West Point City
Planning Commission Agenda

February 26, 2026
3200 W 300 N, West Point, UT ;1015 WEST POINT CITY HALL
801.776.0970 3200 W 300 N WEST POINT, UT

IF UNABLE TO ATTEND IN-PERSON, CITIZEN COMMENT MAY BE EMAILED PRIOR TO khansen@westpointutah.gov
- Subject Line: Public Comment — February 26, 2026, Planning Commission Meeting
- Email Body: Must include First & Last Name, address, and a succinct statement of your comment.
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WORK SESSION - 6:00 PM
Open to the public

Discussion of the preliminary plat for West View Park No. 4
Review of agenda items

Staff update

Other items

GENERAL SESSION —7:00 PM
Open to the public

Call to Order

Pledge of Allegiance

Prayer/Thought (Please contact the Clerk to request meeting participation by offering a prayer or inspirational thought)
Disclosures from Planning Commissioners

Public Comments (Please state your name and city at the podium before commenting. Limit comments to 2% minutes.)
Approval of minutes from the January 22, 2026 Planning Commission meeting

Administrative Items
Administrative items are reviewed based on standards outlined in the ordinance. Public comment may be taken on relevant and
credible evidence regarding the application's compliance with the ordinance.

7.

10.

11

Discussion and consideration of a site plan for Nielsen’s Frozen Custard located at 2000 W and Center Street;
David Murdock, applicant pg. 14

Discussion and consideration of a conditional use for a restaurant for Nielsen’s Frozen Custard located at 2000 W
and Center Street; David Murdock, applicant pg. 14

Discussion and consideration of a preliminary plat for 46 single family lots known as West View Park No. 4 and
located at approximately 3900 W 300 N; Matt Leavitt, applicant pg. 31

Planning Commission Comments
. Adjournment

Posted this 23" day of February, 2026
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Katie Hansen, Deputy City Recorder

If you plan to attend this meeting and, due to a disability, will need assistance in understanding or participating therein, please notify the City at least

The

twenty-four (24) hours prior to the meeting and we will seek to provide assistance.

Certificate of Posting
undersigned, duly appointed Deputy City Recorder, does hereby certify that the above notice and agenda was posted within the West Point
City limits on this 23" day of February, 2026, at the following locations: 1) West Point City Hall Noticing Board 2) the City website at
http://www.westpointutah.gov 3) the Public Notice Website: http://www.utah.gov/pmn/index.html
Katie Hansen, West Point City Deputy Recorder
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WEST POINT CITY
PLANNING COMMISSION
MEETING MINUTES

3200 WEST 300 NORTH
WEST POINT CITY, UT 84015 JANUARY 22, 2026

WORK SESSION
6:00 PM

Planning Commission Present: Chairperson PJ Roubinet, Vice-Chair Rochelle Farnsworth, Commissioner Joe
Taylor, Commissioner Adam King, Commissioner Spencer Wade, Commissioner Ryan Hymas, and
Commissioner Kyle Norton

Planning Commission Excused: None

City Staff Present: Bryn MacDonald, Community Development Director; Troy Moyes, City Planner; Casey
Arnold, City Recorder

Visitors: None

1. Introduction of newly appointed Planning Commissioners
During the work session, the newly appointed Planning Commissioners introduced themselves, and
existing commissioners and staff also shared brief introductions. Commissioner Roubinet welcomed
the new members and emphasized the importance of reviewing meeting materials and providing
thoughtful, well-reasoned recommendations to the City Council, noting that the Commission plays
an important role in focusing closely on planning issues and considering a variety of community
perspectives.

2. Training
Bryn MacDonald, the Community Development Director, provided a brief training and orientation
for the new commissioners, encouraging them to ask questions and continue learning. She reviewed
the Planning Commission’s role as an advisory body to the City Council, the importance of the
General Plan and state land use law, and the distinction between legislative and administrative
decisions. She also outlined meeting procedures, public hearing expectations, and transparency
requirements, and noted that additional training opportunities would be available throughout the
year.

3. Discussion of election process for Planning Commission Chair and Vice-Chair
Bryn MacDonald explained that the Planning Commission elects a chair and vice chair each January,
noting that the same person could be re-elected annually. She stated that the chair serves a one-
year term and plays an important role in coordinating with staff, reviewing agendas, and attending
City Council meetings to provide feedback and stay informed on related planning matters.
Commissioner Roubinet added that he rarely missed meetings and typically attended Council
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sessions, especially for major zoning items, to help communicate the Commission’s discussions and
recommendations. Bryn MacDonald noted that attending Council meetings could be helpful in
understanding the Council’s decision-making process, and she emphasized the collaborative role of
staff in supporting both the Commission and Council.

4. Discussion of proposed rezone for property at 3381 W 300 N (Norton)
Troy Moyes introduced a discussion item regarding an application from Kyle Norton for his property,
which was split-zoned R-2 in the front and A-40 in the back. He explained that the updated General
Plan adopted in August 2025 placed the property within the Main Street small area plan overlay
district. Troy Moyes stated that city code required zoning requests to be consistent with the General
Plan and noted that the overlay envisioned “small residential” development at a density of four to
six units per acre. He explained that Norton proposed subdividing the property to create a future
flag lot under R-2 zoning, which would allow a lower density of approximately 2.7 units per acre.
Troy Moyes noted that because the small area plan was conceptual, this created a gray area in
determining consistency. He asked the Commission to consider whether the proposal aligned with
the overall intent of the small area plan.

Commissioners discussed how the small area plan should guide future development, acknowledging
that the plan was conceptual and might not be implemented exactly as drawn, especially where
existing homes were already present. Commissioner Roubinet suggested the overlay was designed
to be more flexible, while Commissioner Taylor noted that the long-term vision might not perfectly
match current realities. Troy Moyes emphasized that any decision could affect how similar requests
from neighboring properties would be handled.

The Commission also discussed the feasibility of the proposed flag lot subdivision and whether it
would create additional driveways or impact the broader plan. Bryn MacDonald and Commissioner
King noted that while consistency was important, each property could have unique circumstances
and the overall small area plan could still function even if corner lots developed differently. Several
commissioners expressed that the request appeared to modestly increase density without
significantly undermining the long-term vision, especially since full redevelopment could be many
years away.

Troy Moyes advised that if the Commission chose to move forward, they would need to clearly
articulate how the request aligned with the General Plan’s intent. The discussion concluded with
interest in continuing the process and bringing the item forward for a public hearing.

5. Review of agenda items
Time had expired in the work session and this item was not discussed.

6. Otheritems
Time had expired and no other items were discussed.
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WEST POINT CITY
PLANNING COMMISSION
MEETING MINUTES

3200 WEST 300 NORTH
WEST POINT CITY, UT 84015 JANUARY 22, 2026
GENERAL SESSION

7:00 PM

Planning Commission Present: Chairperson PJ Roubinet, Vice-Chair Rochelle Farnsworth, Commissioner Joe
Taylor, Commissioner Adam King, Commissioner Spencer Wade, Commissioner Ryan Hymas, and
Commissioner Kyle Norton

Planning Commission Excused: None

City Staff Present: Bryn MacDonald, Community Development Director; Troy Moyes, City Planner; Casey
Arnold, City Recorder

Visitors: Brent & Kitty Stoddard, Terry Wilberg, Tim Gooch, Rulon Gardner, Jennifer Struhs, Chantyl Staheli,
Mary & Mark Montgomery, DeeAnn Montgomery, Doug Rich, Guy Williams, Jeff Macfarlane, Michael Speth

Call to Order

Pledge of Allegiance

Prayer -

Disclosures from Planning Commissioners

There were no disclosures from the Planning Commissioners.

PWNPE

5. Public Comments
There were no public comments.

6. Approval of minutes from the October 9, 2025 Planning Commission meeting
Commissioner Taylor motioned to approve the minutes from the October 9, 2025 Planning
Commission meeting. Commissioner Farnsworth seconded the motion. All voted aye.

7. Approval of minutes from the December 11, 2025, Planning Commission meeting
Commissioner Farnsworth motioned to approve the minutes from the December 11, 2025 Planning
Commission meeting. Commissioner King seconded the motion. All voted aye.

8. Election of the Planning Commission Chair and Vice-Chair
Commissioner King nominated Commissioner Roubinet for position of Planning Commission Chair.
There were no other nominations.
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Commissioner Wade motioned to elect Commissioner Roubinet as Planning Commission chair for a
one-year term. Commissioner Taylor seconded the motion. All voted aye.

Commissioner King nominated Commissioner Farnsworth for position of Planning Commission Vice-
Chair. There were no other nominations.

Commissioner King motioned to elect Commissioner Farnsworth as Planning Commission Vice-Chair
for a one-year term. Commissioner Wade seconded the motion. All voted aye.

9. Discussion and consideration for a rezone of 17.04 acres located at approximately 4750 W 700 S
from A-40 to R-1 (Residential, 2.2 units/acre); Gardner Sunset Ridge LLC, applicant
The applicant, Rulon Gardner, representing Gardner Sunset Ridge, LLC, is requesting a rezone of
17.04 acres located at approximately 4750 W 700 S from A-40 Agricultural (1 unit/acre) to R-1
Residential (2.2 units/acre). The property is designated R-1 Residential in the West Point City
General Plan.

Rezoning is a legislative action, giving both the Planning Commission and City Council broad
discretion in determining whether the request promotes the public welfare. Concept plans are
typically reviewed concurrently with a rezone application to evaluate General Plan consistency,
access, and overall development feasibility. Preliminary and final subdivision design and engineering
are reviewed through a subdivision application process. This item is before the Planning
Commission for a public hearing and recommendation to the City Council. The City Council will then
hold a public hearing and make the final decision.

This property was previously under consideration for a rezone in 2022, but the proposal at that time
included more acreage and a higher-density request than what is being presented now. The current
application is limited to the 17-acre portion identified in the General Plan as R-1 Residential and
proposes a traditional single-family layout of 37 lots that aligns more closely with the intended land
use.

A key issue during the earlier review was the question of whether 700 S was a public or private
road, since subdivision access could not be granted without that determination. Subdivisions must
have access onto a public road. Since then, a court decision has established that 700 S is a 66-foot
wide public street, which allows the applicant to rely on it for access. As part of the subdivision, 700
S will need to be improved to City public-street standards. Body Davis, the City Engineer, is
reviewing the required roadway cross-section and improvements needed to bring the road up to
code.

City Code allows up to 30 lots to be served by a single access. Because the concept plan includes 37
lots, a second access will be required for the entire project to move forward. That second access is
anticipated to be provided through the Carlisi property to the east, which is expected to develop
and connect back to 700 S in the future. The North Davis Fire District has reviewed the proposed
access layout and has indicated that with both access points in place the development would meet
Fire Code requirements for emergency response.
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a. Public hearing
Terry Wilberg, West Point: Mr. Wilberg stated that he had lived in his home since the early
1980s. His mailbox had been destroyed about four times, making it difficult to keep his address
numbers on it due to his house number as 666. He explained that he had moved to the area
because he loved the country setting, but he felt that continued building and development were
taking that away and turning the city into something more metropolitan. He said he had
struggled with the construction of the junior high school, describing the noise, commotion, and
dumping that had occurred during the project. He expressed frustration that the country
atmosphere and dark skies had been lost and stated that he believed the city was being ruined
by ongoing development. He urged the Commission to reconsider these changes, noting that
people chose to live in the country for a reason. He also questioned why the junior high school
lights were on 24 hours a day, seven days a week, suggesting that security was the only
explanation he could think of based on his experience as a licensed armed security officer. He
concluded that the constant lighting had taken away the dark skies and nighttime viewing.

Jennifer Struhs, West Point: Ms. Struhs stated that she understood change was inevitable and
noted that they had just gone through a three-year court case in which the road had been
deemed a public road. She pointed out that it was still a dead-end street, and that the proposal
included 37 additional houses, along with 18 more from the Carlisi development. She said that
would result in a total of 58 homes on a dead-end street with only one exit. Unless another exit
was planned, she explained that the traffic would pass by Mark and Mary Montgomery’s
property on the corner, and that when the road was taken, they would have only nine feet
remaining in their front yard. She stated that this did not appear to meet city code and was
anxious to see how that issue would be satisfied. Ms. Struhs also noted that the Planning
Commission frequently discussed traffic concerns on 4500 W, and she estimated that the
additional homes could result in 100 to 120 more cars traveling down the dead-end street. She
encouraged the Commission to visit the area when the junior high and elementary schools were
releasing students to see the traffic conditions firsthand. She concluded by saying that while she
understood change was inevitable, it was difficult for residents to accept when it was happening
around them.

Chantyl Staheli, West Point: Mrs. Staheli stated that she was curious whether a traffic impact
study had been completed for the subdivision, noting that the general plan required one for
every development. She asked if it had been done or how that requirement would be satisfied.
She concluded by thanking the Commission.

Mary Montgomery, West Point: Mrs. Montgomery stated that for those who did not know her,
she was known as the “West Point Witch,” and she lived on the corner of 745 S. She explained
that, as Ms. Struhs had mentioned, they had fought the road issue through the court system for
three years, and the courts had determined that it was owned by the city. She noted that she
had lived there for 32 years and said that city trucks have not maintained or plowed the road.
She stated that she and others had been responsible for maintaining the rocks and potholes on
the road and emphasized that it is a dirt road. She added that in the 32 years she had lived
there, she believed her family had planted only one tree, and that most of the trees around her
property had been there for 60 years or more. She shared that her house had been rolled from
Hooper by horses about 150 years ago to the corner of 700 S, and she emphasized that her
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home and the family name she had married into had been there for a very long time. She
expressed hope that this history would carry weight, as she did not want a road directly in front
of her front door as across the street was a large field. She stated that she had spoken with the
Commission about this issue before. She said that when she brought her concerns forward, the
city told her that the Mannings needed to be on board, but she pointed out that none of the
Mannings had attended the meeting, even though they had received the same letter as
everyone else. She concluded by thanking the Commission.

Vanna Montgomery, West Point: Mrs. Montgomery stated that when Mr. Wilberg stated his
house numbers were 666, she had picked that address out and had no idea what it meant at the
time. She said she thought it would be an easy address for her kids to remember, and noted that
it had been 666 since 1964. She concluded by thanking the Commission.

Commissioner Farnsworth motioned to close the public hearing
Commissioner Wade seconded the motion
All voted aye.

b. Action
Commissioner Roubinet asked for clarification on when a traffic study would be required, and
Troy Moyes confirmed that it would be required at the preliminary plat approval stage.
Commissioner Roubinet also stated that the City Engineer, Boyd Davis, would need to be
consulted regarding the road distance from Mrs. Montgomery’s front door, and Bryn
MacDonald noted that Boyd Davis was already aware of the issue and was working on how it
would be addressed.

Commissioner Farnsworth explained for the benefit of the newer Planning Commission
members that, at this stage, the Commission’s role was largely to ensure the proposal aligned
with the General Plan, since the City Council ultimately determines whether to change the vision
for the area through General Plan approval. She added that the City has previously expressed a
desire not to allow additional driveways on collector roads, and she believed 700 S should be
considered a collector road despite ending in a dead-end, making the proposal potentially
inconsistent with City standards. Commissioner Roubinet agreed and asked whether Boyd Davis
was aware of that concern. Troy Moyes responded that while the code does include such a
standard, it also provides discretion to the Planning Commission, and noted that driveway
access issues would be addressed more directly during preliminary plat approval rather than at
the rezone stage. Commissioner Roubinet remarked that although the concept plan is tied to the
rezone, there are usually minor adjustments that occur. Bryn MacDonald agreed, stating that
while the applicant could not increase density, the layout could be reconfigured as needed.

Rulon Gardner, applicant: Mr. Gardner introduced himself and explained that although he no
longer lived in West Point, he had grown up in the community near 1500 W and 300 N. He
stated that he had been working with city staff on the project and understood the concerns
related to density, noting that the proposal would not exceed what had been presented. He also
acknowledged the issues associated with 700 S and said they would need to meet with the
Montgomery’s to work through how the nine-foot concern would fit into the plan. Mr. Gardner

Planning Commission 01-22-2026 Page 6 of 12

Planning Commission Packet 02-26-2026



noted that he had over 45 years of development experience and emphasized the importance of
quality architecture and community design. He expressed excitement about the proposal and
stated that, through coordination with staff, they believed the necessary rezone submittals had
been met and they would continue working through the remaining process.

Commissioner Taylor asked whether 700 S would ever connect in the future and whether doing
so could impact the homes located along the street. Troy Moyes explained that it was not
currently shown on the City’s long-range plan, though he could not say it would never happen,
and any impacts to the homes along 700 S would be for the Planning Commission to determine.
Commissioner Roubinet remarked that while 700 S may be considered a collector road, he did
not believe it would ever truly function as a collector road and would mainly serve the
surrounding homes.

Commissioner Farnsworth added that recent legislative pressure regarding density approvals
could limit city rights, and approving this rezone now could help lock in the current density
before being forced into higher density in the future.

Commissioner Wade stated that he had concerns regarding the street and access issue, noting
that although Boyd Davis was working on it, he wanted the matter to be more clearly resolved
since the entire neighborhood would be exiting at that location. He also sought clarification if
fire code would be an issue. Bryn MacDonald stated that fire had cleared it. Commissioner Wade
also raised concerns about lot spacing and asked about lot 33, which Troy Moyes explained was
zoned A-5. Commissioner Wade acknowledged respecting property owner rights and did not
view the subdivision as entirely negative, but emphasized that road and access concerns should
be addressed first.

Troy Moyes clarified that the Carlisi property located to the east was already zoned R-1 and
moving forward in the plat process, with road issues being addressed. Bryn MacDonald noted
that stubbed roads to the north could eventually connect with an extension of SR-193 to
improve traffic flow. Commissioner Roubinet and Commissioner King both stated that while the
proposal aligned with the General Plan, they had concerns about road placement and access
that would need to be resolved during plat approval, though Commissioner Roubinet expressed
confidence that staff would ensure standards were met. Commissioner Taylor echoed similar
concerns, emphasizing the importance of working out the road issues.

Commissioner Farnsworth motioned to table any action on the rezone request for
approximately 17.04 acres of property located at approximately 4750 W 700 S from A-40
Agricultural to R-1 Residential, until the next meeting, February 12, to allow more discussion
about the concerns on the road, driveways on 700 S, and allow the new Planning Commissioners
time to learn more about the project and offer their input.

Commissioner King seconded the motion.

All voted aye.

10. Discussion and consideration for a rezone of 7.66 acres located at approximately 4200 W 800 N
from R-1 to R-2 (Residential, 2.7 units/acre); George Wright, applicant

Planning Commission 01-22-2026 Page 7 of 12

Planning Commission Packet 02-26-2026



The applicant, George Wright, who represents the property owner Crystal Court Luminary LP, is
requesting a rezone of the property located at approximately 4200 W 800 N from R-1 Residential
(2.2 units per acre) to R-2 Residential (2.7 units per acre). The subject property is 7.66 acres in size
and consists of two separate parcels. The West Point City General Plan has this property designated
as R-2 Residential.

The General Plan has this and other properties in the area, located just east of the future West Davis
Corridor, designated as R-2 Residential. The R-2 zone allows 2.7 units per acre with a minimum lot
size of 10,000 square feet and minimum lot width of 85 feet. This density would allow up to 20 lots
on the subject property. The concept plan shows a total of 13 lots (1.7 units/acre) ranging from
10,000 to 20,000 sq ft with a minimum lot width of 86 feet. All of the lots will be located on the east
side of a newly constructed road. The applicant has not requested any exceptions to the zoning
ordinance for lot size, width, or setbacks. The property remains at a density of 1.7 units per acre,
and the applicant requested a change from R-1 to allow narrower lot widths. The total number of
lots would stay at 13, and earlier concerns about homes facing 800 N were addressed by reorienting
all homes to face the new internal road.

In August of 2020 this property was discussed with the Planning Commission in consideration of a
similar project. No decision at the time was made, due to concerns regarding a lack of a plan for
storm water discharge. During the work session held on March 9, 2023, the Planning Commission
asked the applicant to provide additional information to address the storm water discharge issue on
the property. The applicant agreed to provide information regarding the discharge of storm water
into that ditch. The City Engineer and the applicant have been working to address the storm water
discharge in this area. The applicant has been working with UDOT and has secured an easement to
discharge storm water to the west and down to 300 N. The City Engineer is satisfied with this
solution.

Commissioner Roubinet discussed the timing of the West Davis Corridor construction and asked
when the drainage connection would actually be available for the development to tie into. He
stated that his main concern was ensuring the drainage system would be in place before homes
were built, so there would be a proper outlet for stormwater. He noted that the connection should
exist within the next year or two.

a. Public hearing
Chantyl Staheli West Point: Mrs. Staheli asked whether the section being discussed was
considering townhomes or what type of houses were being proposed. She also asked if the area
flooded would the applicant have any responsibility for that, or if it would become the
responsibility of the homeowners and their insurance. She noted that traffic concerns had been
discussed as something to be addressed later. Referring to the pressure on cities to approve
more development under Governor Cox, she expressed curiosity about whether the city had a
threshold at which it would stop approving applications, or if it would continue approving
development. She stated that there was a significant amount of development currently
underway and more in the pipeline, and she shared concern even with moderate-density
housing. She said she appreciated the low-density housing being proposed but questioned
whether a threshold existed and how the city’s planning and improvements factored into that
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process. She added that the lots appeared very long and did not seem like an appropriate fit for
the surrounding area, especially near the West Davis Corridor.

Brent Stoddard, West Point: Mr. Stoddard stated that he lived just above the property being
discussed, right on top of the bluff. He explained that he could look down from his backyard
onto the property and could see standing water there. He said the Commission had talked about
a drainage system, but he was not sure he understood what was being discussed. He noted that
water sat on top of the ground on that property for at least six to seven months out of the year.
He stated that he could not see why anyone would want to build a home there and take a
chance on it being flooded. He added that the Commission was probably aware that on the
north side of 1300 N, in that same area just off the bluff, some homes had flooded two or three
years ago. He explained that while the slope there was gentle, the area being discussed had a
steep hillside leading directly into the property, and he questioned where the water would run.
He also mentioned that a few years earlier there had been plans to build homes straight south
of that property, but it never moved forward because of the standing water and because a way
to drain it could not be figured out. He reiterated that he did not understand the drainage
discussion but believed something had to be done about the water before any homes were built
there. He suggested that no action should be taken until the issue was resolved and emphasized
the need to ensure that future homeowners would not have water in their houses.

Commissioner King motioned to close the public hearing
Commissioner Farnsworth seconded the motion
All voted aye.

b. Action
Guy Williams, the civil engineer representing the owner, explained that drainage concerns for
the property had been a major focus and that he had worked with UDOT for about a year to
satisfy stormwater requirements. He stated that UDOT had agreed to the proposed pipe system
and had provided final plans approximately three weeks earlier, which were intended to
alleviate the stormwater issues in the swampy area. He noted that while the solution was
expected to address the problem, the results would not be fully known until construction was
completed.

Commissioner Roubinet referenced a small detention pond on the plan, which would collect
runoff and release it through a restrictor plate to buffer heavy rain events. Mr. Williams
confirmed this and added that Boyd Davis had requested the dedication of a 10-foot public
utility easement for drainage so that future properties to the east and south could connect into
the system and discharge under UDOT for future development. Commissioner Norton asked
about a pipe along the east side of the lots, and Mr. Williams explained that area drains were
included because the site was low and prone to standing water, with the goal of preventing
flooding in future homes.

Commissioner Norton also questioned whether basements would be allowed given the high
water table, and Mr. Williams stated his understanding was that the homes would be slab-on-
grade with no basements, though an official decision had not been finalized. Troy Moyes added
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that city maps and zoning requirements near the bluff likely required slab-on-grade construction
and clarified that the proposal was for single-family homes, not townhomes. Commissioner
Wade raised a question about potential city liability if flooding occurred, and Troy Moyes noted
that UDOT had its own storm drain system, with the new pipe intended to remove standing
groundwater from the area.

Bryn MacDonald stated that the stormwater solution had been the primary hold-up for nearly
three years, but Boyd Davis was now comfortable with the UDOT-approved design. Bryn
MacDonald confirmed the lots were 85 feet wide and nearly half-acre in size, appearing narrow
but still substantial. Commissioner King acknowledged the water concerns but expressed trust in
the civil engineers’ design to address the issues, and Commissioner Taylor added that it was
reassuring that Boyd Davis was comfortable with the drainage plan.

Commissioner Farnsworth motioned to recommend approval of the rezone of 7.66 acres located
at approximately 4200 W 800 N from R-1 to R-2 and lock it in at 13-units density. Commissioner
King seconded the motion.

Commissioner Taylor — Aye
Commissioner King — Aye
Commissioner Wade — Aye
Commissioner Farnsworth — Aye
Commissioner Hymas — Aye
Commissioner Norton — Aye
Commissioner Roubinet — Aye

Motion passed unanimously.

11. Staff Update
Bryn MacDonald provided a staff update on several upcoming items at both the City Council and
Planning Commission levels. She stated that the Nilson General Plan Amendment, which the
Planning Commission had recommended for denial, was discussed by the City Council and a public
hearing is scheduled for February 17, 2026. She noted that the Parker Place project had been tabled
for several months while infrastructure studies were completed, but Boyd Davis had presented
those studies to the Council and they would consider approval at their next meeting. She added that
the lvy Meadows subdivision remained at the Planning Commission stage, and Boyd Davis would
attend the next meeting to present the studies so the Commission could move forward with taking
action, as the public hearing had already been held.

Bryn MacDonald mentioned at the Planning Commission level the sign code would return at a later
date for further consideration, the Stoddard property continued to be worked on by the applicant,
and the Carlisi property application was still in progress. She added that Matt Levitt’s preliminary
plat for West View Park might be on the next agenda, as staff was currently working through the
engineering review.
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12. Planning Commission Comments
Commissioner King thanked those in attendance for their comments and perspectives and stated
that the Planning Commission listened and cared about public input, despite perceptions shared on
social media. He explained that the Commission had to weigh differing viewpoints while also
supporting landowner rights to develop their property, noting that development was often part of
family inheritance and a common way communities had grown over time. He emphasized that the
Commission’s goal was to ensure development occurred responsibly and aligned with the city’s
vision, acknowledging that finding the right balance was sometimes difficult. He concluded by
reiterating his appreciation to everyone for attending.

Commissioner Taylor welcomed Commissioner Norton and Commissioner Hymas to the Commission
and stated that he looked forward to working with them. He also expressed appreciation for Staff
and for their assistance.

Commissioner Hymas thanked everyone for attending and stated that public participation and input
were essential to making government work. He echoed Commissioner King’s remarks that there
were many factors to consider in these decisions, and that the process was not always fully
understood. He noted that he also did not always understand everything, which was part of why he
served on the Planning Commission, to make a difference and do good for the city. He concluded by
again thanking everyone for being present.

Commissioner Farnsworth stated that she had appreciated the recent increase in public attendance
and input, noting that it was difficult to make decisions when meetings were held in an empty
room. She explained that community participation helped guide both the Planning Commission and
City Council in understanding the direction to take, within the limits of state laws. She expressed
excitement about working with the new commissioners and gaining new perspectives, and she
thanked staff for their continued hard work. She also acknowledged that the city could not always
plan for when land was sold or for the number of homes and regulations required by the state, but
emphasized that the Commission would continue working to invest their time and balance the
needs of all residents as best they could.

Commissioner Norton stated that he was grateful to be part of the Commission and looked forward
to serving. He expressed appreciation for staff, noting their professionalism and support. He also
thanked those who provided comments and shared that he valued the community’s long-term
involvement and love for West Point and the area.

Commissioner Wade agreed that the junior high lights should be turned down and suggested those
in attendance contact the school district. He welcomed the new commissioners and expressed
gratitude to everyone for attending. He also shared appreciation for living in West Point, describing
it as a great place, and noted that he valued when friends and neighbors participated as the
Commission worked to do what was best for the city.

Commissioner Roubinet welcomed the new commissioners and echoed earlier remarks, noting that
although many public hearings had been contentious, they had remained productive. He explained
that the Commission faced difficult decisions in balancing landowner rights to develop with the
impacts development could have on others, emphasizing that no project came without some impact
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and that growth was part of a city’s natural progression. He stated that the Commission’s role was
to guide that growth as responsibly as possible.

He also expressed appreciation for the respectful and thoughtful manner in which residents
participated, even when they disagreed, and noted that not everyone would always be satisfied
with the outcomes. He encouraged the new commissioners to feel comfortable disagreeing when
necessary, as split votes and differing perspectives were a normal and healthy part of the process,
so long as comments and decisions were well considered. He concluded by thanking the public for
their time and praising staff for their strong work and support.

13. Adjournment
Commissioner King motioned to adjourn the meeting. Commissioner Taylor seconded the motion.

All voted aye.
Chairperson — PJ Roubinet Deputy City Recorder— Katie Hansen
Planning Commission 01-22-2026 Page 12 of 12
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Planning Commission Staff Report

Subject: Site Plan & Conditional Use — Nielsen’s Frozen
Custard (Restaurant)

Author: Troy Moyes, City Planner

Department: Community Development

Date: February 26, 2026

Background
David Murdock, representing Nielson’s Frozen Custard is requesting approval of a conditional

use and a site plan for Nielsen’s Frozen Custard, a 2,876 square foot restaurant with indoor
seating and a drive-thru, located at approximately 2000 West and Center St. within the
Nielson Crossing Development. The property is zoned C-C (Community Commercial).
Pursuant to the Table of Land Use Regulations (17.60.050), “Restaurants, Bars, Including
Fast Food” require Planning Commission Conditional Use approval.

-~ - - _-— - -~ - 4
2000 W
e p—
= = . ” T
N ] PR PIrry
< T 1t

Process

Site plans and conditional use requests are administrative decisions and are subject to all the
requirements found in the West Point City Code (Site Plan 17.30 & Conditional Uses 17.40).
The Planning Commission must determine whether the site plan complies with all applicable
development standards and whether the conditional use meets the review criteria outlined in
17.40.040. The Planning Commission makes the final decision on the conditional use. The site
plan will go to City Council for a final decision.
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Analysis
The applicant has submitted two actions: site plan approval and conditional use approval.

Site plan approval

A site plan serves as a detailed illustration presenting the proposed layout of the development,
including building placement, parking, landscaping, access, and architectural design. The
Planning Commission’s role is to examine the site plan to ensure adherence to all applicable
standards.

Site Plan
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Landscape Plan
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West Point City Code 17.60.140 establishes the regulations for commercial buildings in the C-C
(Community Commercial) zone.

Setbacks/Height: The code outlines the following setbacks and height for buildings in the

C-C zone:

Required Proposed
Front 20° 47
Side 10° 64°/24°
Rear 10° 95°
Max Height 40° 17
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Landscaping & Fencing: The development is required to have a minimum of 15% open
space on site. The proposed landscaping plan shows 20% of the site is landscaped. A
minimum 5-foot landscape planter is required around the building foundations, except
for entrances and loading areas.

West Point City Code 17.60.140(C)(5)(g) states:

“Exceptions to the minimum landscaping standards, based on site constraints or
increased quality may be allowed by the community development director or
designee during the standard approval process.”

The applicant has requested relief from the five-foot foundation planter requirement.
Staff has reviewed the overall landscape design and finds that it meets the intent of the
commercial corridor standards and is consistent with surrounding commercial
development. Staff supports the requested exception.

Architectural Design: West Point City Code 17.60.140 establishes architectural
requirements for commercial buildings in the C-C zone, including articulation and masonry
standards. The proposed building will consist of black tile on the vertical pillars, and
white tile beneath the storefront windows. The remaining wall surfaces will be smooth
face CMU and stucco. The code requires masonry on commercial buildings, with the
amount determined by multiplying the building perimeter by four feet.

West Point City Code 17.60.140(C)(3)(g) states:

“Alternative materials may be approved by the community development director
if it can be shown that the finished product shall result in a highly durable
surface that enhances the building.”

Staff has reviewed the elevations and finds that the proposed materials and design meet

the intent of the C-C zone standards. Staff supports the architectural design as submitted.

Windows: All building facades that face public streets shall have windows along at least
25 percent of their horizontal length. Both street facing facades have adequate windows.

Parking: Adequate parking provisions are mandatory, adhering to designated minimum
parking space requirements. Parking for restaurants is required at one space per four seats.

60 seats + 4 = 15 required stalls
24 stalls are provided

The proposed parking space exceeds the minimum requirement.
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Conditional Use approval

The West Point City Code outlines allowable uses in the Table of Land Use Regulations
(17.60.050). Restaurants, including fast food establishments, are identified as a Planning
Commission Conditional Use in the C-C zone. The purpose of the Conditional Use is to reduce
anticipated negative effects rather than eliminate them completely. Under WPCC 17.40.040, the
Planning Commission must evaluate potential detrimental effects.

1. Traffic and Street Service Levels
The site includes access from 2000 West and internal drive-thru circulation. Staff does
not believe the proposal creates significant detrimental traffic impacts beyond typical
commercial corridor activity.

2. Utility Systems
Staff does not anticipate any detrimental effects on water, sewer, or other utilities beyond
normal commercial service demands.

3. Pedestrian Safety
Sidewalk access remains along 2000 West. Internal walkways appear adequate.

4. Noise, Odor, and Operational Impacts
Noise from vehicles and food preparation is typical of commercial restaurant uses within
a commercial corridor.

5. Lighting
Exterior lighting must comply with City standards. A photometric plan has been
submitted and shows little light pollution to the neighboring properties.

6. Site and Building Design
The building scale and intensity are consistent with commercial zoning standards.

Staff finds that the proposed conditional use meets the review standards of WPCC
17.40.040.

Recommendation

Staff recommends that the Planning Commission approve the site plan and conditional use
for Nielsen’s Frozen Custard located at approximately 2000 West and Center St, subject to
compliance with all applicable provisions of the West Point City Code.

Suggested Motions (Site Plan)

e Approve: I move to approve the site plan for Neilson’s Frozen Custard located at
approximately 2000 West and Center St and forward this item to the City Council for
consideration.

e Deny: I make a motion to deny the site plan Neilson’s Frozen Custard located at
approximately 2000 West and Center St. This decision is based on the fact that the
applicant cannot comply with the applicable standard as it pertains to [explain the
standard what cannot be met] outlined in the West Point City Code.

Planning Commission Packet 02-26-2026



e Table: ] make a motion to table any action on the site plan Neilson’s Frozen Custard
located at approximately 2000 West and Center St, until [explain why the item needs
to be tabled)].

Suggested Motions (Conditional Use)

e Approve: I make a motion to approve the conditional use permit for Nielsen’s Frozen

Custard, a restaurant with drive-thru, located at approximately 2000 West and Center St.

(Add to the motion if conditions need to be applied to the approval) With the condition
that [explain the reasonable condition that can be applied to mitigate any detrimental
effects of the use].

e Deny: I make a motion to deny the conditional use permit for Nielsen’s Frozen Custard,
a restaurant with drive-thru, located at approximately 2000 West and Center St. This
decision is based on the fact that the applicant cannot comply with the requested
reasonable condition(s) to [explain the reasonable conditions that were suggested].

e Table: I make a motion to table any action on the conditional use permit for Nielson’s
Frozen Custard, until [explain why the item needs to be tabled].

Attachments
Plans & Review Letters
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West Point City

3200 West 300 North
West Point, UT 84015
PH: 801-776-0970
FAX: 801-525-9150
www.westpointutah.gov

MEMORANDUM
To: Dave Murdock, Nielsen Frozen Custard
From: Boyd Davis, P.E. WQ DW
cc: West Point City Planning Commission
RE: Nielsen Frozen Custard — Site Plan Review #1
Date Plans Received: February 13, 2026

Date Reviewed: February 17, 2026

Recommendation

| recommend these comments be addressed before site plan approval.

Plat:
1. Please submit a plat. The plat could show both lots.
2. Show a 10’ public utility easement around the perimeter of the site.
3. Show cross access easement
4. Show existing waterline easement on west property line.

Site Plan:
1. Lighting:
o Please show a city standard streetlight on the corner of 2000 W and Center St. Show another
light on Center St. between the two lots.
o A photometric study must be submitted.
o Please provide details of all area lights. Lights must be shielded and downward directed to
be dark sky compliant.
2. Access:

o No Comments
Parking Stalls: 23 stalls provided, which is enough for 92 seats.
Traffic Circulation: No comments
Pedestrian Access: No comments
Fire approval: Please submit a letter from the North Davis Fire District.

ok w

Water:

Please submit water usage data from a similar store to justify the water line size.
Water shares may be required, depending on the water usage data.

Fire District approval is required for hydrants and building sprinklers.

There is no fire line to the building, please show if required by the fire district.

PN =

Sewer:
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1. No Comments

Storm Drainage:

1. Add a SNOUT type oil/water separator in the control box or at the inlet to the detention pond.

2. Please submit a full SWPPP binder for review before pre-construction meeting.
3. Please submit a long-term maintenance agreement.

Secondary Water:
1. Please show a connection to the secondary water on the site plan.
2. Approval from the Davis and Weber Canal Co. is required.
3. Water shares will be required. Please provide documentation of water shares.

Drainage/Grading:
1. No comments.

Streets:
1. No comments

Planning Commission Packet 02-26-2026
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3200 West 300 North
West Point, UT 84015
PH: 801.776.0970

FAX: 801.525.9150
www.westpointcity.org

MEMORANDUM
To:  Dave Murdock, Nielsen Frozen Custard
From: Troy Moyes, West Point City Planner

cc: Bryn MacDonald, West Point City Community Development Director & Boyd Davis, West Point
City Engineer

RE: Nielsen’s Frozen Custard — Site Plan Review #1
Date Received: February 13, 2026

Date Reviewed: February 17, 2026

Recommendation
I recommend these comments be addressed before site plan approval

1. Zoning: The zoning requirement for the C-C (Community Commercial) zone is found in WPCC
17.60.060.
a) Zoning: The property is currently zoned C-C Commercial. No action needed
b) The proposed use for this project is "restaurants.” This use requires conditional use
approval by the Planning Commission. Please submit a Conditional Use application.
This can be processed concurrently with the site plan and preliminary plat.

2. Plat:

a) A plat must be submitted for review. The final plat must be recorded before a building
permit can be issued.

3. Landscaping & Fencing — Subdivision landscaping requirements are found in WPCC
17.60.140(C)(5).

a) Landscaping: 15% landscaping is required. The plans show that 20% of the area is
landscaped along with details of the type of material and vegetation used. No change is
needed.

b) A minimum 5-foot landscape planter is required around the building foundations, except
for the building entrances, loading, and utility entrances. There are no planters shown.
Please modify the landscaping plan to show the required planters around the building.

c) Park strips: The park strips along 2000 W and Center street shall be landscaped with a
minimum of two 2-inch caliper trees for every 50 feet of frontage. Turf grass is not allowed
in park strips less than 8 feet wide. Gravel, mulch, or other ground cover should be used
instead.

d) Fencing: Fencing is not required; however, please confirm whether any fencing is proposed
as part of the development.
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4. Architecture — Requirements for building design are found in WPCC 17.60.140(C)(3). Building
elevations that meet the following requirements must be submitted.

a)

b)

d)

Horizontal articulation: No plane of the building wall shall extend for a horizontal distance
greater than two times the height of the wall without having an offset of at least five percent
of the wall’s height, and the new wall plane shall extend for a distance equal to at least five
percent of the maximum length of the first plane. The elevations must clearly demonstrate
compliance with this requirement. Please provide revised elevation drawings with labeled
wall heights, wall plane lengths, and offset dimensions to verify compliance.

Vertical articulation: No wall shall extend for a horizontal distance greater than two times
the height of the wall without changing height by a minimum of 15 percent of the wall’s
height. The elevations must clearly demonstrate compliance with this requirement. Please
provide revised elevation drawings with labeled height changes and dimensions to verify
compliance.

Masonry: The minimum amount of masonry on commercial buildings is determined by
multiplying the building perimeter by four feet. The elevations must clearly identify
masonry materials or provide calculations sufficient to verify compliance. Please provide a
material legend and a masonry area calculation demonstrating that the minimum
requirement has been met.

Provide a detail showing the garbage enclosure.

5. Signage

a)
b)

Signs: Please provide a detail showing any signage that will be used.
A separate permit will be required prior to the construction of any signs.

6. Parking

a)
b)

Parking is required at 1 space per 4 seats. The plan indicates a total of 60 seats,
requiring 15 parking stalls. 24 parking stalls have been provided.

For every 20 parking stalls there shall be a planter area with a minimum of two 2-inch
caliper trees along with shrubs and ground cover. The planter shall be at least 5 feet
wide.
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WALL TYPES

C.M.U. WALL W/ WATER REPELLENT TREATED

C.M.U. WALL W/ WATER REPELLENT TREATED
W/ 3-5/8" 25 GAUGE METAL STUDS @ 16" O.C.
W/ 5/8" TYPE 'X' GYPSUM BOARD ONE SIDE W/
R-13 BATT INSULATION. EXTEND TO DECK.

GENERAL CONTRACTOR SHALL CHALK-LINE ALL
NEW WALLS FOR ARCHITECT'S APPROVAL, PRIOR
TO ANY NEW CONSTRUCTION, TO INSURE THAT
SPACE BUILD-OUT MEETS TENANT REQUIREMENTS.
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CHRISTINA MARSIELLO C:\Users\Christina Marsiello\Hunt Day Dropbox\Projects\191-01 Nielsen Custard\00-CAD\01-AutoCAD\191.01_Nielsen Custard-2026.0206 2/12/2026 6:38 PM
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NOTE:

ALL AWNINGS TO BE PROVIDED W/ HEAVY
DUTY-GAUGE ALUM. COVER OVER STEEL
TUBES W/ SMOOTH CONTINUOUS FINISH.
JOINTS AT CORNERS ONLY.

ALL JOINTS AT CORNERS TO BE TIGHT
FITTING/ SMOOTH FINISH.

ALUM. GAUGE AND COLOR TO BE
APPROVED BY OWNER.

NOTE

PROVIDE ADDRESS SIGNAGE TO MEETS 2021
IBC 502.1 REQ'S. OF MIN. 6" HIGH AND MIN. .5"
WIDE AND SHALL BE ARABIC NUMBERS OR
ALPHABETIC LETTERS AND SHALL BE
CONTRASTING COLOR OF THE BACKGROUND.

NOTE:

OWNER TO OBTAIN A SEPARATE SIGN
PERMIT FROM WEST POINT CITY ZONING
FOR ALL PROPOSED SIGNS. ALL
SIGNAGE SHALL MEET THE
REQUIREMENTS OF WEST POINT CITY.
SIGNAGE TO BE REVIEWED UNDER
SEPARATE SUBMITTAL.

NOTE:

SIGNAGE SHALL BE REVIEWED
UNDER A SEPARATE SIGN
PERMIT APPLICATION.

T = TEMPERED INSULATED GLASS
(WINDOWY/SIDELIGHTS TYPICAL)
0.38 U FACTOR
0.35 SHGC

D = TEMPERED INSULATED GLASS
(DOORS TYPICAL)
0.38 U FACTOR
0.35 SHGC

EXTERIOR FENESTRATION NOTE

U-FACTOR FOR ALL WINDOWS/FENESTRATION TO BE
DETERMINED IN ACCORDANCE WITH THE REQUIREMENTS OF
THE NFRC 100, CERTIFIED BY AN INDEPENDENT LABORATORY,
AND LABELED AS SUCH BY THE MANUFACTURER. THE
STICKERS SHOULD BE LEFT ON THE WINDOWS UNTIL AFTER
THEY HAVE BEEN INSPECTED, SITE BUILD FENESTRATION
SHOULD BE PROVIDED WITH AN ONSITE CERTIFICATION
THROUGH NFRC.

U-FACTOR: .38

SHGC RATING: .35

(SOLAR HEAT GAIN COEFFICIENT RATING)
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2000 WEST STREET

DETENTION POND A

]
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MATERIAL SCHEDULE

PLANT SCHEDULE

SYMBOL

DESCRIPTION

New Lawn Area, Provide Drought Tolerant Mixture

Install over 4" deep min of topsoil

BOTANICAL / COMMON NAME ’SIZE ’ QrY ‘DETAIL |REMARKS

Earthtone, 4" - 8" minus Cobble (or approved equal)
Install 4" deep min over top weed barrier fabric.

Earthtone Color, 3/4" - 1-1/2" minus Gravel (or approved equal)
Install 4" deep min over top weed barrier fabric.

40 SSMH#1
RIM - 4341.4;
BINVE - 43

3.50

CENTER STREET

60-FT PUBLIC RIGHT-OF-WAY

NIELSEN'S

FROZEN CUSTARD
2,876 SF

H_“ﬁ

LOT 18, NIELSEN CRO
SUBDIVISION PHAS

LOT 201, NIELSE

SUBDIVISION
LOT 202, N
CROSSING SU
AS|

SYMBOL
TREES
Carpinus betulus 'Frans Fontaine' / Frans Fontaine Hornbeam 2" Cal. 3
(:} Juniperus scopulorum 'Medora' / Medora Juniper 7" Ht. 4
Q Pyrus x "NCPX1" / Javelin® Pear 2" Cal. 1
@ Zelkova serrata *Musashino® / Musashino Japanese Zelkova 2" Cal. 6

SYMBOL BOTANICAL / COMMON NAME SIZE QTY REMARKS
SHRUBS
@ Caryopteris x clandonensis *Longwood Blue' / Longwood Blue Bluebeard |5 gal. 2
{-E—} Juniperus sabina 'Buffalo' / Buffalo Juniper 5gal. 5
{1’—:3 Loropetalum chinense rubrum 'Ruby' / Ruby Fringe Flower 5gal. 17
@ Nepeta racemosa *Walker's Low' / Walker's Low Catmint 5gal. 2
@ Physocarpus opulifolius 'Donna May' / Little Devil™ Dwarf Ninebark 5gal. 2
@ Taxus x media *Dark Green Spreader® / Dark Green Spreader Yew 5gal. 7
GRASSES
; Calamagrostis x acutiflora 'Karl Foerster' / Karl Foerster Feather Reed 5
. gal. 4
Grass
@j Miscanthus sinensis " Gracillimus® / Eulalia Grass 5gal. 12

DAY

ENGINEERING

3445 ANTELOPE DRIVE, ST 200

SYRACUSE, UT 84075
PH: 801.664.4724
EM: THOMAS@HUNTDAY.CO

2000 WEST CENTER STREET
WEST POINT CITY, DAVIS COUNTY, UTAH
LOCATED IN SECTION 3, TOWNSHIP 4 NORTH, RANGE 2 WEST,
SALT LAKE BASE AND MERIDIAN

NIELSEN'S FROZEN CUSTARD

PLANTING NOTES

1. CONTRACTOR TO VERIFY ALL CONDITIONS PERTAINING TO THIS PLAN AND REPORT ANY
DISCREPANCIES IMMEDIATELY TO THE LANDSCAPE ARCHITECT.
2. THE CONTRACTOR SHALL LOCATE AND VERIFY ALL UTILITIES LINES PRIOR TO PLANTING AND
SHALL REPORT ANY CONFLICTS TO THE LANDSCAPE ARCHITECT.
3. CONTRACTOR SHALL REPAIR ALL DAMAGES CAUSED BY OPERATIONS (WHICH OCCUR ON OR
OFF SITE) TO THE ARCHITECT'S AND OWNER'S SATISFACTION.
4. ALL PLANT MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISH BY THE AMERICAN
STANDARDS FOR NURSERY STOCK PUBLISHED BY THE AMERICAN ASSOCIATION OF
NURSERYMAN.
5. ALL QUANTITIES SHOWN ARE APPROXIMATE AND ARE FURNISHED SOLELY FOR THE
CONTRACTOR'S CONVENIENCE. THEY DO NOT NECESSARILY CORRESPOND TO BID SCHEDULE
ITEMS. IN THE CASE OF ANY DISCREPANCIES, PLANS SHALL OVER-RIDE THE LANDSCAPE AND
BID SCHEDULE QUANTITIES. CONTRACTOR SHALL VERIFY QUANTITIES SHOWN ON THE PLANS
AND BASE THEIR BID ACCORDINGLY.
6. ANY PROPOSED SUBSTITUTIONS OF PLANT SPECIES SHALL BE MADE WITH PLANTS OF
EQUIVALENT OVERALL FORM, HEIGHT, BRANCHING HABIT, FLOWER, LEAF, COLOR, FRUIT AND
CULTURE .
7. AL PLANTING AREAS TO HAVE TWO-INCH DEPTH OF COMPOSTED MULCH APPLIED AND TILLED
IN TO A SIX-INCH DEPTH.
8. ALL PLANTS TO BE BALLED AND BURLAPPED OR CONTAINER GROWN, UNLESS OTHERWISE
NOTED.
9. TOP DRESS ALL TREES, SHRUBS, NON-SPREADING PERENNIALS, AND GROUND COVERS WITH
FOUR-INCH DEPTH OF GRAVEL PER PLAN.

. PERFORM PERCOLATION TEST ON ALL TREE PLANTING HOLES AND PLANTING BEDS PRIOR TO
PLANTING.

. LANDSCAPE CONTRACTOR SHALL COORDINATE AND ADJUST PLANT PLACEMENT WITH
‘SPRINKLERS. PLANTS SHALL NOT BE PLACED WITHIN TWELVE INCHES OF A SPRINKLER HEAD.

. CONTRACTOR SHALL BE RESPONSIBLE TO MAINTAIN AL PLANT MATERIALS INCLUDING SOD
AREAS IN A HEALTHY STATE DURING CONSTRUCTION. ANY DAMAGE TO PLANT MATERIAL DUE
TO NEGLECT BY THE CONTRACTOR SHALL BE REPAIRED OR REPLACED AT THE CONTRACTOR'S
EXPENSE.

13. CONTRACTOR SHALL BE REQUIRED TO REMOVE ROCK MULCH PLACED WITH NOTICEABLE FINES
OR CONTAMINATES NOT MEETING SPECIFIED SIZE REQUIREMENTS.

. WEED BARRIER FABRIC TO BE HEAVY DUTY 3.2 OZ VEVOR OR APPROVED EQUIVALENT.

. APRE-EMERGENT MUST BE USED PRIOR TO INSTALLATION OF THE WEED BARRIER FABRICS
AND BE WEED AND CONTAMINANT FREE.
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LOCATION: WEST POINT, DAVIS COUNTY

ZONING: C-C COMMUNITY COMMERCIAL

INTENDED USE: RESTAURANT

PARCEL AREA: 26,646 SF 0.61 AC (100%)
BUILDING AREA: 2,876 SF 0.07 AC (11%)
IMPERVIOUS AREA: 18,212 SF 0.42 AC (69%)
LANDSCAPE AREA: 5,227 SF 0.12 AC (20%)
PARKING: 1 STALL FOR EVERY 4 SEATS REQUIRED

(60 SEATS / 4 = 15 STALLS REQUIRED)

22 PARKING STALLS
2 ADA STALLS
24 TOTAL PARKING STALLS PROVIDED

VERIFY SCALES

BAR IS ONE INCH ON ORIGINAL DRAWING

0 P "

IF NOT ONE INCH ON THIS SHEET, ADJUST

SCALES ACCORDINGLY

LANDSCAPE SUMMARY

LANDSCAPING
REQUIREMENTS:

LANDSCAPE

R
15% OF LOT AREA
(0.12AC/0.61 AC) = 20% PROPOSED

NOTICE TO CONTRACTORS

THE EXISTENCE AND PLACEMENT OF ANY SUBSURFACE UTILITIES OR STRUCTURES REPRESENTED IN
THESE PLANS HAVE BEEN SOURCED FROM THE MOST CURRENT DATA ACCESSIBLE. PLEASE NOTE
THAT THE POSITIONS INDICATED ON THESE PLANS ARE APPROXIMATE. IT IS THE CONTRACTOR'S
RESPONSIBILITY TO VERIFY THESE LOCATIONS. SHOULD ANY CONFLICTS OR INCONSISTENCIES
OCCUR, PROMPTLY REACH OUT TO THE PROPERTY OWNER OR THE ENGINEER OF RECORD.
FURTHERMORE, THE CONTRACTOR IS REQUIRED TO CONTACT THE RELEVANT UTILITY COMPANIES

Scale: 1" = 20' AND TAKE PRECAUTIONARY MEASURES TO SAFEGUARD ALL UTILITIES, WHETHER OR NOT THEY ARE

DEPICTED ON THESE PLANS.

PROJECT INFO.

Engineer: T. Hunt
Drawn: T. Pridemore
Date: 08 /15/2025
Proj. No. 191-01
SHEET TITLE

LANDSCAPE
PLAN

SHEET NO.

L1.00
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C:\Users\anete\Documents\2025.04.28- PAD B (Addendum 01)

LUMINAIRE SCHEDULFE

TO MATCH FIXTURE

CALLOUT SYMBOL LAMP DESCRIPTION MOUNTING MODEL TOTAL VA VOLTS NOTE 1 NOTE 2 QUANTITY
PK1 (1) 270W LED RSX Area Fixture Size 3 P3 Lumen POLE Lithonia Lighting, RSX3 | 266.82 MULTIPLE MED ON 25 FT SQ 6
O—D Package 4000K CCT Type R3 Distribution LED P3 40K R3 TAPERED STEEL POLE
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3580 SOUTH 6000 WEST

WEST VALLEY CITY, UTAH

VOICE:  (801) 604-0928

EMAIL:
joehancock@edg—engineering.com

NOTE: THIS DRAWING IS PROVIDED
FOR TENANT APPROVAL OF THE
SPACE NOTED AND IS NOT FOR
CONSTRUCTION. ACTUAL SITE
DIMENSIONS COULD VARY.
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Planning Commission Staff Report

Subject: Preliminary Plat — West View Park No. 4
Author: Troy Moyes

Department: Community Development

Date: February 26, 2026

Background

Matt Leavitt has submitted a preliminary plat application for a subdivision called West View
Park No. 4 located at approximately 3900 West 300 North. The subject property consists of
approximately 13.14 acres of land and was recently rezoned to R-4 Residential by the City
Council. The applicant is seeking the necessary approval from the Planning Commission to
proceed with development.

Process

Preliminary plat approval is an administrative decision. The Planning Commission determines
whether the subdivision complies with all applicable requirements of the West Point City Code,
including zoning standards, subdivision design requirements, and development regulations.
Once preliminary plat approval is granted, the applicant will proceed to final plat and
improvement plan review, which are approved administratively.

Analysis

The West View Park No. 4 Subdivision consists of 46 single-family building lots on
approximately 13.14 acres of ground broken into 3 phases. The preliminary plat that has been
submitted is consistent with the zoning and development parameters reviewed by both the
Planning Commission and City Council during the rezone process.
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Engineering and planning reviews have been completed, with favorable recommendations
(provided for reference). Letters and review comments from North Davis Fire District have also
been received and included. The Fire District required that hammerhead turnarounds be installed
at the end of each proposed stub street to ensure adequate emergency vehicle access. The
preliminary plat has been revised to incorporate these hammerhead turnarounds in compliance
with North Davis Fire requirements.

Development Agreement

The development of this property is also governed by a Development Agreement between West
Point City and Matt Leavitt. The agreement permits a maximum of 46 single-family residential
units, including 8 twin home units (four buildings), and establishes a permitted density of 3.5
units per acre. The agreement also includes architectural standards such as minimum square
footage requirements, a minimum of 15 percent brick or stone on front elevations, prohibition of
vinyl siding, garage requirements, fencing provisions, sidewalk installation parameters, and
dedication of a five-foot pedestrian access connection to 300 North. The preliminary plat
remains consistent with these approved terms.

The following analysis, summarized in the table below, compares the proposed development to
applicable zoning standards and requirements.

Standard — R-4 Residential Required Proposed
Maximum Density (units per acre) 6 3.50
Minimum Density (units per acre)* 3.7 3.5
Maximum number of lots <78 46
Minimum lot size (square feet) <5,000 5,811
A dedicated landscape strip required N/A No
Landscape buffering required No No

*The minimum density requirement of 3.7 units per acre was addressed through the previously approved
development agreement associated with the rezone.

Access to the subdivision is provided from 520 North and 4000 West. Internal public streets are
designed to meet City standards, including a typical 60-foot right-of-way section. Utilities, storm
drainage, fencing, and other infrastructure improvements will be constructed in accordance with
City standards and approved construction drawings.
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WLEST VIEW PARK NO. 4

APPROX; 1900 WEST 400 NORTIT
WEST POTNT, UTAH, TTAVTS COUNTY.

3830 WEST

300 NORTIT

T R
P

R — A0 W ES T

Recommendation
Staff recommends approval for the West View Park No. 4 subdivision preliminary plat.

Suggested Motions (Rezone)

e Approve: | make a motion to approve the preliminary plat for the West View Park No. 4
Subdivision located at approximately 3900 West 300 North.

e Deny: I make a motion to deny the preliminary plat for the West View Park No. 4
Subdivision located at approximately 3900 West 300 North. This decision is based on
the fact that the applicant cannot comply with the standards outlined in West Point City
Code.

e Table: ] make a motion to table the preliminary plat for the West View Park No. 4
Subdivision located at approximately 3900 West 300 North, until [explain why the item
needs to be tabled].

Attachments
Preliminary Plat

Engineering Review
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West Point City

3200 West 300 North
West Point, UT 84015
PH: 801-776-0970

FAX: 801-525-9150
www.westpointutah.gov

MEMORANDUM
To: West Point Planning Commission
From: Boyd Davis, P.E. W ) D ]
RE: West View Park Ph. 4 - Preliminary Plan Review #2
Date Received: December 31, 2025

Date Reviewed: January 22, 2026

Recommendation: | do not recommend approval. The following comments must be addressed.

1. Preliminary Plat

b. Remove the label for parcel A. This would create a holding strip, which is not allowed. Please
shift the road to the south or determine another method to eliminate the holding strip.
The sideyard PUEs are only required on every other lot line.

2. Streets
a. The fire district must review the roads and access plan. Please submit an approval letter from

them.
b. Temporary turn-arounds or hammerheads may be required on the stub roads.

3. Culinary Water

c. Submit documentation or proof of water shares.

4. Secondary Water

b. Submit documentation or proof of water shares.

5. Sanitary Sewer
a. No comments.

6. Storm Drainage

b. How will the stub roads drain? A swale will not be allowed.

7. Land Drainage/Grading Plan
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b. Rear yard drains will be required for any lots that do not drain to the street. Yard drains are
also recommended as a location to discharge sump pumps.

8. lIrrigation
a. No comments.
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From the Desk of Deputy Fire Marshal Mike Rawlings

North Davis Fire District
381 North 3150 West
Office: (801) 525-2850
Fax: (801) 525-6935
Mobile: (801) 200-0377
Email: mrawlings@northdavisfireut.gov

TO: Matt Leavitt.

CC: Boyd Davis, Assistant City Manager/City Engineer — West Point City.
Bryn MacDonald, Community Development Director — West Point City.

FROM: Mike Rawlings / Deputy Fire Marshal

RE: Preliminary Approval — West View Park No 4 Subdivision.

DATE:  2/11/2026.

I have reviewed the proposed updated site plan stamped 2/9/2026 for the above referenced project. The
Fire Prevention Division of this Fire District has the following comments.

1. The Preliminary Land Use Permit Application is APPROVED by the Fire District’s Fire
Prevention Division for the proposed subdivision, with the stipulation that corrections indicated
on the Preliminary Plan Set are made and provided that:

e The minimum FIRE-FLOW requirement for this project shall comply with 2021 |IFC:
Appendix B Section B105, Table B 105.1(1).

¢ The minimum FIRE-FLOW requirement is 1000 gallons per minute for 60 consecutive
minutes for residential one- and two-family dwellings. 2021 IFC: Appendix B,
Section B105, Table B 105.1(1). Fire flow requirements may be increased for
residential one-and two-family dwellings with a building footprint equal to or greater
than 3,600 square feet or for buildings other than one- and two-family dwellings.

¢ There shall be a fire hydrant located at most 250 feet from any lot frontage. Fire
hydrant locations shall be approved by the Deputy Fire Marshal and/or Fire Marshal
before installation. Fire hydrant spacing shall not exceed 500 feet. 2021 IFC:
Appendix C, Section C103, code: C103.1, C103.2.

¢ Fire hydrants and access roads shall be installed prior to construction of any buildings.
All hydrants shall be placed with the 472" connection facing the point of access for Fire
Department Apparatus.

¢ All fire apparatus access roads shall be a minimum all-weather, drivable and
maintainable surface. There shall be a minimum clear and unobstructed width of not
less than 32 feet and an unobstructed vertical clearance of not less than 13 feet 6
inches. Dead-end roads created in excess of 150 feet in length shall be provided with
an approved turn-around. 2021 IFC Appendix D, Section D103, D103.4, D103.6.2.

These preliminary plans have been reviewed and APPROVED for Fire District requirements only. Other
departments must review these plans and will have their requirements. This review by the Fire District
must NOT be construed as final approval from West Point City.
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