
BOUNTIFUL CITY 
PLANNING COMMISSION AGENDA 
TUESDAY, JANUARY 21, 2025 
6:30 P.M. 
 
 
 
 
Notice is hereby given that the Bountiful City Planning Commission will hold a meeting in the 
Council Chambers, Bountiful City Hall, located at 795 South Main Street, Bountiful, Utah, 
84010, on the date and time provided.  The public is invited to attend.  
 
 
 
 
 
 
1. Welcome 
 
2. Planning Commission Training – Chapter 6 of Ground Rules: Your Handbook to Utah Land 

Use Regulation, by Craig M. Call, J.D.  
Senior Planner Corbridge 

 
3. Meeting Minutes from November 19, 2024 

 
• Review 
• Action  
 

4. Meeting Minutes from December 03, 2024 
 

• Review 
• Action  

 
5. Land Use Text Amendment for Drive-Up Height Clearance 

Senior Planner Corbridge 
 

• Review 
• Public Hearing 
• Recommendation to City Council 

 
6. Final Architectural and Site Plan for Drive-Thru Coffee Shop at 638 North 500 West 

Senior Planner Corbridge  
 

• Review  
• Recommendation to City Council 
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7. Land Use Text Amendment for Tattoo Parlors/Body Art Facilities in the Commercial Zone 

Senior Planner Corbridge 
 

• Review 
• Public Hearing 
• Recommendation to City Council 

 
8. Planning Director’s report, update, and miscellaneous items 

 
9. Adjourn 
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Planning Commission 
Memo 
 
Subject:  Planning Commission Training 2025 
Author:  Amber Corbridge, Senior Planner 
Date:    January 21, 2025 
 
 
 
Each Planning Commission member is required to meet a minimum of 4 hours of training 
per year. To help Commissioners meet this requirement, Staff is providing 20-minute 
trainings per month, for each member to complete. The goal is for Staff to provide training 
material documents in the Planning Commission Meeting Agenda Packet, monthly. Staff 
will conduct a 10-minute training lesson, based on the material provided in the packet, at 
the beginning of the Planning Commission meeting. Each member would be responsible for 
studying/attending at least 10 minutes of training on their own, monthly. They may use the 
training material provided or attend planning conferences/workshops.  These training 
hours will need to be reported to the Planning Department through the Administrative 
Assistant.  
 
 

Bountiful City 
Planning Commission Packet 
January 21, 2025

1 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

2 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

3 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

4 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

5 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

6 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

7 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

8 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

9 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

10 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

11 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

12 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

13 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

14 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

15 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

16 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

17 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

18 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

19 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

20 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

21 of 73



Bountiful City 
Planning Commission Packet 
January 21, 2025

22 of 73



   
 

   
 

DRAFT Minutes of the 1 
BOUNTIFUL CITY PLANNING COMMISSION 2 

Tuesday, November 19, 2024 – 6:30 p.m. 3 
 4 

Official notice of the Planning Commission Meeting was given by posting an agenda at City 5 
Hall, and on the Bountiful City Website and the Utah Public Notice Website. 6 

 7 
City Council Chambers 8 

795 South Main Street, Bountiful, Utah 84010 9 
 10 
Present: Planning Commission  Chair Lynn Jacobs, Krissy Gilmore,  11 

Beverly Ward, Jim Clark, and Richard Higginson 12 
 13 

Planning Director                   Francisco Astorga 14 
Senior Planner   Amber Corbridge 15 
Assistant Planner  DeAnne Morgan 16 
City Engineer   Lloyd Cheney 17 
Recording Secretary   Sam Harris  18 

 19 
Excused: Planning Commission  Alan Bott and Sean Monson      20 

City Attorney    Bradley Jeppson 21 
                                                                                     22 
1. Welcome 23 
 24 
Chair Jacobs called the meeting to order at 6:30 p.m. and welcomed everyone. 25 
 26 
2. Meeting minutes from October 01, 2024 27 

 28 
Commissioner Clark motioned to approve the minutes from October 01, 2024. Commissioner 29 
Higginson seconded the motion. The motion was approved with Commissioners Jacobs, 30 
Gilmore, Ward, Clark, and Higginson voting “aye.” 31 
 32 
3. Meeting minutes from October 15, 2024 33 
 34 
Commissioner Clark motioned to approve the minutes from October 15, 2024. Commissioner 35 
Higginson seconded the motion. The motion was approved with Commissioners Jacobs, 36 
Gilmore, Ward, Clark, and Higginson voting “aye.” 37 
 38 
4. Land Use Code Text Amendment for Accessory Structures and Retaining Wall Heights    39 
 40 
 41 
Planning Director Astorga recommended that the Planning Commission forward this item to a 42 
date uncertain, as this staff-initiated item needed more time for research and preparation. 43 
  44 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
November 19, 2024 
Page 2 of 4 
 

   
 

Commissioner Higginson motioned to continue the Public Hearing to an uncertain date. 45 
Commissioner Clark seconded the motion. The motion was approved with Commissioners 46 
Jacobs, Gilmore, Ward, Clark, and Higginson voting “aye.” 47 
 48 
5. Variance Request to Construct a driveway on Slopes over 30% at 1629 East Maple Hills 49 

Drive 50 
 51 
Assistant Planner Morgan presented the item as outlined in the packet. 52 
 53 
Chair Jacobs opened the Public Hearing at 6:42 p.m. Tian Liang (resident) questioned how to 54 
make sure this variant is not going to disturb the land. Chair Jacobs closed the Public Hearing at 55 
6:44 p.m. 56 
 57 
City Engineer Cheney mentioned that as part of the building process, the applicant will be 58 
required to submit a geotechnical evaluation. City Engineer Cheney also stated that any retaining 59 
walls that are constructed will have to be designed by a licensed engineer and that the home 60 
construction and retaining walls are permitted separately. City Engineer Cheney stated that one 61 
of the responsibilities of the construction of this project is that all of the effects will have to be 62 
contained or mitigated on the site with the improvements that are built, if there's damage 63 
between adjacent properties, that's a civil matter, something the city doesn't get involved in. 64 
 65 
Commissioner Higginson asked about the neighbor’s driveway being on the property line and 66 
how that happened. He also asked what the elevation difference between the two proposed points 67 
is. 68 
 69 
Planning Director Astorga stated that the existing driveway could be on the property line but 70 
there is no setback required for driveways. 71 
 72 
Zachary Moore(applicant) stated that they feel comfortable that the design is safe and that they 73 
plan to maintain the safe conditions for the neighbors. 74 
 75 
Commissioner Higginson motioned to approve. Commissioner Gilmore seconded the motion. 76 
The motion was approved with Commissioners Jacobs, Gilmore, Ward, Clark, and Higginson 77 
voting “aye.” 78 
 79 
6. Zone Map Amendment from RM-19 to MXD-R at 2122 Orchard Drive  80 
 81 
Senior Planner Corbridge presented the item as outlined in the packet. 82 
 83 
Commissioner Gilmore asked if they decide to tear down existing buildings and rebuild, would it 84 
have to come back to planning commission. Senior Planner Corbridge stated that if it is 85 
significant and different than what gets approved here, then it would have to come back through 86 
planning commission.  87 
 88 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
November 19, 2024 
Page 3 of 4 
 

   
 

Commissioner Higginson had concerns with the phasing process proposed and the narrow-89 
limited access at the site and the moving from back to front and front to back.  Planning Director 90 
Astorga explained the staff’s thought process of alternating residential to non-residential and the 91 
concerns of the non-residential not being complete.  92 
 93 
Commissioner Higginson asked if there is a way for us, through an increased setback at the West 94 
property line, to not be so intimidated to the neighbors on Penman. Planning Director Astorga 95 
stated that they absolutely have that opportunity.  96 
 97 
Chair Jacobs opened the Public Hearing at 7:14 p.m. A resident had concerns about the zone 98 
change and people doing what they want.  Another resident had concerns about the phasing, cost, 99 
time and effort. Chair Jacobs closed the Public Hearing at 7:17 p.m. 100 
 101 
Commissioner Gilmore made comments about preserving the buildings and her agreement with 102 
staff on the phasing. She also brought up the possible use of Deed Restrictions.  103 
 104 
Commissioner Ward made comments about the parking lot to the North being hard to turn 105 
around in. She stated concerns regarding the staff proposed phasing plan and potential issues 106 
blocking traffic if the project construction takes too much time.  107 
 108 
Commissioner Jacobs had concerns about the phasing plan being in the best interest of the city 109 
but not the best interest of the residents, stating that the proposed phasing plan will drag it out 110 
and be hard for the residents living there. 111 
 112 
Brian Knowlton (applicant) stated that they are committed to developing this section of the city 113 
and that what they are doing would be beneficial for the community. 114 
 115 
Randy Beyer (applicant) stated that their plan is to widen the parking area to help with traffic 116 
flow in and out of the development. Randy Beyer also stated that they can appreciate the Deed 117 
Restriction comment and that they love the idea of being able to maintain housing stock.  118 
 119 
Staff stated that the buildings on Orchard Drive are of mixed use, they are involving residential 120 
type. Staff also stated this might be enough to consider approving their phasing plan because it 121 
involves residential units. Staff made a comment regarding the residential buffering, by stating 122 
that they don’t think they need to add any setbacks since the height isn’t more than a single 123 
family residential.  124 
 125 
Commissioner Jacobs motioned that we forward a positive recommended City Council to 126 
approve the zone map amendment RM-19 and C-G to MXD-R subject to the following 127 
conditions:  128 
 129 

1. Submit an updated parking study for review (via Site Plan Application) if the 130 
proposed commercial space changes from of�ice to a more intense permitted 131 
commercial use, based on increased parking demand. 132 

2. Staff recommends add inviting features/elements such as benches, tables, and/or 133 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
November 19, 2024 
Page 4 of 4 
 

   
 

chairs to the public amenity areas. 134 
3. Follow the Staff recommended phasing plan outlined above. 135 
4. Combine the two parcels (050020125 and 050020047) as a condition of approval 136 

prior to building permit approval. 137 
5. Update Development Plan to show the proposed minimum setbacks from existing 138 

building and proposed building. 139 
6. Buildings X1 and D shall be limited to two stories, and the plan be updated.  140 

 141 
New Conditions to read as follows: 142 
 143 

1. Submit an updated parking study for review (via Site Plan Application) if the 144 
proposed commercial space changes from of�ice to a more intense permitted 145 
commercial use, based on increased parking demand. 146 

2. Staff recommends add inviting features/elements such as benches, tables, and/or 147 
chairs to the public amenity areas. 148 

3. Combine the two parcels (050020125 and 050020047) as a condition of approval 149 
prior to building permit approval. 150 

4. Buildings x1 and D shall be limited to two stories, and the plan be updated.  151 
 152 
Commissioner Higginson seconded the motion. The motion was approved with Commissioners 153 
Jacobs, Gilmore, Ward, Clark, and Higginson voting “aye.” 154 
 155 

7. Planning Director’s Report/Update 156 
 157 

Planning Director Astorga reported on the Work Session regarding the parking gravel discussion 158 
and public spaces in the R-4. Planning Director Astorga also reported that they are still working 159 
on the General Plan. We also discussed Planning Commission Dinner taking place on December 160 
03, 2024. 161 
 162 

8. Adjourn 163 
 164 

Chair Jacobs adjourned the meeting at 7:59 p.m. 165 
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DRAFT Minutes of the 1 
BOUNTIFUL CITY PLANNING COMMISSION 2 

Tuesday, December 03, 2024 – 6:30 p.m. 3 
 4 

Official notice of the Planning Commission Meeting was given by posting an agenda at City 5 
Hall, and on the Bountiful City Website and the Utah Public Notice Website. 6 

 7 
City Council Chambers 8 

795 South Main Street, Bountiful, Utah 84010 9 
 10 
Present: Planning Commission  Chair Lynn Jacobs, Krissy Gilmore,  11 

Beverly Ward, Alan Bott, Sean Monson, and 12 
Richard Higginson 13 
 14 

Planning Director                   Francisco Astorga 15 
Senior Planner   Amber Corbridge 16 
Assistant Planner  DeAnne Morgan 17 
City Engineer   Lloyd Cheney 18 
Recording Secretary   Sam Harris  19 

 20 
Excused: Planning Commission  Jim Clark 21 

City Attorney    Bradley Jeppson 22 
                                                                                     23 
1. Welcome 24 
 25 
Chair Jacobs called the meeting to order at 6:30 p.m. and welcomed everyone. 26 
 27 
2. Final Architectural and Site Plan for Construction Services without Outdoor Storage at 28 

710 North 500 West 29 
 30 
Senior Planner Corbridge presented the item as outlined in the packet. 31 
 32 
Commissioner Higginson questioned if the use of the adjacent property doesn’t matter in this 33 
zone. Senior Planner Corbridge stated that in the code it states dwelling or zone, also stating it is 34 
residentially zoned but it’s a school. Senior Planner Corbridge stated that Staff always interprets 35 
it as if it's a dwelling or a zone, it applies, if it's not a house but a residential zone, it still applies. 36 
 37 
Commissioner Bott had concerns with the screening material, and it being something that can 38 
change, does change, and frequently changes, and therefore consider that solid screening. Senior 39 
Planner Corbridge stated that if any substantial removal of the vegetation occurs, then they 40 
would need to meet the code. 41 
 42 
Harrison Cooper, property owner, stated the screening device along the property line is a heavy 43 
growth of bush and trees, not just the line of trees.  Commissioner Bott asked Harrison Cooper if 44 
he plans to improve that in the future. Harrison Cooper stated that he doesn’t plan to improve it, 45 
unless it is sold, which he plans to do in the future, in five (5) plus years.  46 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
December 03, 2024 
Page 2 of 2 
 

   
 

Planning Director Astorga stated that continuing the item for further research would not likely do 47 
anything, as we would need to wait later in the season for evidence and may not be worth 48 
waiting for. Planning Director Astorga gave a recommendation the Commissioners: 49 
   50 

1. Deny it. 51 
2. Approve it with a condition to install a fence.  52 
3. Approve Staff’s recommendation; later inspect the site and determine if a 53 

fence would be required to be installed.  54 
 55 
Commissioner Jacobs stated that they need to determine if the vegetative screening meets the 56 
standard, and if so then the project should move forward 57 
 58 
Commissioner Gilmore stated that she felt it does meet that standard.  59 
 60 
Commissioner Monson stated that he imagines that if you were the City Council when they 61 
drafted this ordinance stating solid screening device, they would not be thinking about trees. 62 
Commissioner Monson felt that it does not meet the standards.  63 
 64 
Commissioner Bott motioned to forward a positive recommendation to the City Council to 65 
approve, subject to the following: 66 
 67 

1. Maintain the existing vegetated screening along the east property line. If 68 
substantial vegetation is removed, the property shall install a solid screening 69 
device or wall of masonry, wood, vinyl or similar material along the property 70 
line. 71 

2. Remove all junk and debris from the property. 72 
3. Meet all staff to review comments.  73 

 74 
Commissioner Higginson asked if the staff review comments will include a requirement for a 75 
driving approach from 500 West. The City Engineer stated that is a UDOT decision.  76 
 77 
Commissioner Higginson seconded the motion. The motion was approved with Commissioners, 78 
Gilmore, Ward, Bott, and Higginson voting “aye”. Jacobs and Monson voting “nay” 79 
 80 
3. Planning Director’s Report/Update 81 

 82 
Planning Director Astorga stated that we need to elect a Chair and Vice-Chair. Lynn Jacobs was 83 
elected as Chair and Alan Bott was elected as Vice-Chair. It was a unanimous vote. The Public 84 
Notice for the Planning Commission meeting schedule to remain as meetings taking place on the 85 
first and third Tuesday of every month, starting at 6:30 p.m. was voted on. It was a unanimous 86 
vote. Staff invited the Planning Commission and Administrative Committee to attend an 87 
appreciation dinner, taking place after the meeting is adjourned. 88 
 89 
4. Adjourn 90 
Chair Jacobs adjourned the meeting at 7:00 p.m. 91 
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Planning Commission 
Staff Report 
 
Subject:  Land Use Code Text Amendment: Drive-Up Height 

Clearance | 14-18-112 Stacking Lanes for Drive-Up 
Windows 

Author:  Amber Corbridge, Senior Planner 
Date:    January 21, 2025 
 
Background 
The applicant, Keaton Reich with Toth and Associates, is proposing to amend the  language 
in Chapter 18 of the Land Use Code (14-18-112) to be able to reduce the minimum height 
clearance of drive-up window. This proposal is in conjunction with the applicant’s 
Architectural and Site Plan Application to develop a new drive-up coffee shop along 500 
West. The applicant proposes the following language (in red): 
 
Bountiful City Land Use Code 14-18-112 (D) 
 
14-18-112 STACKING LANES FOR DRIVE-UP WINDOWS 
 
Uses which have drive-up service windows or devices shall provide on-site space for stacking 
of vehicles waiting to reach the drive-up window or device in accordance with the following: 
 
A. Restaurants and Fast Food Establishments: Six (6) stacking spaces for each service 

window or device. 
 
B. Banks: Four (4) stacking spaces for each service window or device. 
 
C. All Other: Three (3) stacking spaces for each service window or device. 
 
D. Each space shall measure nine (9) feet by twenty (20) feet and have a height clearance 

of fourteen (14) feet or as determined by the Fire Marshal. Such spaces shall not 
interfere with other required off-street parking or traffic circulation.  The fourteen 
(14) clearance requirement shall be reduced to nine (9) feet if the fire apparatus can 
completely circulate the site/building without passing under the reduced canopy. 

 
Analysis 
The Planning Commission will need to find that the proposed Land Use Code Text 
Amendment as stated above is necessary, in the interest of the public, and meets the goals 
and objectives of the Bountiful General Plan. 
 
Many establishments with drive-up windows in the surrounding communities do not meet 
a minimum 14’ height clearance, including fast-food restaurants, pharmacies, and 
banks/credit unions. The average drive-up window height clearance is about 9-10 feet tall 
(See Attachment 2). The General Plan does not state any goals or objectives regarding this 
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matter; however, the Plan does encourage redevelopment of commercial areas. It is 
common for commercial development to include drive-up windows along major 
commercial corridors, such as 500 West. 
 
Additionally, the applicant is proposing language which satisfies fire needs and 
requirements:  
 
The applicant states, “Fire Marshall has determined that this is an appropriate height for a 
canopy as long as we include a plan showing that he can circulate around the canopy easily 
and enter the site and make a complete pass around the building and then exit.” (See 
Attached Narrative)  
 
Staff recommends modifying the proposed language to read: 
 

D.   Each space shall measure nine (9) feet by twenty (20) feet and have a height 
clearance of fourteen (14) feet or as determined by the Fire Marshal. Such 
spaces shall not interfere with other required off-street parking or traffic 
circulation.  The fourteen (14) feet clearance requirement may be reduced to 
nine (9) feet if the Fire Marshall determines the fire apparatus completely 
circulates the site/building without passing under the reduced canopy. 

 
Department Review 
This staff report was written by the Senior Planner and has been reviewed by the Planning 
Director and City Attorney. 
 
Significant Impacts 
There are not significant impacts related to the proposed amendment. 
 
Recommendation 
Staff recommends that the Planning Commission review the proposed Land Use Code text 
amendment, hold a public hearing, and forward a positive recommendation to the City 
Council based on the findings drafted on the attached proposed Ordinance.   
 
Attachments 

1. Proposed Draft Ordinance No. 2025-XX 
2. Examples of Drive-Up Window Height Clearances 
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MAYOR 

Kendalyn Harris 

 

CITY COUNCIL 

Kate Bradshaw 

Beth Child 

Richard Higginson 

Matt Murri 

Cecilee Price-Huish 

 

CITY MANAGER 

Gary R. Hill 

Attachment 1 
 
 
 
 

BOUNTIFUL 
 
 

Bountiful City  
Draft Ordinance No. 2025-XX 

 
 

An Ordinance Amending Bountiful Land Use Code Section 14-18-112 Stacking Lanes 
for Drive Up Windows. 

 
It is the finding of the Bountiful City Council that: 

 
 

1. The City Council of Bountiful City is empowered to adopt and amend general laws 
and land use ordinances pursuant to Utah State law (§10-9a-101 et seq.) and under 
corresponding sections of the Bountiful City Code; and 
 

2. The Planning Department recommends that changes take place to provide order, 
accuracy, and clarifications for consideration; and 
 

3. After review and a public hearing on January 21, 2025, the Bountiful City Planning 
Commission forwarded a positive recommendation to the City Council; and 
 

4. The City Council of Bountiful City held a public hearing on this Ordinance on 
February 11, 2025, and considered the statements made from the public as well as 
the recommendations from the Planning Commission and the Staff. 

 
5. The City Council of Bountiful City finds that the amendment is necessary and in 

harmony with the objectives and purposes of the Bountiful City Land Use Code and 
the General Plan; and 
 

6. The City Council of Bountiful City reviewed the proposed ordinance and finds that 
the proposed amendment is in the best interest of the health, safety, and welfare of 
the City and the public. 
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Be it ordained by the City Council of Bountiful, Utah: 
 
 

SECTION I.  Sections 14-18-112 of the Land Use Code of Bountiful City, Title 14 of the 
Bountiful City Code is hereby amended as shown on Exhibit A. 
 
SECTION II.  This ordinance shall take effect immediately upon first publication. 
 

 
Adopted by the City Council of Bountiful, Utah, this ___th day of ________ 2025. 

 
 
 
 
      _______________________________                               
                                                 Kendalyn Harris, Mayor 
 
ATTEST: 
 
 
___________________________________            
Sophia Ward, City Recorder        
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Exhibit A 1 

 2 

 3 

14-18-112 STACKING LANES FOR DRIVE-UP WINDOWS 4 

 5 

Uses which have drive-up service windows or devices shall provide on-site space for 6 

stacking of vehicles waiting to reach the drive-up window or device in accordance with the 7 

following: 8 

 9 

A. Restaurants and Fast Food Establishments: Six (6) stacking spaces for each service 10 

window or device. 11 

 12 

B. Banks: Four (4) stacking spaces for each service window or device. 13 

 14 

C. All Other: Three (3) stacking spaces for each service window or device. 15 

 16 

D. Each space shall measure nine (9) feet by twenty (20) feet and have a height 17 

clearance of fourteen (14) feet or as determined by the Fire Marshal. Such spaces 18 

shall not interfere with other required off-street parking or traffic circulation.  The 19 

fourteen (14) feet clearance requirement may be reduced to nine (9) feet if the Fire 20 

Marshall determines the fire apparatus completely circulates the site/building 21 

without passing under the reduced canopy. 22 
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EXAMPLES OF DRIVE-UP WINDOW HEIGHT CLEARANCES IN SURROUNDING AREAS 

 

McDonalds Drive-Up – 9’ 

 

 

Chick-fil-A Drive Up – 9’ 
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Text Box

Attachment 2



 

 

Carl’s Jr Drive-Up – 8’- 6” 

 

 

Walgreens Pharmacy Drive-Up – 10’ 
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America First Credit Union Drive-Up – 12’ 

 

 

Chase Bank – 11’ 
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Planning Commission 
Staff Report 
 
Subject:   Preliminary/Final Architectural and Site Plan for 

a Drive-Thru Coffee Shop at 638 North 500 West 
Author:   Amber Corbridge, Senior Planner  
Department:    Planning  
Date:     January 21, 2025 
 

 
 
Background 
The applicant, Keaton Reich project manager for 7 Brew Drive Thru Coffee Shop, is 
requesting Preliminary/Final Architectural Site Plan Approval at 638 North 500 West. The 
0.5-acre site is currently vacant. (See Figure 1, below). This proposal includes a new 515 
square ft. building and 250 square ft. accessory structure, both under twenty (20) feet tall. 
The building and site can accommodate a two-lane drive-through restaurant.  
 

 
Figure 1. Aerial of 638 N 500 W August 2024 

 
Analysis 
The property is in the Heavy Commercial (C-H) Zone, where Bountiful Land Use Code 14-6-
111 states that Site Plan Approval shall be required for any new construction or change in 
use in this zone.  
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Site Plan Approval Standards 
The Planning Commission shall determine if the proposed architectural and site development 
plans submitted are consistent with the purpose and objectives of the Code (14-2-301). The 
purpose of the architectural and site plan review and approval process is:  
 

1. To determine compliance with the Land Use Code; 
2. To promote the orderly and safe development of land in the City; 
3. To implement the policies and goals established in the Bountiful City General Plan;  
4. To promote the orderly layout of buildings, landscaping, walkways, lighting, and other 

site improvements.  
 
This proposal includes new plans for the main building, parking lot, landscaping, drive 
through, and dumpster. The exterior architectural elements include varying rooflines, 
projections, overhangs, columns and materials (cement siding brick and metal fascia), 
which are shown in the attached building elevations. This proposal meets the goals and 
objectives of the General Plan, where old commercial areas need to be redeveloped 
(Bountiful City 2009 General Plan – Land Use Master Plan pg.2). 
 
Landscaping Requirements 
The site plan shows the site meeting landscaping area, parking counts, walkway 
connections, and setbacks, as shown in the attached Civil Plans. However, the park strip 
design will need to be modified to meet 14-16-115(B), where 35-50% of the park strip area 
shall consist of live vegetation, including tree canopies, as shown in Figure 2 below (and in 
the Civil Plans attached). 

 
Figure 2. Landscape Plan with Staff Review Comment 
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Pedestrian Travel 
The proposed site plan meets adequate pedestrian and vehicle access, which is an 
improvement of the existing site. The proposal requires pedestrian coordination and 
connection on and off site with the adjacent property to the east, as shown in Figure 3 
below.  
 

 
Figure 3. Pedestrian Access Plan with Staff Comment 

 
Vehicle Access 
The proposal shares an approved UDOT cross-access with the adjacent properties to the 
north and east. The subdivision plat for this development includes an easement and is 
shown on the attached Land Survey.  
 
Drive Up Window Height Clearance 
The proposed structure includes a canopy which covers a drive-up window, clearing about 
nine (9) feet above the ground, as shown in Figure 4, below and in the attached 
Architectural Plans. This does not currently meet the Land Use Code 14-18-112(D) where 
the clearance is required to meet fourteen (14) feet or determined by the Fire Marshal. The 
applicant submitted a Land Use Code Text Amendment application concurrently with this 
request to amend the clearance height for drive up windows. The applicant will need to 
meet this code requirement. The proposed nine (9) feet height clearance may be approved, 
conditional upon approval of the pending amendment to reduce the clearance height.  
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Figure 4. Exterior Elevation – West Side 

 
 
Department Review 
This staff report was written by the Senior Planner and was reviewed by the City Engineer, 
City Attorney, and Planning Director.  
 
Significant Impacts 
There are minimal impacts of this proposed development on the property and surrounding 
uses. The property is now a vacant lot and is adjacent to similar type uses along a major 
commercial corridor. The existing infrastructure, such as water, sewer, culinary water, and 
transportation are in place to support this development.  
 
Recommendation 
Staff recommends that the Planning Commission review the Preliminary/Final 
Architectural and Site Plan application for the fast-food restaurant, 7 Brew Drive Thru 
Coffee Shop – Bountiful, and forward a positive recommendation to the City Council subject 
to: 

1. Update the Landscape Plan to show live vegetation in the park strip (35-50% 
coverage) meeting 14-16-115 (B). 

2. Update the Site Plan to show the pedestrian access route connecting to adjacent site 
pedestrian paths. 

3. The canopy height is required to meet the minimum height dictated by Code 14-18-
112 (D). Site Plan Approval for the canopy clearance height is contingent upon the 
pending ordinance amendment review and action.  

4. Meet all Staff review comments. 
 
Attachments 

1. Civil Plans 
2. Landscape Plan 
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3. Architectural Plans 
4. Land Survey  
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Planning Commission 
Staff Report 
 
Subject:   Land Use Code Text Amendment: Commercial 

Zone Tattoo Parlor Use Regulations 
Author:    Amber Corbridge, Senior Planner  
Date:     January 21, 2025 
 

 

Background 

Bountiful’s Commercial Zone lists Tattoo Parlor in the use table as C (Conditional) for C-H 

(Heavy Commercial), and N (Prohibited) in both C-G (General Commercial) and C-N 

(Neighborhood Commercial) Sub-Zones. The applicant, Ian Schwarting representing VARA 

Salon Suites located at 146 W 300 S, is proposing to 1) change the use name “Tattoo 

Parlor” to “Body Art Facility” and 2) allow these facilities to operate under conditional 

use permits (CUP) in the General Commercial Sub-Zone (C-G). 

 

The applicant states the following reasons (See Attached Applicant’s Narrative) for the 

above proposed amendments: 

 

1. Use a less derogatory term for tattoo parlor and use something like “body art 

facility”. 

2. Allow for more land use options to service beauty professionals, including tattooing 

services to keep businesses running.  

3. There is no negative impact on traffic, noise, and health (regulated by Davis County 

Health Department) with the proposed changes. 

 

Analysis 

The Planning Commission will need to find that the proposed Land Use Code Text 

Amendments as stated above are necessary, in the interest of the public, and meet the goals 

and objectives of the Bountiful General Plan.  

 

“Tattoo Parlor” to “Body Art Establishment” 

The term “tattoo parlor” may be more causally used than “body art establishment” and may 

not represent the broader definition of what may be used in the body art business. These 

terms are used interchangeably, but there are differences. Tattoo parlors refer to a 

business where the primary service is tattooing and specializes in tattoo art, while body art 

facility may encompass not only tattooing but other forms of body art, such as piercings, 

permanent make up, and other forms of body modifications.  
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Bountiful City does not include a definition for tattoo parlor in the Code. Staff recommends 

combining “Body Art Establishment” and “Tattoo Parlor” as one use, as Staff does not 

consider the term “tattoo parlor” as derogatory; however, staff recognizes that adding the 

term “body art establishment” may broaden how the use may more accurately represent 

their services.  Staff also recommends including the following definition:  

 

BODY ART ESTABLISHMENT/TATTOO PARLOR: A facility offering services such as 

tattooing, body piercing, or other body modification procedures in a sterile 

environment. 

 

There are other terms which may also be considered and added as uses within the 

umbrella of “Beauty Services”, such as “Permanent Make Up and Cosmetics”. Staff finds 

these services are different from Body Art/Tattooing services as they are commonly found 

within beaty salons/parlors and are not primary exclusive to tattoo parlors.  Staff 

recommends adding the use and definition of beaty salon/parlor as well as the definition of 

permanent make up and cosmetics: 

 

BEAUTY SALON/PARLOR: an establishment in which hairdressing, makeup, and similar 

cosmetic treatments are carried out professionally, including permanent 

makeup/cosmetics.  This does not include body art/tattooing. 

 

PERMANENT MAKE UP AND COSMETICS: A cosmetic tattooing procedure in which 

pigments are applied to the skin using a needle or similar tool to enhance natural 

facial and body features, including but not limited to eyebrow shaping including 

microblading, eyeliner, lip liner and coloring, micro pigmentation, scalp pigmentation, 

scar camouflage, etc. 

 

Conditional Use Limitations for Tattoo Parlor/Body Art Facility 

Currently, Bountiful City’s Heavy Commercial (C-H) Sub-Zone allows tattoo parlors as a 

conditional use, where the use would be reviewed under the general Conditional Use 

Permit standards (14-2-501): 

 

DETERMINATION 

 

A.  A conditional use permit shall be approved if reasonable conditions are proposed, or can 

be imposed, to mitigate the reasonably anticipated detrimental effects of the proposed 

use in accordance with the applicable standards. 

 

B. If the reasonably anticipated detrimental effects of a proposed conditional use cannot be 

substantially mitigated by the proposal, or if the imposition of reasonable conditions to 
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achieve compliance with applicable standards is not possible, the conditional use permit 

request may be denied. 

 

C. Standards applicable to conditional uses include all the requirements of this Title, and 

consideration of the following: 

 

1. The location of the proposed use in relationship to other existing uses in the 

general vicinity. 

 

2. The effects of the proposed use and/or accompanying improvements on existing 

developments in the general vicinity; 

 

3. The appropriate buffering of uses and buildings, proper parking and traffic 

circulation, and the use of building materials and landscaping which are in 

harmony with the area. 

 

D. The applicant, at his or her cost, shall provide any report and/or study relating to utilities, 

traffic impact, school impact, soil and water impact, existing conditions, line-of-sight and 

building massing, and any other information requested by the City in order to render a 

proper decision. 

 

The applicant is proposing that body art/tattooing services have the same classification for 

the General Commercial (C-G) sub-zone, as mentioned above. Surrounding cities have 

classified tattoo parlors/body art establishments differently; for example, some cities allow 

them in commercial and manufacturing zones, some list them as conditional in these zones, 

and some do not allow them (See Table Below).  

 

CITY TATTOO PARLORS ALLOWED 

LAYTON Conditional in Planned Highway Commercial Zone 

CLEARFIELD Conditional Use in Manufacturing Zone 

CENTERVILLE Not Allowed 

HOLLIDAY Not Allowed 

DRAPER Permitted in 3 Commercial and 2 Manufacturing Zones 

MURRAY Permitted in Commercial Zones 

SALT LAKE Permitted in Commercial 

RIVERTON Permitted in Commercial 

MILLCREEK Not Allowed in C-1 or within 300’ of an arterial/major intersection in 

the C-2, C-3 zones not within 500’ of an establishment substantially 

similar in business 
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The applicant states that many beauty professionals want to add body art services (a 

trending service, including permanent make up, tattooing, and piercings) to their business. 

Although the General Plan does not have goals and objectives regarding the proposed use, 

it may be beneficial to the City to allow for more opportunities for these types of businesses 

in the General Commercial Sub-Zones, as the demand for cosmetic and body art tattooing is 

increasing. Currently, the City Code allows this use in only one area of the City consisting of 

the commercial corridor of Highway 89. The following Zoning Map shows the C-H area in 

red and C-G area in dark pink: 

 

 
 

Staff finds that allowing the Tattoo Parlor/Body Art Establishment as a conditional use in 

the General Commercial Zone may be in the best interest of the City, as it would need to 

follow the Conditional Use Permit Standards as stated above. 

 

Additionally, Staff recommends that “Beauty Services, Permanent Make Up and Cosmetics” 

be added to the commercial zones (C-N, C-G, and C-H) as permitted uses, as they are 

considered personal service, such as barbershops, hair studios, nail salons, etc. 

  

Department Review 

This staff report was written by the Senior Planner and was reviewed by the City Engineer, 

City Attorney, and Planning Director.  

 

Significant Impacts 

There are no potential negative impacts to amending the Land Use Code to change the 

name of tattoo parlor and make it conditional in the General Commercial Zone.  
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Recommendation 

Staff recommends the Planning Commission review the proposed Land Use Code Text 

Amendments, hold a Public Hearing, and forward one of the following alternatives: 

1. Positive recommendation to City Council approving the attached Draft Ordinance 

which includes: 

a. Tattoo Parlor use name change to Tattoo Parlor/Body Art Establishment. 

b. Allow Beauty Services, Permanent Make Up and Cosmetics to the Commercial 

Zones (C-N, C-G, and C-H). 

c. Defines 

i. Tattoo Parlor/Body Art establishment 

ii. Beaty Salon/Parlor 

iii. permanent make up 

d. Allow Tattoo Parlor/Body Art Establishment as a Conditional Use in the 

General Commercial (C-G) Sub-Zone. 

2. Positive recommendation to City Council approving the attached Draft Ordinance to 

include: 

a. Tattoo Parlor use name change to Tattoo Parlor/Body Art Establishment. 

b. Allow Beauty Services, Permanent Make Up and Cosmetics to the Commercial 

Zones (C-N, C-G, and C-H). 

c. Defines 

i. Tattoo Parlor/Body Art establishment 

ii. Beaty Salon/Parlor 

iii. permanent make up 

Attachments 

1. Draft Ordinance  

2. Applicant’s Narrative 
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BOUNTIFUL 

 
 

DRAFT Bountiful City 
Ordinance No. 2025-XX 

 
Amending Chapter 6 Commercial, Permitted, Conditional, and Prohibited Uses 14-6-103 and 

Chapter 3 Definitions of the Land Use Code of Bountiful City  
 

It is the finding of the Bountiful City Council that: 
 

1. The City Council of Bountiful City is empowered to adopt and amend general laws and 
land use ordinances pursuant to Utah State law (§10-9a-101 et seq.) and under 
corresponding sections of the Bountiful City Code; and 

 
2. After review and a public hearing of the proposed Land Use Code Text Amendment on 

January 21, 2025, the Bountiful City Planning Commission forwarded a positive 
recommendation to the City Council; and 

 
3. The City Council of Bountiful City finds that these amendments are necessary and are in 

harmony with the objectives and purposes of the Bountiful City Land Use Code and the 
General Plan; and 

 
4. The City Council of Bountiful City reviewed the proposed Land Use Code Text 

Amendment on February 11, 2025, and finds that the proposed amendments are in the 
best interest of the health, safety, and welfare of the City and the public. 

 
 
Be it ordained by the City Council of Bountiful, Utah: 
 
SECTION 1.  Chapter 6 Commercial of the Land Use Code of Bountiful City, Title 14 of the 
Bountiful City Code (14-4), related to permitted, conditional, and prohibited uses, is hereby 
adopted and enacted as shown on Exhibit A, which is attached hereto and incorporated by this 
reference. 
 
SECTION 2. Chapter 3 Definitions of the Land Use Code of Bountiful City, Title 14 of the 
Bountiful City Code (14-3), related to definitions for tattoo parlors, is hereby adopted and 
enacted as shown in Exhibit B, which is attached hereto and incorporated by this reference. 
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Adopted by the City Council of Bountiful, Utah, this 11th day of February 2025. 
 
 
 
 
      _______________________________                               
                                                   Kendalyn Harris, Mayor 
 
ATTEST: 
 
 
___________________________________            
Sophia Ward, City Recorder 
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Exhibit A 

 

14-4-103 PERMITTED, CONDITIONAL, AND PROHIBITED USES 
 

Subject to the provisions and restrictions of this Title, the following principal uses and structures, 

and no others, are allowed either as a permitted use (P) or by Conditional Use Permit (C) in the 

Residential zone.  Some uses may be expressly prohibited (N) in this zone.  Any use not listed 

herein is also expressly prohibited. 

 

14-6-103 PERMITTED, CONDITIONAL, AND PROHIBITED USES 
 
Subject to the provisions and restrictions of this Title, the following principal uses and structures, and no 
others, are allowed either as a permitted use (P) or by Conditional Use Permit (C) in the Commercial 
zone. Some uses may be expressly prohibited (N) in this zone. Any use not listed herein is also expressly 
prohibited. 
 
 Table 14-6-103 

Use C-H C-G C-N 

Assisted Living Center N N N 

ATV and Snowmobile  Sales w/o Outside Storage 
and/or Display 

P C N 

ATV and Snowmobile Sales with Outside Display P N N 

Bail Bonds C N N 

Banks, Credit Unions P P N 

Bar, Tavern, Drinking Establishment  C N N 

Beauty Services, Permanent Makeup and Cosmetics P P P 

Bottling, Canning, Food Production P C N 

Building/Construction Materials and Supplies w/ 
Outside Storage 

C C N 

Building/Construction Materials and Supplies w/o 
Outside Storage 

P C N 

Check Cashing, Title Loans P C N 

Construction Services w/ Outside Storage C N N 

Construction Services w/o Outside Storage P C N 

Convenience Stores P C C 

Dry Cleaner, Laundry Service P C C 

Fast Food Restaurant w/ or w/o Drive-up P C N 

Feed Lots, Animal Rendering, Animal Raising N N N 

Fire Arm/Shooting Range – Indoor C C N 

Fire Arm/Shooting Range – Outdoor N N N 

Food Preparation, Bakery P P C 

Funeral Parlor, Cemeteries, and Crematory Services P C N 

Gasoline Sales P P C 

General Retail w/ Outside Storage C C N 

General Retail w/o Outside Storage P P C 

Grocery Store P P C 
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Exhibit A 

 

Use C-H C-G C-N 

Hotels (Interior room access) P C N 

Industrial Manufacturing N N N 

Kennels, Animal Boarding N N N 

Laundromat (Self-operated) P P C 

Mail Order/Online Distribution Office w/ Onsite Indoor 
Storage 

P C N 

Mail Order/Online Distribution Office w/ Onsite 
Outdoor Storage 

C N N 

Medical/Dental Laboratory P C N 

Medical/Dental Office P P C 

Millwork, Cabinetry P C C 

Motels (Drive-up/exterior room access) N N N 

Motorized Recreation C N N 

Municipal Facility  P P P 

Non-motorized Recreation, Pool, Gymnasium – Public 
or Private 

P P C 

Pawnshop, Secondhand Merchandise,  C N N 

Personal Services P P C 

Professional Services P P C 

Public/Private Assembly P P C 

Residential N N N 

Restaurant P P C 

Security Services P N N 

Self Storage Units or Warehouse w/o Office N N N 

Sexually Oriented Business, Escort Service C N N 

Small Engine/Appliance Repair P P N 

Tailor, Seamstress, Shoe Repair P P C 

Tattoo Parlor, Body Art Establishment C NC N 

Telecommunication Facility not on City Property C C C 

Telecommunication Facility on City property P P P 

Thrift Store P C C 

Tutoring, Dance, Preschool, Daycare P P C 

Vehicle Part Sales P P N 

Vehicle Repair P N N 

Vehicle Sales P N N 

Vehicle Salvage/Wrecking N N N 

Vehicle Service and Wash P C N 

Vehicle Storage – Indoor P P C 

Vehicle Storage – Outdoor C N N 

Warehouse w/ Office P N N 

Welding, Autobody, Machine Shop, Fiberglass, Painting 
– indoor 

P N N 

Welding, Autobody, Machine Shop, Fiberglass, Painting 
- Outdoor 

C N N 
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Exhibit B 

 

CHAPTER 3 
 

DEFINITIONS 
 

14-3-101 PURPOSE 

Unless the context requires otherwise, the following definitions shall be used in the interpretation and 

construction of this Ordinance.  Words used in the present tense include the future; the singular number 

shall include the plural and the plural the singular; the word building shall include the word structure; 

the words used or occupied shall include arranged, designed, constructed, altered, converted, rented, 

leased, or intended to be used; the word shall is mandatory and not directory and the word may is 

permissive; the word person includes a firm, association, organization, partnership, trust, company, or 

corporation as well as an individual; the word lot includes the words plot or parcel.  Words which are 

not included herein, but are defined in the International Building Code, shall have the meaning as 

defined within said International Building Code. 

 

14-3-102 DEFINITIONS 

BODY ART ESTABLISHMENT/TATTOO PARLOR: A facility offering services such as tattooing, body 
piercing, or other body modification procedures in a sterile environment. 

BEAUTY SALON/PARLOR: an establishment in which hairdressing, makeup, and similar cosmetic 
treatments are carried out professionally, including permanent makeup/cosmetics.  This does not 
include body art/tattooing. 

PERMANENT MAKE UP AND COSMETICS: A cosmetic tattooing procedure in which pigments are applied 
to the skin using a needle or similar tool to enhance natural facial and body features, including but not 
limited to eyebrow shaping including microblading, eyeliner, lip liner and coloring, micro pigmentation, 
scalp pigmentation, scar camouflage, etc. 
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I, Ian Schwarting (representing VARA Salon Suites), am proposing a code text amendment to
two related items:

1) “Tattoo Parlors” be labeled as something less derogatory such as “Body Art Facility”
2) Allow Tattoo Parlors ie Body Art Facilities to be allowed to operate under conditional use

permits in Commercial General (C-G) zoning
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Currently there are only 2 tattoo shops in Bountiful and the zoning is quite restrictive. Expanding
the zoning slightly allows tattoo artists to enter more affordable spaces, and more specifically to
offer body art as an additional service if they are already offering beauty services. Right now,
there are a lot of spas, salons and other beauty locations in the C-G zone that can offer every
other kind of beauty service; however, if these beauty professionals wanted to add body art, it
would technically be illegal under Bountiful code. Making this change would have no impact on
any objective indicator like traffic, noise, health concerns (body art is regulated by Davis Count
health department, just like permanent makeup), or any other potential issue that would be a
cause of concern for city residents.

In fact, with our business specifically (VARA Salon Suites), a vast majority of our tenants are
women, and many of those women are single mothers that depend on operating out of our
salons for their income. As of the current code, there aren’t any current offerings in the current
approved zone (C-H) for tattoo artists to have a short term lease or something flexible to run
their business. We offer short-term leases and all-inclusive pricing.

As a real example, we recently had a local tattoo artist reach out about her business not being
able to continue because her rent was considerably increased at her current shop. She doesn’t
want the overhead of moving within the C-H zone and having a master lease and being
responsible for utilities, property taxes, maintenance, wifi, and a long term new lease. She
reached out to us about leasing one of our private spaces, but we notified her that it’s illegal in
our current zoning.
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The ordinances built around zoning and land use are meant to promote business and at the
same time prevent disruptive development and nuisances to the public. Allowing body art into
C-G would expand business owners’ opportunities to increase their revenue and have more
flexible lease/business ownership options, without a tradeoff of any burden to the greater public.
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