot area for duplex or twin home is 9,000 square feet, plus 1,500 

additional square feet of lot area for each additional dwelling unit above 2 

units, with a maximum of 6 units per building.  

3. The minimum lot area for a three-family dwelling is 9,000 square feet. 

4. The minimum lot area for a four-family dwelling is 10,000 square feet. 

5.3. The minimum lot area for a church, school, or government building is 

20,000 square feet. 

4. The minimum lot area for any other permitted use is 10,000 square feet. 

6.5. In no case shall there be more than 12 units per acre. 

 

02-11-005 MINIMUM WIDTH REQUIREMENTS 

(MEASURED AT BOTH FRONT 1ROAD RIGHT-OF-WAY AND SETBACK 

LINES) 

 

1. The minimum lot width for a single-family dwelling is 6080 feet. 

2. The minimum lot width for a two-family dwelling is 90 feet. 

 
1 Amended Feb 25, 2021 
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3. The minimum lot width for a three- or four-family dwelling is 100 feet.\ 

3.4. The minimum lot width for any multi-unit dwelling is 60 feet per unit at 

front property line.  

4.5. The minimum lot width for any other permitted use shall be 100 feet. 

 

02-11-006 OFF-STREET PARKING REQUIREMENTS 

 

1. A minimum of two (2)three (3) off-street parking places shall be provided for 

each dwelling unit.  Driveways must be a minimum of thirty (30) feet long in 

order to keep sidewalks and streets clear of larger vehicles. See Chapter 02-15 

Off-street Parking Regulations for more information on parking regulations.  

2. Guest parking shall be provided at a ratio of 0.25 stalls per unit.  

3. Guest parking shall be located within 200 ft of the dwelling unit.  

4. Driveways shall not be counted towards the guest parking requirements.  

5. Accessible parking spaces shall be provided in off-street parking areas and 

shall count towards fulfilling the minimum requirements for guest parking.  

6. All landscaped areas abutting any paved surface shall be curbed. Boundary 

landscaping around the perimeter of the parking areas shall be separated by 

concrete curbs six inches higher than the parking surface.  

1.7. Clear Sight Triangle 02-14-20 

 

02-11-007 HEIGHT REQUIREMENTS 

 

Minimum – None 

 

Maximum – Thirty-five (35) feet above grade. Church steeples are exempt from 

this requirement. 

 

02-11-008 LOCATION REQUIREMENTS 

 

MINIMUM SETBACKS FROM 2ROAD RIGHT-OF-WAY LINES: 

 

1. Main buildings on INTERIOR (non-corner) LOTS: 

Front: 24 feet 

Side: 8 feet (20 feet minimum for both sides combined) 

Rear: 20 feet 

 

2. Main buildings on CORNER LOTS: 

Front: 24 feet 

Side: 20 feet on street-side, and 8 feet on interior side 

Rear: 20 feet (8 feet for dwellings with attached garage or carport) 

 

3. Main buildings on CUL-DE-SAC LOTS: 

 
2 Amended Feb 25, 2021 
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Front: 24 feet measured perpendicular to a straight line between the front 

lot corners, and no less than 20 feet from the turn-around or cul-de-sac 

right-of-way. 

Side: 8 feet 

Rear: 20 feet measured perpendicular from the rear wall of the home to the 

lot line. In no case shall any part of the home be closer than 5 feet to any 

lot line, and in no case shall any two homes on adjacent lots be closer than 

10 feet. 

 

4. Accessory buildings3: 

Front: 24 feet 

Side: 3 feet unless the accessory building is located within 5 feet of the 

rear of the main building, then the side setback is the same as the main 

building. 

 Rear: 3 feet. 

One story detached accessory structures located 5 or more feet behind the 

main building are exempt from permit and location requirements provided 

that the floor area does not exceed 200 square feet.  

 

 

Setbacks are measure from either the property line or the back of curb or 

sidewalk, whichever is furthest from public right-of-way. Porches may not be 

built in the setback area, but steps leading up to porches may be built in the 

setback area. 

 

Regardless of orientation, the closest a main building may be to any property line 

is 8 feet. 

 

Each dwelling unit shall front upon an access road whether it be a city or private 

road, and shall have a front and rear yard. .  

 

 

02-11-009 SPECIAL PROVISIONS 

 

1. Plans showing proposed off-street parking layout and landscaping for the 

development churches and schools shall be submitted to and approved by the 

city Planning Commission building official prior to the issuance of a building 

permit.  Said plans shall provide that all land not covered by buildings or by 

off-street parking space shall be landscaped as lawn, trees, shrubs, gardens, or 

ground cover and otherwise landscaped and maintained in accordance with 

good landscaping practice.  

 

2. A bond or other financial guarantee shall be required, guaranteeing 

landscaping, streets, sidewalk, curb, gutter, lighting, and other improvements 

 
3 Amended Feb 24, 2022 
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within a year of occupancy.  See 02-31 Subdivisions for the procedures of 

bonds. 

 

 

3. . At least eighty percent of the lot area not covered by buildings or parking 

shall be maintained as landscaped area and shall be kept free from refuse and 

debris. 

 

4. All residential dwellings shall be connected to a public sewer system. 

 

5. The design for curb and gutter shall be either high back or modified high back 

according to UDOT standards. 

 

6. All dwellings shall be supplied with culinary water, and plumbed in 

accordance with the current edition of International Plumbing Code in Utah. 

 

7. All new residential developments shall have curb, gutter, and a minimum 5 foot 

wide sidewalk, all of which adhere to ADA standards.  A minimum 4 feet wide 

green strip is required between the sidewalk and the street.  The green strip shall 

be maintained by the developer and/or property owner.  Naples City may plow 

snow into piles on the green strip on occasion in order to keep the streets clear of 

snow. 

 

8. Street lights and street signs shall be located in the green strip and not in 

the sidewalk. 

9. A six-foot-high sight obscuring fence/wall shall be installed for all 

dwellings, which extends directly from the unit enclosing the entire back 

yard from each adjoining lot or dwelling unit, to delineate between 

common and private space. Fencing shall be uniform in design and 

construction.  

10. Clustering of dwelling units is encouraged to allow for larger open spaces. 

Housing units and open space should be distributed in a manner that does 

not unduly separate the usable open space from residents.  

11. The Land Use Authority may approve variation from applicable 

development standards of the Naples City Land Use Ordinances, if found 

that the following conditions are met:  

a. The granting of the variation will not adversely affect the right s of 

adjacent landowners or residents.  

b. The variation desired will not adversely affect the public health, 

safety, or general welfare; and  

a.c. The granting of the variation will not be opposed to the general 

spirit and intent of the subdivision code.  

 

02-11-010 OPEN SPACE  
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Permanent Oopen Sspace shall beis landscaped and shall or natural area or 

farmland which is established to provide and preserve recreational, agricultural or 

other uses in the R-3 Zone as approved by the City.  The development as a whole 

shall include a minimum 20% open space.  Recreation/Open Space will be 

recorded as a lot or lots in subdivisions or as common areas on in condominium 

plats and shall be located according to environmental conditions and 

infrastructure needs.  All open spaces shall be maintained with perpetual open 

space or conservation easements.  Privately owned open space shall be preserved 

and properly maintained by the owners  or through taxing districts, owners’ 

associations with power to assess and collect fees for maintenance or other 

assessment and maintenance mechanisms acceptable to the City Council.  Open 

space may not include private lot or individually owned yard areas.  Park strips 

located within city right of ways are permitted as open space.  All privately 

owned open spaces which are accessible to the public either free of charge or 

through payment of a fee may be included in the required open space of the Zone. 

 

1. Open space may include parks, playgrounds, sidewalks, non-motorized 

pathways, trails, and outdoor amenities may be computed into the open space 

requirement.  

2. Open space excludes private balconies, decks, patio areas, recreation 

buildings, indoor amenities, vehicle parking, street, and streetscape sidewalks.  

1.3. Open space should be clustered to create the most beneficial and efficient 

use of space.  
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