
 
 

   
 
 
 
 
 
 
 

 
 

THE WEST BOUNTIFUL PLANNING COMMISSION WILL HOLD ITS  
REGULARLY SCHEDULED MEETING ON TUESDAY, NOVEMBER 10, 2015 

AT 7:30 PM AT THE CITY OFFICES AT 550 NORTH 800 WEST 
 
 

AGENDA AS FOLLOWS: 
 
Welcome.  Prayer/Thought by invitation 
 

1. Accept Agenda. 
2. Consider Conditional Use Application for Troy Symes, 1420 N 550 West, to build 

a detached garage with a maximum height of 24 feet. 
3. Consider Conditional Use Application for a Home Occupation Business License 

for Big Rock Construction at 664 N 660 West.  
4. Discuss Ovation Homes’ P.U.D. Request, and Consider Setting Public Hearing for 

November 24, 2015. 
5. Staff Report 
6. Consider Approval of October 13, 2015 Meeting Minutes. 
7. Adjournment. 

 
 

Individuals needing special accommodations including auxiliary communicative aids and services during the meeting 
should notify Cathy Brightwell at 801-292-4486 twenty-four (24) hours before the meeting. 
 
This notice has been sent to the Clipper Publishing Company, and was posted on the State Public Notice website and the 
City’s website on November 6, 2015.  
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TO: Planning Commission  
DATE: November 10, 2015 
FROM: Ben White 
RE: Symes-Accessory Building Conditional Use Permit 
_________________________________________________________________________________ 
 
Troy Symes would like to construct a detached garage on his property located at 1420 N 550 West.  This 
property is on the east side of the road with the rear (east) property line abutting the Union Pacific Railroad.  
The attached aerial image shows the approximate location of the proposed structure.   
 
Section 17.24.060.A requires a Conditional Use Permit for an accessory structure in the R-1-10 zone if it is 
more than one story or more than twenty feet tall (Code language is attached).  A possible reason this 
height restriction has been drafted in the code is to minimize the detrimental impacts tall accessory 
structures may have on neighboring properties. In considering approval of the conditional use permit, the 
Planning Commission should make affirmative findings pursuant to Chapter 17.60 Conditional Uses.  If there 
are detrimental impacts due to the added height of the proposed structure, the Planning Commission should 
proposed conditions that would mitigate the negative impacts. 
 
There is a Rocky Mountain Power overhead utility in the vicinity.  There are other accessory structures on 
neighboring properties just like the one Mr. Symes is proposing.  I have researched the terms of the easement 
and it is not clear to me whether there are any restrictions or not.  I bring it up as a reminder to the applicant 
that approval from the Planning Commission or the City Building Department does not constitute approval by 
the easement owner (Rocky Mountain Power).   
 
Affirmative Findings:   

1. The proposed use will not be detrimental to the health, safety, or general welfare of persons residing 
in the vicinity, or injurious to property in the vicinity; 

2. The proposed use will not inordinately impact schools, utilities, and streets in the area; 
3. The proposed use will provide for appropriate buffering of uses and buildings, and the use of building 

materials which are in harmony with the area and compatible with adjoining uses; and 
4. The proposed use will comply with the regulations specified in the R1-10 zoning ordinance. 

 
The motion should also state why certain conditions have been imposed or why they have not.  For instance, a 
24’ high accessory building may be acceptable by the railroad tracks where there are not homes near it, but 
not be acceptable on much smaller properties with neighboring homes in close proximity. 
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TO: Planning Commission   
 
DATE: October 8, 2015 
 
FROM: Cathy Brightwell, Ben White 
 
RE: Conditional Use for Big Rock Construction Company 
_________________________________________________________________________________ 
 
A Home Occupation business license application was filed on November 2, 2015 by Sunia Tuaone to 
operate a Construction company from his home.  A conditional use permit application was filed on 
November 5, 2015. 
 
Mr. Tuaone’s company, Big Rock Construction, will have a small office at his home but all work will be 
done off-site.  Small equipment may be stored in his backyard which is not visible from the street; 
large equipment will be stored at his property in North Salt Lake.  Mr. Tuaone notified neighbors on 
November 2 and the City has not received any objections to his request. 
 
If approved, Staff recommends the following Affirmative Findings and Recommended Conditions: 
 
Affirmative Findings:   

1. The proposed use is desirable to provide a service that will contribute to the general well-being 
of the neighborhood and community; 

2. The proposed use will not be detrimental to the health, safety, or general welfare of persons 
residing in the vicinity, or injurious to property in the vicinity; 

3. The proposed use shall not inordinately impact the streets in the area; and 
4. The proposed use will comply with the regulations specified in the R-1-10 zoning ordinance. 

 
Recommended Conditions: 

1. The Conditional Use Permit will be issued subject to passing a Fire Marshall inspection. 
2. Small equipment can be stored in the back yard, if not visible from the street.  Large equipment 

will be stored off-site. 
3. Employees will park on the property or directly in front of the property and no work will be 

conducted on the premise. 
3. No external signage will be allowed. 

 
 

 

MEMORANDUM 
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TO: Planning Commission 
 
DATE: November 5, 2015 
 
FROM: Ben White 
 
RE: Pony Haven Subdivision (Ovation Homes) 
_______________________________________________________________________________ 
 
Ovation Homes has requested the City consider a Planned Unit Development (PUD) application 
for the property located at 680 West Pages Lane.   Ovation’s PUD request can be summarized 
into two principle categories: 

1. Reduced lot size, width, and setbacks, and 
2. Increased bonus density.  

Because the PUD process is not something the City utilizes on a regular basis, staff has outlined 
the process in a separate memo that is included in your packet. 
 
Set Public Hearing 
 The City is still at Step 1 as outlined in the attached memo.  The next step is to set a Public 
Hearing to consider the PUD.  As part of the “set Public Hearing discussion”, the Planning 
Commission should consider whether they will require all the requirements contemplated by the 
PUD process to be provided by the applicant, or if the applicant has provided adequate 
information for the public to provide meaningful input. 
 
Planning Commission Recommendation to City Council 
 Following the Public Hearing and the City’s receipt of all the information required by the PUD 
ordinance, the Planning Commission shall make a recommendation to the City Council, as 
outlined in Step 3 of the attached process memo. 
 
PUD Requirements 
 The PUD ordinance requires that specific items be provided above those required for a 
traditional subdivision.  Therefore, any future motion to approve a PUD should include 
affirmative findings to those minimum criteria, which are listed below.  They are provided 
tonight as points for possible discussion topics. 
  

 

MEMORANDUM 
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MINIMUM PUD CRITERIA: 

 
1. 17.68.010 Purpose and Intent.  The purpose and intent of the PUD has been satisfied. 

 
2. 17.68.080 Desirability.  The proposed development is desirable and will contribute to the 

general well being; and not be detrimental to persons residing in the vicinity. 
 

3. 17.68.090 Design.  Density bonus does not exceed 35%. 
 

4. 17.68.100 Minimum Standards.   
a. Satisfactory guarantee and/or dedication of open space maintenance has been 

provided.   
b. Adequate garage and off-street parking has been provided.   
c. An appropriate mix of dwellings has been provided and placed.  Any non-residential 

structures are complementary.   
d. Upgraded building materials are being provided 
e. Adequate traffic study has been provided, and appropriate vehicle and pedestrian 

access has been provided. 

5. 17.68.120 Amenity Density Bonus.  The following bonus densities are recommended 
based on the proposed amenities.  

a. Building and Project Design (0-5%) 
b. Innovative Site Plan (0-5%) 
c. Substantial Public Benefit (0-10%) 
d. Provision, Protection and Maintenance of Open Space (0-10%) 
e. Interior Amenities and Landscaping (0-5%) 

6.  17.68.130 Relationship of PUD to this Title and Other Development Ordinances.   The 
proposed Frontage, lot area, front and rear setbacks are appropriate for this 
development. 

 
7.   17.68.150 Landscaping.  The purposed landscaping and fencing plans are acceptable.  

 
8.   17.68.160 Guarantees and Covenants.  The appropriate guarantees and CCRs have been 

established. 
 

9.   17.68.180 Approval.  The Planning Commission is satisfied with the anticipated 
construction schedule. 
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TO: Planning Commission 
 
DATE: November 5, 2015 
 
FROM: Ben White 
 
RE: P.U.D. Process 
_______________________________________________________________________________ 
 
1.   The Planning Commission will treat the request for a PUD more like a concept plan than an 

actual subdivision plat.  There may be several detailed items discussed or shown on a concept 

map that will need to be on an eventual plat, such as building setbacks, open space, storm 

water plans, etc., but it will be made clear to the developer that the preliminary and final plat 

process can come only after some form of approval from the City Council. 

 

2.   The Planning Commission will hold a public hearing before making a recommendation to the 

Council. 

 

3.   As with any other type of legislative action, the Planning Commission is free to negotiate 

and/or make requests as part of its review of the PUD request before a recommendation is 

made to the Council. As a recommending body, the Planning Commission should provide its 

reasoning for its recommendation to the Council. 

 

4.   Once a recommendation is made, the Council will review the work of the Planning Commission, 

and may then approve, deny, make changes, or send the request back to the Planning 

Commission for further work.  If the Council and Developer make significant changes to the 

original proposal, the Council may choose to hold an additional public hearing. 

 

5.   If the Council denies the request, it is not required to cite any reason or findings. If the Council 

is agreeable with the terms of the PUD, the Council will enter into a Development Agreement 

that will state the benefits to the City from the PUD and otherwise recite justification for 

approval of the PUD; and will state that once a final plat is ready consistent with the agreed 

upon terms, the Council will approve the PUD by ordinance. The Development Agreement 

would include as attachments concepts maps, a copy of the proposed PUD ordinance, and 

anything else necessary to fully explain what is being approved. 

 

 

MEMORANDUM 
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6.   Once this Development Agreement is in place, the Developer will return to the Planning 

Commission for formal preliminary plat and final plat review for the subdivision (the 

Development Agreement providing assurances that the discretionary decisions have already 

been made). 

 

7.   Once the Planning Commission has completed work on the preliminary and final plat, the final 

plat and the PUD Ordinance will be presented to Council for final approval and adoption. The 

Council will be bound by the Development Agreement to approve if the terms of the agreed-

upon PUD and legal requirements for the final plat have been met.  

 

8.   Having the final approval of the PUD linked to the final plat by way of a Development 

Agreement ensures that the PUD will be developer specific rather than running with the land. 

The Development Agreement will also set timeframes that will cause the Developer's vested 

interests to expire if they do not act in a timely manner. 
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West Bountiful City                         PENDING APPROVAL       October 13, 2015 1 

Planning Commission  2 

Posting of Agenda - The agenda for this meeting was posted on the State of Utah Public Notice 3 
website and the West Bountiful City website, and sent to Clipper Publishing Company on 4 
October 9, 2015 per state statutory requirement. 5 

Minutes of the Planning Commission meeting of West Bountiful City held on Tuesday, 6 
October 13, 2015, at West Bountiful City Hall, Davis County, Utah. 7 

 8 

Those in Attendance: 9 
 10 

MEMBERS PRESENT:  Chairman Denis Hopkinson, Vice 11 
Chairman Terry Turner, Laura Charchenko, Mike Cottle, and Alan 12 
Malan, and Corey Sweat.  13 

 14 

MEMBERS EXCUSED:  Councilmember Kelly Enquist   15 
 16 

STAFF PRESENT: Ben White (City Engineer), Cathy Brightwell 17 
(City Recorder), and Debbie McKean (Secretary)  18 
 19 

VISITORS:  Robert West and his son. 20 

The Planning Commission Meeting was called to order at 7:30 p.m. by Chairman Denis 21 
Hopkinson.   Denis Hopkinson gave a prayer.   22 

I.  Accept Agenda.  23 

Chairman Hopkinson reviewed the agenda.  Mike Cottle moved to accept the agenda as posted.  24 
Alan Malan seconded the motion and voting was unanimous in favor. 25 
 26 

Business Discussed: 27 

II.  Consider Conditional Use Application for AutoZinc.com, LLC at 1090 W 500 South to 28 
Display and Repair Vehicles to Be Sold. 29 

Included in the Commissioner’s packet was a memorandum dated October 8, 2015 from Cathy 30 
Brightwell and Ben White regarding AutoZinc.com, LLC, a Conditional Use Permit Application, 31 
Site plan, and Commercial Business License Application from Robert West for AutoZinc.com 32 
LLC, at 1090 West 500 South.  Currently Mr. West operates an auto sales business by the same 33 
name at 735 West 500 South in Woods Cross and desires a location nearby to hold and display 34 
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vehicles that he may not have room for on his sales lot.  The West Bountiful location will be 35 
used to display vehicles for sale, he will also perform minor service work on his own vehicles, 36 
but not to the general public. 37 

The memorandum included the following information: 38 

• Request for Conditional Use Permit 39 
• Reference to City Code 17.34.030 and 17.60.040 40 
• Staff Recommendation 41 

Cathy Brightwell reviewed the application received from Mr. West to display/store vehicles at 42 
1090 West 500 South, and listed suggested conditions to grant the Conditional Use Permit along 43 
with items from Section 17.60.040 of the Conditional Use ordinance to be considered by the 44 
Commission.  She added that the fire inspection was approved earlier today. 45 

Chairman Hopkinson invited Mr. West to the stand.  Mr. Robert West took the stand. 46 

Chairman Hopkinson asked the Commission if they had any questions for Mr. West. 47 

Corey Sweat, Mike Cottle, and Terry Turner had no questions of the applicant. 48 

Laura Charchenko asked how much space he would have and how many cars would be on the 49 
property at any given time.  Mr. West responded a maximum of 25 cars at one time.  He stated 50 
that he does not yet hold a dealer license for this location but needs a business license from the 51 
city before he can get it. 52 

Alan Malan asked staff regarding the need to have a building permit for signs.  Mr. White 53 
responded that some signs need building permits.  Mr. Malan questioned why he would not be 54 
able to do sales at that location and have to return back to the city for another application.  Mr. 55 
West responded that he will not be selling at this time but plans to move that direction and will 56 
let the city know when he does.  He would appreciate the opportunity to extend into sales when 57 
he is ready to do so without coming back for additional approval. 58 

Mr. Hopkinson talked about how nice it will be to clean up the property.  Mr. White informed 59 
the Commission that in the spring, curb, gutter and sidewalk will be placed along the side of that 60 
building (on 1100 West) by Holly which will cure the eye sore on the corner.  Mr. West said he 61 
has plans to paint the building and also stated that the storage units behind the building will 62 
continue to be under the control of the property owner, not him as the lessee. 63 

ACTION TAKEN 64 

Alan Malan moved to approve the Conditional Use Permit for Robert West/AutoZinc.com LLC 65 
at 1090 West 500 South with the following conditions:  Proof of insurance be provided; 66 
building permit as needed for signs; vehicles on display will be operable and in sellable 67 
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condition; inventory will be limited to prevent the need to stack vehicles on the property; no 68 
outdoor storage other than vehicles to be sold will be allowed; and a business license will be 69 
purchased upon granting of the conditional use permit.  The Commission finds as follows:: 70 
The proposed use at the particular location is necessary or desirable to provide a service or 71 
facility that will contribute to the general well-being of the neighborhood and community; the 72 
proposed use will not be detrimental to the health, safety, or general welfare of persons 73 
residing or working in the vicinity; and the proposed use will conform to the intent of the city’s 74 
general plan.  Laura Charchenko seconded the motion and the following friendly amendment 75 
was made by Chairman Hopkinson. 76 

Friendly Amendment:   77 

Chairman Hopkinson offered a friendly amendment to require a copy of the dealer bond and 78 
to add language “after repair” following “all vehicles on display will be operable and in 79 
sellable condition.”  Alan Malan accepted that friendly amendment and Terry Turner 80 
seconded the motion and voting was unanimous in favor. 81 

III.  Staff Report 82 

• Mr. White reported that he has talked with Ovation homes and they will most likely come 83 
before them with a formal proposal at their next meeting.  Mr. Hopkinson commented 84 
that based on their earlier presentation, he does not see a benefit to the City for reducing 85 
the rear yard setback and he would not support a proposal to grant bonus density to any 86 
application that included the reduced setback proposal. 87 

• Ben met with the developer (Plum) and Ivory homes about developing the Equestrian 88 
Center area.  No specifics were provided but it is likely the developer will probably 89 
request a rezone and a PUD.  Current zoning is Blended Use (BU) zone.   90 

• Park update – the concrete work is finished. The volleyball courts are almost completed.  91 
Playground equipment may be put in next week.  The large tree that was currently in the 92 
middle of the playground has been removed.  It had too much dead wood to save it. 93 

• A neighborhood meeting was held two weeks ago on the Pages Lane Project.  Some 94 
residents were in favor and some not so much.  Duane did a great job conducting the 95 
meeting.  The project continues to grow with additional needs being found as we go 96 
forward. 97 

• The old Shopko building is being converted to an At Home store that will likely open the 98 
first part of 2016. 99 

• A Day Spa type business will take some of the space in the old Winger’s location, and 100 
Tuesday Morning will go into the Halloween Express space when they leave next month. 101 

• City Council is having a special meeting on Thursday night is in regards to the Prospector 102 
Rail trail and upkeep and maintenance of the trail and right of way.  UTA is clearing the 103 
right away at present and then the city will take over maintaining it.  Some details need to 104 
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be worked out regarding what trees to remove and personal improvements done by 105 
residents that abut the trail. 106 
 107 

V. Approval of Minutes for September 22, 2015  108 

ACTION TAKEN: 109 

Alan Malan moved to approve the minutes dated September 22, 2015 as corrected.  Mike 110 
Cottle seconded the motion and voting was unanimous in favor among those members 111 
present. 112 

 113 

VI. Adjournment 114 

ACTION TAKEN: 115 

Alan Malan moved to adjourn the regular session of the Planning Commission meeting at   116 
8:10 pm. Laura Charchenko seconded the motion.  Voting was unanimous in favor.   117 

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 118 

 119 
The foregoing was approved by the West Bountiful City Planning Commission on November 10, 2015, by 120 
unanimous vote of all members present. 121 

_______________________________ 122 

Cathy Brightwell - City Recorder 123 

 124 

 125 

 126 
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