
 
 

   
 
 
 
 
 
 
 
 

 
 
 
 
 

THE PLANNING COMMISSION WILL HOLD A REGULAR MEETING  
AT 7:30 PM ON MONDAY, AUGUST 11TH, 2025 AT THE CITY OFFICES. 

 
Invocation/Thought – Commissioner Mitchell 
Pledge of Allegiance – Commissioner Vest 

 
1. Confirm Agenda 
2. Consider Approval of 8ft Fence at 980 North 600 W. 
3. Consider Conditional Use Permit – 24 Hour Rooterman Plumbing and Drain Cleaning. 
4. Consider Conditional Use Permit – Lifetime Store. 
5. Consider Conditional Use Permit – Cleartone Inc. 
6. Code Change Application – Residential Rear Yard Setbacks – Roberts. 
7. Approve Meeting Minutes from July 22nd, 2025. 
8. Staff Reports. 
9. Adjourn. 

 

---------------------------------------------------- 

 
 

This agenda was posted on the State Public Notice website (Utah.gov/pmn), the city website (WBCityut.gov),  
and posted at City Hall on August 8th, 2025 by Remington Whiting, City Recorder. 
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TO: Planning Commission   
 
DATE: August 7, 2025 
 
FROM: City Staff 
 
RE: 8ft Fence at 980 N 600 W  
_________________________________________________________________________________ 
 
This memo reviews a requests to maintain and extend an existing an 8-foot-tall rear and side yard fence. 

Background 
Pursuant to WBMC 17.50.040, the maximum height for fences in the rear and side yards is 6ft. WBMC 
17.50.050 grants the planning commission the ability to extend the height to 8ft: 

“The planning commission may approve the erection of a fence to a height greater than six (6) feet 
within any required rear yard or side yard upon a showing that the increased height is reasonably 
necessary to protect the property from an adjacent incompatible land use.” 

Application 
On August 6th, 2025, a conditional use permit application was submitted by Frank Zumpano to bring his 
rear and side yard fence into compliance as they are already at an 8ft fence along the entire rear and a 
portion of side of the property.  

A site diagram illustrating the location and layout of the proposed fence is attached. 

Review 
As there is not a city application for this specific request, staff originally encouraged the property owner to 
submit a conditional use permit.  However, upon additional review of the code, a conditional use permit is 
likely not the appropriate mechanism as this is a discretional act of the planning commission.  If the 
commission finds that an additional height allowance is reasonably necessary, it may grant the expect by 
motion.  
 

Rear Yard: The rear yard of the property already has a non-permitted 8’ fence constructed for its 
entire length.  It is parallel to property owned by the Oregon Short Line Railroad Co.  Staff can see a 
reasonable argument that residential property and railroad property are an incompatible uses, and 
that additional height my be reasonably necessary to protect both properties. 
 
Side Yard (north): Approximately 65 feet of side yard fence has been built unpermitted at 8’, and 
the applicant is desirous to complete an additional 35’.  A small portion (15’) of side yard is adjacent 
to a city well property.  The applicant argues that the additional height is reasonably necessary to 
protect the residential property from the adjunct road (the bend on 1000 N and 550 W).  As 
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residential properties are adjacent to roads throughout the city, staff does not believe that it 
should be considered an incompatible use.  Staff also cannot see the justification in additional 
height to protect the property from vehicles.  

 
Decision 
City Code grants the planning commission the discretion to grant a rear and/or side yard height exception 
only if it can find that it is reasonably necessary to protect properties from incompatible uses.  Based on 
this, the planning commission may: 
 

1. Deny the request. 
2. Grant the request in part with appropriate findings. For example: 

a. Find that the residential property and the railroad property are incompatible, and the 
additional height is reasonably necessary for the rear yard fence to provide additional 
security to both properties. Grant the height exception up to 8’. 

b. Deny the side yard portion. 
3. Grant the full request with appropriate findings. For example: 

a. Find that the residential property and the railroad property are incompatible, and the 
additional height is reasonably necessary for the rear yard fence to provide additional 
security to both properties. Grant the height exception up to 8’. 

b. Find that the bend in the road creates a unique incompatibility and that the additional 
height of the side yard is necessary to protect the property from vehicle lights. Grant the 
height exception up to 8’.   
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TO: Planning Commission  

DATE: August 7, 2025 

FROM: City Staff 

RE: 24 Hour Rooterman – Conditional Use Permit 
_________________________________________________________________________________ 

This memo reviews a Conditional Use Permit (CUP) application for 24 Hour Rooterman, a business located at 
2337 North 640 West. 

Background 
In a recent audit of the city’s business licenses, staff discovered a plumbing business operating within the C-N 
zone at 2337 N 640 W. On August 7th, 2025, a conditional use permit application was submitted by Mr. Todd 
Smith. According to the application, the location is used for the storing of fittings, pipe and plumbing tools 
which are located in the shop. The location is also used for the storing of vans, trailers and trucks which takes 
place outdoors. 

Analysis 
Use – The property is located on a parcel in the Commercial Neighborhood zone. West Bountiful Municipal 
Code (WBMC) 17.28.030 lists “Contractor: general, electrical, mechanical and plumbing, etc.” as a conditional 
use. Based on the description provided in the application, the location is solely used for storage.  

Outdoor Storage: WBMC 17.92 regulates outdoor storage within commercial and industrial zones. Pursuant to 
this section, contractors within the C-N zone are required to have a conditional use permit.  Applicable 
requirements include the following: 

• 17.92.010(B) [General Requirements]: Except for agricultural products, outdoor storage facilities for raw
materials, parts and products shall be enclosed by a fence or wall at least six (6) feet in height and
impervious to sight, adequate to conceal such facilities, materials, parts, and products from adjacent
properties and the street unless expressly exempted elsewhere in this code. No items may be stacked
higher than the fence or wall of the enclosure.

• 17.92.020 [Conditional Use for Contractors in C-N zone]:
• Provide for visual screening and security as determined by the planning commission
• Equipment exceeding 20 feet in height that will be visible from outside the perimeter of the

property must be stored indoors; all materials that will be visible from outside the perimeter of
the property must be stored indoors or within a three-sided, roofed building or structure.

• 17.92.020 [Conditional Use for Outdoor Storage of Motor Vehicles]:
• Storage to be accomplished within a three-sided, roofed building or structure.
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The application and a hand drawn diagram illustrating the location and layout of the storage areas is attached 
for review.   In reviewing images of the property, there appears to be a significant amount of other outdoor 
storage by others that is currently not permitted.  
 
The Conditional Use ordinance, Section 17.60.040, requires the planning commission to consider whether: 

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

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

3.  The proposed use and/or accompanying improvements will not inordinately impact schools, 
utilities, and streets; 

4.  The proposed use will provide for appropriate buffering of uses and buildings, proper parking and 
traffic circulation, the use of building materials and landscaping which are in harmony with the 
area, and compatibility with adjoining uses;  

5.  The proposed use will comply with the regulations and conditions specified in the land use 
ordinance for such use; 

6.  The proposed use will conform to the intent of the city’s general plan; and 
7.  The conditions to be imposed in the conditional use permit will mitigate the reasonably anticipated 

detrimental effects of the proposed use and accomplish the purposes of this subsection. 
 

Options 
Staff recommends that the commission consider the following options for this application: 
 
Option 1: The planning commission may approve a CUP with conditions that may include: 

1. Parts and products shall be enclosed by a solid, nontransparent fence or wall at least six (6) feet in 
height. 

2. All materials that will be visible from outside the perimeter of the property must be stored indoors 
or within a three-sided, roofed building or structure. 

3. Equipment exceeding 20 feet in height that will be visible from outside the perimeter of the 
property must be stored indoors. 

4. Vehicles stored on the property must be within a three-sided, roofed building or structure. 
5. No accumulation of debris, pallets, or packing materials in any outdoor area of the property. 
6. Fire Inspection approval.  
7. Signage will comply with city regulations. 
8. The Conditional Use Permit will only be valid only for the current business occupant and shall not 

transfer automatically to the new tenants. 
 
Option 2: The planning commission may table the application to request additional information to review, 
including: 

A. More information about other uses and outdoor storage on the property; 
i. It appears that other non-permitted storage activities are being conducted. 

B. More information on the number of vehicles to be stored by 24 Hour Rooterman, and how these 
will be stored within a three-sided, roofed building or structure. 
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TO: Planning Commission  

DATE: August 7, 2025 

FROM: City Staff 

RE: Lifetime Store – Conditional Use Permit 
_________________________________________________________________________________ 

This memo reviews a conditional use permit application for a proposed lifetime store at 206 South 625 
West. 

Background 
On July 23rd, 2025, a conditional use permit application was submitted for a proposed Lifetime Store to be 
located at 206 South 625 West. The proposed retail use includes the continuous outdoor display of 
products such as sheds, playground equipment, tables, benches, chairs, pergolas and grills. Per WBMC 
17.92.020, outdoor storage in the C-G zone requires a conditional use permit. The proposed outdoor 
storage area will be enclosed by a 6-foot wrought iron fence and will only be accessible from within the 
building.  

A site diagram illustrating the location and layout of the outdoor storage area is attached for your review.   

The Conditional Use ordinance, Section 17.60.040, requires the planning commission to consider whether: 

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

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

3. The proposed use and/or accompanying improvements will not inordinately impact schools,
utilities, and streets;

4. The proposed use will provide for appropriate buffering of uses and buildings, proper parking
and traffic circulation, the use of building materials and landscaping which are in harmony with
the area, and compatibility with adjoining uses;

5. The proposed use will comply with the regulations and conditions specified in the land use
ordinance for such use;

6. The proposed use will conform to the intent of the city’s general plan; and
7. The conditions to be imposed in the conditional use permit will mitigate the reasonably

anticipated detrimental effects of the proposed use and accomplish the purposes of this
subsection.
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Staff recommend that the commission consider the following conditions for this conditional use permit: 

1. The display area must remain within the boundaries shown on the submitted site plan. 

2. No encroachment into landscaping, fire lanes, drive aisles, or ADA-accessible paths is permitted. 

3. Outdoor display shall be limited to merchandise related to the primary on-site business. 

4. No accumulation of debris, pallets, or packing materials in any outdoor area of the property. 

5. The fence for the outdoor display shall be maintained. 

6. Display area must be maintained in a neat, orderly, and litter-free condition 

7. Fire Inspection approval;  

8. Signage will comply with city regulations; 

9. The Conditional Use Permit shall be valid only for the current business occupant and shall not 
transfer automatically to new tenants. 
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GENERAL NOTES:
ALL DIMENSIONS ARE TO THE FACE OF CURB, UNLESS OTHERWISE NOTED.

SEE ARCHITECTURAL SITE PLAN FOR ADDITIONAL INFORMATION.

SEE LANDSCAPE PLANS FOR IRRIGATION AND PLANTING.

ALL WORK TO COMPLY WITH GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS.

ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

KEYED NOTES:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

HEAVY DUTY ASPHALT PAVEMENT WITH GRANULAR BASE PER DETAIL 'D1', SHEET
C5.01.

ASPHALT T-PATCH, PER APWA PLAN NO. 255.

CONCRETE PAVEMENT WITH GRANULAR BASE PER DETAIL 'C2', SHEET C5.01.

CONCRETE SIDEWALK, PER APWA PLAN NO. 231.

CONCRETE CURB WALL. SEE DETAIL 'C3', SHEET C5.01.

24" CONCRETE CURB AND GUTTER. SEE DETAIL 'D2', SHEET C5.01.

24" CONCRETE RELEASE CURB AND GUTTER. SEE DETAIL 'D3', SHEET C5.01.

36" WIDE CONCRETE WATERWAY. SEE DETAIL 'D4', SHEET C5.01.

ADA RAMP WITH DETECTABLE WARNING SURFACE. SEE APWA PLAN NO. 236.3, FOR RAMP DETAIL
AND APWA PLAN NO. 238 FOR DETECTABLE WARNING SURFACE DETAIL.

CONCRETE RETAINING WALL SEE ARCHITECTURAL PLANS FOR DETAILS.

ADA PARKING SIGN. SEE DETAIL 'D6', SHEET C5.01.

VAN ACCESSIBLE ADA PARKING SIGN. SEE DETAIL 'D6', SHEET C5.01.

PAINTED ADA SYMBOL. SEE DETAIL 'D5', SHEET C5.01.

4" WIDE SOLID YELLOW PARKING STALL STRIPE LINES.

CONCRETE WHEEL STOP. SEE DETAIL 'C4', SHEET C5.01.

DUMPSTER ENCLOSURE. SEE ARCHITECTURAL PLANS FOR DETAILS.
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TO: Planning Commission   
 
DATE:  August 7th, 2025 
 
FROM: Staff 
 
RE: Cleartone Inc. – Conditional Use Permit 
_________________________________________________________________________________ 
 
This memo reviews a conditional use permit that was submitted for Cleartone Inc, a guitar accessory 
manufacturing business.  

Background 
On July 23rd, 2025, Cleartone Inc. submitted an application for a conditional use permit to operate a guitar 
accessory manufacturing business at 740 West 500 South, Unit #2. The property is located within the C-H 
zone. These accessories include guitar strings, picks and other guitar accessories. According to WMBC 
17.34.030, businesses that include “Indoor fabrication machining or welding of materials or equipment not 
for sale” are listed as a conditional use in the C-H zone. The applicant has indicated that the business will 
primarily involve small-scale indoor manufacturing and assembly of guitar-related products.  

WBMC 17.60.040, requires the planning commission to consider whether: 

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

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

3.  The proposed use and/or accompanying improvements will not inordinately impact schools, 
utilities, and streets; 

4.  The proposed use will provide for appropriate buffering of uses and buildings, proper parking 
and traffic circulation, the use of building materials and landscaping which are in harmony with 
the area, and compatibility with adjoining uses;  

5.  The proposed use will comply with the regulations and conditions specified in the land use 
ordinance for such use; 

6.  The proposed use will conform to the intent of the city’s general plan; and 
7.  The conditions to be imposed in the conditional use permit will mitigate the reasonably 

anticipated detrimental effects of the proposed use and accomplish the purposes of this 
subsection. 
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Recommended Conditions, consistent with similar businesses in the area: 

1. Fire Inspection approval;  

2. Upon issuance of this Permit, Cleartone Inc. will acquire a West Bountiful City business license. 

3. All fabrication, assembly, storage and related business activities must be conducted indoors.  

4. Signage will comply with city regulations. 
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TO: Planning Commission 
 
DATE: August 7th, 2025 
 
FROM: Staff 
 
RE: Code Change Application - Rear Yard Setback Regulations in R-1-10 Zone - Roberts 
 
This memo introduces a text change amendment application from Weston and Sarah Roberts 
related to rear yard setback requirements for main structures in the R-1-10 zone (attached).   
 
Background 
West Bountiful City has a 30’ setback requirement in the rear yard for main structures in all 
residential zones. During another recent discussion regarding rear yard setbacks, staff determined 
that this requirement has existed since at least 1965 and possibly even longer. There are many 
reasons as to why setbacks in residential zones exist. Some of these reasons include: 

• Usable backyards;  
• Privacy;  
• Noise mitigation; 
• Safety and access in case of fires or other disasters; 
• Aesthetic and predictable development patterns. 

Application 
On July 21st, 2025, Weston and Sarah Roberts submitted a Text Change Application to change the 
current minimum rear yard setback for main structures from 30’ down to 20’. Their application 
includes four reasonings justifying this request. 
 
In initially reviewing the application, the planning commission should consider: 

• Would this change to rear yard setbacks be compatible with the General Plan for residential 
zones? 

• How would this change affect established neighborhoods, new development, and the re-
development of residential properties? 

• How would this change work with other yard requirements such as the requirement that no 
accessory or group of accessory structures cover more than 35% of a rear yard? 

• Is it reasonable and equitable to allow for accessory structures to encroach into rear yard 
setbacks but not parts of the main structure?  For example, why can a detached garage 
encroach into the setback, but not an attached addition? 
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• Will future discussions about detached ADUs change the city’s way of regulating rear yard 
setbacks?  

City Council Recommendation 
The process for reviewing code change requests generally proceeds as follows: 

1. Hear from the applicant; 
2. Planning commission discussion; 
3. Public hearing; 
4. Any needed additional discussion/deliberation; 
5. A recommendation to the city council that they: 

a. Approve the request; 
b. Deny the request; 
c. Make a code change that would be a modification to the request.  







West Bountiful City  July 22, 2025 
Planning Commission Meeting 

PENDING – NOT APPROVED 

Posting of Agenda - The agenda for this meeting was posted on the State of Utah Public Notice website, 
on the West Bountiful City website, and at city hall on July 18, 2025, per state statutory requirement.  

Minutes of the Planning Commission of West Bountiful City held on Tuesday, July 22, 2025, at West 
Bountiful City Hall, Davis County, Utah.   

MEMBERS ATTENDING:  Chairman Alan Malan, Commissioners Corey Sweat, Laura Mitchell, Robert 
Merrick, Tyler Payne (Alternate), and Council member Dell Butterfield. 

MEMBERS/STAFF EXCUSED: Dennis Vest 

STAFF ATTENDING: Kris Nilsen (City Engineer), Remington Whiting (Community Development), and 
Debbie McKean (Secretary). 

PUBLIC ATTENDING: Joyce Prince, Councilmember Enquist 

Thought by Commissioner Payne 
Pledge of Allegiance- Commissioner Mitchell 

1. Confirm Agenda

Chairman Malan reviewed the proposed agenda. Laura Mitchell moved to approve the agenda as 
presented.  Corey Sweat seconded the motion.  Voting was unanimous in favor among all members 
present. 

2. Preliminary Discussion on Detached Accessory Dwelling Units (ADUs)

Commissioner packets included a memorandum from Staff dated July 18, 2025 regarding 
Preliminary Discussion on Detached Accessory Dwelling Units (ADUs). 

Remington Whiting stated that the purpose of this discussion is to gather initial input from 
commission members on potential future code updates related to detached ADUs. This is an 
opportunity to share thoughts, concerns, and ideas. No formal action will be taken during this 
meeting. The goal is to facilitate an open dialogue and better understand the Commission’s 
priorities and considerations moving forward. 

Comments from the Commissioners 

Dennis Vest was unable to attend the meeting this evening but wanted to express the 
following thoughts he had; Remington read his email containing the following: 

• Various rules for the different zones and residential circumstances should be put into place.
One rule does not fit all.

• Property owners should occupy one of the two residential units, while the other only be
rented out to family members/relatives.



• To maintain the rural atmosphere of West Bountiful, it should be necessary to have the ADU 
attached to another dwelling on the property, either the main home or a garage, barn, shop, 
etc. so it does not appear to be another home on the property. It must look like it is part of 
the property. 

• Size limits should be stipulated for the second dwelling to the size of the structure it is 
attached to or smaller. 

Chairman Malan 

• Concerned with parking issues- especially off-street. 
• Need to consider lot size not zone. 
• Wants to consider the whole city not just areas. 

Laura Mitchell 

• Would we use a conditional use permit as an avenue, reminding that we are try to limit the use 
of this mechanism. 

• Would like a matrix of what the surrounding cities allow for detached ADU? 
• May not have both an ADU and internal ADU 
• Need to consider parking and off-street 
• Need specific matrix for different scenarios 
• What mechanisms do we have to monitor these situations? 
• Why would we initiate something like this without setting boundaries? 
• Need to have things in place when the state mandates ADU’s. We need to be ahead of the 

mandate not behind it. 
• Do we regulate that the owner needs to live in one of the dwellings? 
• Consider animals and the open space that will be taken if detached ADU is in place. 

Corey Sweat 

• Create an ordinance/regulation that would accommodate setbacks accordingly for 
safety/athletics and consider how space can be usefully utilized. Needs to consider why we have 
setbacks in place. Need to consider the lot size and not necessarily the zone. 

• Must have regulations but there are big issues to consider and deal with.  
• State may come in and set mandates before we can complete our process. 
• Consider fencing. 

Tyler Payne 

• Does not want Air B & B’s to be built for short-term rentals. How do we enforce that? 
• Do we do separate utilities and trash service? Reminder doing this has an added impact on city 

services water, police, etc. without collecting impact fees. 
• Consider health safety and what the fire/police/emergency services desire. 
• Consider driveway use and access to the property. 
• Need to move with purpose and not meander on the issue. 
• Asked where do we want to start? Develop zone by zone régulations. Example : begin with 

larger properties 



Robert Merrick 

• Can we limit the size and use percentage to figure the size allowable to build the ADU. 
• Consider lot size and setbacks. 

Kelly Enquist 

• Set a Minimum 22,000 square feet lots. Use a percentage of what the main structure. 

Dell Butterfield 

• Feels a work session is needed between the Commission and Council.  
• Need to set a common ground on the issue. 
• Have a work session after staff has gathered information. 

Debbie McKean- thoughts- did not comment 

• While it is important to make accommodation for families to take care of family members in 
need, we do not have to allow for big areas to do so. These are meant for temporary situations 
not long term housing that need all the comforts and amenities of standard home. Not rental 
properties for income.  It is important these dwellings are camouflages as part of an existing 
dwelling on the property if detached or not. Allowing separate electricity, water, sewer is only 
allowing for two homes on one property and in my opinion is a minus to our community in many 
different ways.  

Remington Whiting will have staff do research on items discussed this evening and bring back to the 
commission for review. 

3. Approve Meeting Minutes from July 8, 2025. 

 
Action Taken: 
Corey Sweat moved to approve the minutes from July 8 2025, Planning Commission Meeting as 
presented.   Laura Mitchell seconded the motion, and voting was unanimous in favor. 

 

4. Staff Reports 

a. Engineering (Kris Nilsen) 
• Belmont Farms Phase I- A will be on the next agenda. Have a meeting on the 6th with the 

county.  
• Received application for Flag lot on 800 West  
• Reported on Thacker Flag Lot and the issues that are created with the third lot 
• Doxey and Staff are working on a development agreement for Belmont Farms Phase 2 A 
• Cone on 1100 West are for fencing or manhole collars. 
• 660 West is going well. Working on the storm drain and has made lots of progress. End 

date on the contract is September 1st. Laura Mitchell noted school starts mid-August. 
Consider having temporary access during beginning and ending school times. 

• Laura suggested coordinating a plan with the school for traffic when school begins. 



 
b. Community Development (Remington Whiting) 

• Influx of building permits for remodels 
• Lifetime is moving closer to becoming a business in our city in the Old Cinemax Property 
• Small car dealership has submitted an application 
• Someone has submitted an application for a code change 
• ULCT will be getting us some information for the new business code discussed last 

meeting. 
• City will be closed on Thursday and Friday this week. Friday is not a paid holiday. 
• Steve Doxey noted that Torres does not need a conditional use permit as that permit 

was in place and runs with the property. Needs a business license only. 
• Next meeting will be held on August 11th, 2025 Monday due to Primary Elections 
• Honey Baked ham application has been approved.  

 
5. Adjourn. 

Action Taken: 

Corey Sweat moved to adjourn the regular session of the Planning Commission meeting at 8:36 pm.    
Rob Merrick seconded the motion.  Voting was unanimous in favor. 

 
 

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

The foregoing was approved by the West Bountiful City Planning Commission, by unanimous vote of all 
members present. 
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