
BOUNTIFUL CITY 

PLANNING COMMISSION AGENDA 

TUESDAY, NOVEMBER 18, 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. Meeting Minutes from September 2, 16, 30.

• Review

• Action

3. Meeting Minutes from October 7, 21, 2025, are to be reviewed at a future meeting. Draft

minutes are available online in accordance with State Code.

4. Preliminary and Final Renaissance Towne Centre Commercial PUD Phase 3, Plat 1, Lot 11

Amendment at 1791 South Renaissance Towne Drive

Senior Planner Corbridge

• Review

• Public Hearing

• Recommendation

5. Subdivision Amendment at 358 West 500 South Preliminary and Final Plat Approval of the

North Canyon Towns PUD Subdivision at 460 West 2600 South

Senior Planner Corbridge

• Review

• Public Hearing

• Recommendation

6. Variance Request to Reduce the Rear Yard Setback for a Culinary Water Tank at 180 East

1500 South

Assistant Planner Leech

• Review

• Public Hearing

• Action
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7. Conditional Use Permit for Construction of a Culinary Water Tank 180 East 1500 South 

Assistant Planner Leech 

 

• Review 

• Public Hearing  

• Action 

 

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

 

9. Adjourn 
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DRAFT Minutes of the 1 
BOUNTIFUL CITY PLANNING COMMISSION 2 

Tuesday, September 02, 2025 – 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, Alan Bott, Krissy Gilmore,  11 

Beverly Ward, Aaron Arbuckle and Richard 12 
Higginson  13 
 14 

Planning Director  Francisco Astorga 15 
Senior Planner   Amber Corbridge 16 
City Engineer   Lloyd Cheney 17 
City Attorney    Bradley Jeppson 18 
Recording Secretary   Sam Harris  19 

 20 
Excused: Planning Commission   Sean Monson 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 June 17, 2025, July 01, 2025, and July 15, 2025 27 
 28 
Commissioner Higginson motioned to approve. Commissioner Bott seconded the motion. The 29 
motion was approved with Commissioners Jacobs, Bott, Gilmore, Ward, Arbuckle, and 30 
Higginson voting “aye.” 31 
 32 
3. Preliminary Approval of the Dean PUD Subdivision at 1290 North 200 West 33 
 34 
Senior Planner Corbridge presented the item as outlined in the packet. 35 
 36 
Chair Jacobs opened the Public Hearing at 6:34 p.m.  37 
 38 
Gary Davis expressed concerns about who would be responsible for the common areas. 39 
Commissioner Higginson stated that there will need to be an HOA for this.  40 
 41 
Chair Jacobs closed the Public Hearing at 6:35 p.m.  42 
 43 
Commissioner Gilmore motioned to approve. Commissioner Higginson seconded the motion. 44 
The motion was approved with Commissioners Jacobs, Bott, Gilmore, Ward, Arbuckle, and 45 
Higginson voting “aye.” 46 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
September 02, 2025 
Page 2 of 4 
 
 47 
4. Preliminary Approval of the Finlinson Subdivision at 285 East Summerwood Drive 48 
 49 
Senior Planner Corbridge presented the item as outlined in the packet. 50 
 51 
Commissioner Higginson questioned asked if the City has any history regarding how the parcel 52 
was created. Senior Planner Corbridge stated that we do not have a history on this. City Engineer 53 
Cheney explained that the owners at the time did not want to participate in the subdivision 54 
process. Commissioner Higginson commented on the drastic reduction in lot sizes but still in 55 
support of the proposed application because it fits in and is beneficial to the neighborhood.  56 
 57 
Chair Jacobs opened the Public Hearing at 6:48 p.m. No comments were made. Chair Jacobs 58 
closed the Public Hearing at 6:48 p.m.  59 
 60 
Commissioner Higginson motioned to approve. Commissioner Bott seconded the motion. The 61 
motion was approved with Commissioners Jacobs, Bott, Gilmore, Ward, Arbuckle, and 62 
Higginson voting “aye.” 63 
 64 
5. General Plan Update 65 

 66 
Planning Director Astorga presented the item as outlined in the packet. 67 
 68 
Chair Jacobs opened the Public Hearing at 7:45 p.m.  69 
 70 
Ron Mortenson, Resident, expressed concerns regarding the water supply and preserving South 71 
Davis Aquifers.  72 
 73 
Marlo Oaks, Resident, suggested reviewing each part of the General Plan individually. 74 
 75 
Elaine Oaks, Resident, expressed concerns regarding high-density housing.  76 
 77 
Doug Smith, Resident, expressed concerns regarding high-density housing and the possibility of 78 
less affordable housing options.  79 
 80 
Sam Smith, Resident, expressed concerns regarding the possibility of less affordable housing 81 
options. 82 
 83 
Jessica Grant, Resident, expressed concerns regarding high-density housing, traffic congestion, 84 
and large class sizes. Jessica Grant stated she is against Public Transportation.  85 
 86 
Phil Ferguson, Resident, expressed concerns regarding high-density housing. 87 
 88 
Megan Rider, Resident, stated she is supportive of Mixed-Use zoning and Single-Family 89 
Residential at an appropriate scale.  90 
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Draft Meeting Minutes 
September 02, 2025 
Page 3 of 4 
 
Cullen Irvine, Resident, expressed concerns regarding high-density housing and the possibility of 91 
less affordable housing options. Cullen Irvine had concerns regarding general zoning changes.  92 
 93 
Micha Irvine, Resident, expressed concerns regarding high-density housing. 94 
 95 
Gary Lund, Resident, expressed concerns regarding high-density housing and the possibility of 96 
less affordable housing options. Gary Lund stated he is supportive of the Bountiful 97 
Neighborhood Redevelopment Agency.  98 
 99 
Dalane England, Resident, expressed concerns regarding high-density housing in certain areas, 100 
water, and renters.  101 
 102 
Cathy McDonald, Resident, expressed concerns regarding high-density housing, increase of 103 
traffic, and parking issues.  104 
 105 
Ross Youngberg, Resident, expressed concerns regarding high-density housing, renters, and 106 
stated he is against walkability options.  107 
 108 
Leslie Merrill, Resident, expressed concerns regarding high-density housing and water quality.  109 
 110 
Jason Mortenson, Resident, expressed concerns regarding high-density housing and street 111 
parking. 112 
 113 
Layne Papenfuss, Resident, stated he is supportive of affordable housing options, walkability, 114 
and Mixed-Use/Neighborhood Commercial. Layne Papenfuss suggested Neighborhood Center 115 
Place-Type East of Orchard Drive and an inventory of all the parking. 116 
 117 
Cary Henrie, Resident, expressed concerns regarding water supply and suggested water recycling 118 
and a sheriff’s report on crime in high density vs low density housing.  119 
 120 
Nate Pugsley, Resident, stated he is supportive of affordable housing options and walkability 121 
along Orchard Drive.  122 
 123 
Brian Richardson, Resident, expressed concerns regarding high-density housing and is 124 
supportive of more commercial zoning along Orchard Drive.  125 
 126 
Mitch Vance, Resident, stated he is supportive of the General Plan, reinvestment of commercial 127 
development, and more housing options.  128 
 129 
Brian Knowlton, Resident, stated he is supportive of walkability along Orchard Drive and the 130 
General Plan and Future Land Use Map.  131 
 132 
Jill Longhurst, Resident, expressed concerns regarding more commercial zoning along Orchard 133 
Drive.  134 
 135 
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Draft Meeting Minutes 
September 02, 2025 
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Mark Balkin, Resident, expressed concerns regarding high-density housing, water supply, large 136 
class sizes, and Mixed-Use Development.  137 
 138 
Jean Lund, Resident, expressed concerns regarding high-density housing. 139 
 140 
Karen Bergason, Resident, stated she is supportive of walkability, Community Centers, Mixed-141 
Use development along Orchard Drive, and the General Plan.  142 
 143 
Alex Densley, Resident, expressed concerns about the process of public input.  144 
 145 
Chair Jacobs closed the Public Hearing at 9:38 p.m.  146 
 147 
Commissioner Bott stated that change is inevitable, how we plan for it is not. 148 
 149 
Commissioner Bott motioned to table the item to the next meeting. Commissioner Higginson 150 
seconded the motion. The motion was approved with Commissioners Jacobs, Bott, Gilmore, 151 
Ward, Arbuckle, and Higginson voting “aye.” 152 
 153 
6. Planning Director’s Report/Update 154 

 155 
Planning Director Astorga provided an explanation of the Future Land Use Map. 156 
 157 
7. Adjourn 158 

 159 
Chair Jacobs adjourned the meeting at 9:52 p.m. 160 
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DRAFT Minutes of the 1 
BOUNTIFUL CITY PLANNING COMMISSION 2 

Tuesday, September 16, 2025 – 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, Alan Bott, Krissy Gilmore,  11 

Beverly Ward, Sean Monson, Aaron Arbuckle and 12 
Richard Higginson  13 
 14 

Planning Director  Francisco Astorga 15 
Senior Planner   Amber Corbridge 16 
City Engineer   Lloyd Cheney 17 
City Attorney    Bradley Jeppson 18 
Recording Secretary   Sam Harris  19 
Assistant Planner   Chaz Leech  20 

 21 
Excused: Planning Commission    22 

 23 
1. Welcome 24 
  25 
Chair Jacobs called the meeting to order at 6:30 p.m. and welcomed everyone. 26 
 27 
2. Meeting Minutes from September 02, 2025 28 
 29 
This item to be reviewed at a future meeting. 30 
 31 
3. General Plan Update 32 

 33 
Planning Director Astorga and Senior Planner Corbridge presented the item as outlined in the 34 
packet. 35 
 36 
Commissioner Arbuckle asked if hotels or similar services are included in the Commercial 37 
Corridor. Senior Planner Corbridge confirmed that hotels are included in the Commercial 38 
Corridor. 39 
 40 
Commissioner Gilmore stated concerns about the term “overlay” as it could be confused with 41 
how other cities refer to when applying extra requirements within the overlay in a specific zone. 42 
Planning Director Astorga took note and will expand on the term in the General Plan.  43 
 44 
Planning Director Astorga played a video from Governor Cox about Missing Middle. There was 45 
discussion among the Commissioners regarding the video.    46 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
September 16, 2025 
Page 2 of 5 
 
 47 
Commissioner Monson stated he is unsure if the General Plan can fix the affordability problem. 48 
He would like to preserve the essence of what the community has been.  49 
 50 
Commissioner Bott explained an analogy about trying to preserve the “stairs”, referring to 51 
eventually changes must happen. He encouraged inviting investments. Encourages a walking 52 
corridor with convenience store on Mueller Park Road and Bountiful Boulevard. Commissioner 53 
Higginson stated that it is vital to include Mixed Residential in that area. 54 
 55 
Commissioner Jacobs stated that there will be a running list of all recommended changes by the 56 
Planning Commission about the General Plan with one large motion at the end.       57 
 58 
Commissioner Jacobs stated that there is a proposal to consider changing the boundaries of the 59 
Neighborhood Mixed Residential designation to include a little bit on the East side of Bountiful 60 
Boulevard.  61 
 62 
Commissioner Higginson stated that in the Foothill Residential area one of the key attributes 63 
says that few commercial services would still be allowed in what Commissioner Bott previously 64 
spoke about inviting investments. Commissioner Gilmore mentioned that it doesn’t seem 65 
obvious to say Foothill Residential as that sounds like large estate residential not commercial and 66 
that if it is left as Foothill Residential it doesn’t show that there is an interest in getting any 67 
commercial services.    68 
 69 
Commissioner Monson suggested Neighborhood Center circles along Bountiful Boulevard. 70 
Commissioner Bott suggested a “potential” corridor overlay.  71 
 72 
Commissioner Bott wanted input from other commissioners about the Single-Family Residential 73 
Zone between 1000 North and Pages Lane, and 200 West and the freeway, asking whether there 74 
should be efforts to invite future investments or leave as is. Commissioner Jacobs pointed out a 75 
previous comment made by Commissioner Higginson about preserving that as some of the more 76 
affordable housing within the City. Commissioner Bott explained the affordability aspect from a 77 
developer standpoint. Commissioner Bott stated that this area is a perfect area to invite “missing 78 
middle”.  Commissioner Gilmore suggested that this area be designated as Mixed Neighborhood 79 
Residential. Commissioner Arbuckle suggested allowing more flexibility in that area. 80 
Commissioner Higginson referred to the streets to the North and South of the Mandarin, and the 81 
streets just North of 1000 North, that the area doesn’t have a lot of options, which is why there is 82 
not a lot of new investment in that area. Commissioner Higginson suggested that the Single-83 
Family Residential designation should increase in those areas to include more of the homes that 84 
do welcome more investment. Commissioner Bott suggested a designated land use swap with the 85 
area East of 200 West and creating a buffer West of 200 West in the Neighborhood Mixed 86 
Residential. Commissioner Jacobs asked if anyone from the public lives in the area The 87 
Commission referenced– no one raised a hand. Commissioner Ward asked which area is 88 
suggested for the land designation. Commissioner Bott pointed out on the map the orange area 89 
East of 200 West to be Single-Family Residential and the existing Single-Family Residential area 90 
to be Neighborhood Mixed Residential. Commissioner Gilmore stated that she doesn’t support 91 
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Bountiful City Planning Commission 
Draft Meeting Minutes 
September 16, 2025 
Page 3 of 5 
 
the designated land use swap but that she does support the elimination of the Single-Family 92 
Residential designation and expressed hope for a designation between Single-Family Residential 93 
and Neighborhood Mixed Residential. Commissioner Bott suggested adding another designation 94 
type called “Missing Middle.” Planning Director Astorga mentioned that the future zoning will 95 
determine what goes there. Commissioner Gilmore had concerns with placing more Single-96 
Family Residential in that neighborhood which may eliminate the missing middle. Commissioner 97 
Jacobs mentioned that the suggested residential density range of five to seven (5-7) per acre is 98 
not in any other area. Planning Director Astorga mentioned that the Commercial Zones didn’t 99 
have a density, He stated this was intended to create a statement that the R-4 has been great but 100 
it’s time to look at higher density, confirming that the General Plan is not changing the zoning.  101 
   102 
Chair Jacobs called for a five (5)-minute break at 7:55 p.m. Chair Jacobs reconvened the meeting 103 
at 8:00 p.m. 104 
 105 
Chair Jacobs opened the Public Hearing at 8:04 p.m.  106 
 107 
Jill Longhurst, Resident, stated she is supportive of the downtown area and the higher density in 108 
those areas, but against the Mixed-Use and high density along Orchard Drive. She expressed 109 
concerns about additional driveways and traffic along Orchard Drive.   110 
 111 
Gary Lund, Resident, stated concerns about the forgotten middle, eventually the neglected 112 
middle, and suggested creating a neighborhood redevelopment committee for the public to make 113 
recommendations.   114 
 115 
Ron Mortenson, Resident, stated concerns regarding water.    116 
 117 
Elaine Oaks, Resident, passed out a map of her suggestions. Please see the attachment.  118 
 119 
Commissioner Higginson clarified that Neighborhood Mixed Residential, the very first housing 120 
type listed is Single-Family Residential.   121 
 122 
Ross Youngberg, Resident, stated concerns about high density.  123 
 124 
Commissioner Jacobs clarified that Neighborhood Mixed Residential includes Single-Family 125 
Dwelling, Accessory Dwelling Units, Duplexes, Triplexes, Fourplexes, Townhouses, Cottage 126 
Courts, Mansion House Apartments, and other scale-appropriate multiple unit-buildings, like 127 
apartments but scale-appropriate.      128 
 129 
Megan Rider, Resident, stated she is supportive of the neighborhood corridor overlay along 130 
Orchard Drive and is advocating for improvement and more density at an appropriate scale. 131 
 132 
Teresa Giles, Resident, suggested a change to the map to be more specific on the density and 133 
stated concerns about the increase in density and the toll it will have on water and traffic.   134 
 135 
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Commissioner Bott explained the vision, and the work that has been done and continues to be 136 
done on the General Plan. Commissioner Bott pointed out that Bountiful is built out, gave 137 
perspective from a general contractor’s stance, and explained what the corridor and overlay are. 138 
Commissioner Bott also reassured the public that the Commission talks about the improvements 139 
that need to be made.     140 
 141 
Phil Ferguson, Resident, stated concerns with changing the designation from Single-Family 142 
Residential to Mixed Residential and the potential of it creating a disincentive to invest in older 143 
homes.    144 
 145 
Abraham Lopez, Resident, stated support for additional density along the main transit corridors 146 
and the opportunity for improvement. Abraham Lopez suggested educating the residents on the 147 
benefits of density and, if approved, make it easy to divide.   148 
 149 
Lynnett Rueckert, Resident, stated concerns with disrupting the Single-Family Residential 150 
Neighborhood between 1000 North and Pages Lane, and 200 West and the freeway, and the 151 
affordability if it is disrupted.        152 
 153 
Cullen Irvine, Resident, made comments about the General Plan eventually changing the zoning 154 
and shared some data about the current residential listings, including how many are listed and 155 
pricing. He suggested reducing the cost and requirements to build to facilitate the affordability, 156 
not densify.    157 
 158 
Chair Jacobs closed the Public Hearing at 8:54 p.m.  159 
 160 
Commissioner Jacobs asked if the City could regulate renting vs owning. Attorney Brad Jeppson 161 
stated that the Fair Housing Act and State and Federal Laws restrict the City from prohibiting 162 
renting.    163 
 164 
Commissioner Higginson referred to Cullen Irvine’s comment about increasing density not 165 
penciling for developers and referred to Abraham Lopez’s comment, opportunity for increased 166 
density benefits homeowners. Commissioner Higginson also commented about the R-4 changing 167 
to R-5-7, stating that the recent legislation passed an ADU (Accessory Dwelling Unit) ordinance, 168 
making it possible for any homeowners to have an IADU (Internal Accessory Dwelling Unit) 169 
which automatically qualifies homes in the R-4 to be a R-8.  170 
 171 
Commissioner Higginson stated that he is against calming traffic down on Orchard Drive, 172 
suggesting landscaping features that can protect pedestrians and bicyclists on the sidewalk 173 
instead. Commissioner Bott strongly agrees with Commissioner Higginson and appreciates the 174 
idea of landscaping features. Commissioner Jacobs stated that a roadway can have high capacity 175 
with slower speeds and safer conditions for pedestrians while still carrying a lot of cars but be 176 
more beautiful and better for pedestrians. Commissioner Gilmore is interested in a Traffic 177 
Engineer’s perspective on adding commercial uses to Orchard Drive at the South end of the City. 178 
but is still supportive of the mix of residential types in the area. Commissioner Jacobs pointed 179 
out the differences between the south and north ends of Orchard Drive. Commissioner Arbuckle 180 
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Draft Meeting Minutes 
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liked the comment regarding a Node vs Corridor. Commissioner Jacobs questioned how to create 181 
an environment where businesses succeed in the Orchard Drive corridor. Commissioner Bott 182 
stated that the Neighborhood Center Corridor Overlay invites investment. Planning Director 183 
Astorga explained the Node and the evaluation of the Neighborhood Center. 184 
 185 
Planning Director Astorga requested that Senior Planner Corbridge do a recap. Senior Planner 186 
Corbridge did a brief recap.   187 
 188 
Commissioner Jacobs stated that the insight from the public is that the Single-Family Residential 189 
Neighborhood area between 1000 North and Pages Lane, and 200 West and the freeway, is our 190 
Missing Middle. Commissioner Monson mentioned that one of the planning principles is that 191 
you go from higher-density to lower-density; the “swap” makes sense. Commissioner Arbuckle 192 
stated that it makes more sense to eliminate the Single-Family Residential in that area. 193 
Commissioner Ward had concerns regarding the affordability impacts of taking out older homes 194 
to increase density.    195 
 196 
Commissioner Bott gave perspective as if the area were laid out with fresh ground, from a 197 
developer’s standpoint, stating that if a freeway is close, it is not beneficial, and if the freeway is 198 
farther, it is more beneficial.  199 
 200 
4. Planning Director’s Report/Update 201 

 202 
Planning Director Astorga stated that the next scheduled meeting is October 07, 2025, but that he 203 
would like to have a special meeting for September 30, 2025, at 7:00 p.m. 204 
 205 
Planning Director Astorga stated that the Utah APA Conference will be October 9, and 10, 2025. 206 
 207 
5. Adjourn 208 

 209 
Chair Jacobs adjourned the meeting at 9:38 p.m. 210 
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DRAFT Minutes of the 1 
BOUNTIFUL CITY SPECIAL PLANNING COMMISSION 2 

Tuesday, September 30, 2025 - 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, Alan Bott, Krissy Gilmore,  11 

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

Planning Director  Francisco Astorga 15 
Senior Planner   Amber Corbridge 16 
City Engineer   Lloyd Cheney 17 
City Attorney    Bradley Jeppson 18 
Recording Secretary   Sam Harris  19 
Assistant Planner   Chaz Leech  20 

 21 
Excused: Planning Commission   Aaron Arbuckle 22 

 23 
1. Welcome 24 
  25 
Chair Jacobs called the meeting to order at 6:34 p.m. and welcomed everyone. He then called for 26 
an immediate recess. The recess ended at 6:58 p.m. 27 
 28 
2. Meeting Minutes from September 02, 2025 29 
 30 
This item to be reviewed at a future meeting. Draft minutes are available online per State Code. 31 
 32 
3. Meeting Minutes from September 16, 2025 33 
 34 
This item to be reviewed at a future meeting. Draft minutes are available online per State Code. 35 
 36 
4. General Plan Update 37 

 38 
Senior Planner Corbridge summarized the Commission’s consensus on the previous meeting’s 39 
topics as listed below.  40 
 41 

• Include nodes for Neighborhood Center place-type along Bountiful Boulevard (map and 42 
text) 43 

• For Foothill Residential place-type, describe where limited commercial areas should be 44 
(text) 45 
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• Create a Neighborhood Center node at the intersection of Bountiful Boulevard and 46 
Mueller Park Road (map) 47 

• Expand Neighborhood Mixed Residential place-type to the east side of Bountiful 48 
Boulevard (map) 49 

• Include nodes or areas (not a corridor) for low-intensity commercial in the Parks and 50 
Open Space place-type near the Bountiful Ridge Golf Course, along Bountiful 51 
Boulevard (text and map) 52 

• Remove the suggested density range from the Single-Family Residential place-type 53 
(text) 54 

• Consider identifying the various overlays with a distinct designation name/label to 55 
further illustrate the intended flexibility of affected sites, clarifying that they have dual 56 
place-type designations without prioritization between them 57 

• Continue and complete the Land Use Element discussion, then proceed to the 58 
Transportation and Housing Elements.  59 

 60 
The following were to be discussed at the Special Planning Commission Meeting on September 61 
30, 2025 (this meeting): 62 
 63 

• Determine the place-type for the area west of 200 West between 1000 North and 1600 64 
North  65 

• Determine the appropriate place-type for the area between 200 West and Main Street, 66 
from approximately the South Davis Rec Center and 1600 North  67 

 68 
Planning Director Astorga summarized Commissioner Arbuckle’s comments on the future land 69 
use map as listed below. 70 
 71 

• Suggested keeping one I-15 neighborhood as Single-Family Residential 72 
• Fully supported Neighborhood Corridor Overlay (400 East/Orchard Drive) 73 
• Recommended trail development; urged street/trail connections and parking management 74 
• Encouraged bike/pedestrian planning and safer auto-centric corridors 75 

 76 
Commissioner Monson explained the idea of the General Plan, what would the development be 77 
if the land was native land and would it make sense to have neighborhood in the location of 200 78 
West between 1000 North and 1600 North. Commissioner Monson expressed that he still doesn’t 79 
think it would make sense.   80 
 81 
Commissioner Ward explained that the Future Land Use Map has two (2) purposes, one (1) is to 82 
identify what currently exists, and two (2) is to be aspirational, identifying what makes sense 83 
long term. Commissioner Ward said that she does not think it would make sense to do the land 84 
swap that was previously mentioned and that she would not want to see a drastic change in the 85 
Single-Family Residential area. Commissioner Ward referred to Elaine Oaks’ redrawn map of the 86 
south end of Bountiful along Orchard Drive and 2600 South and stated that it is not Single-87 
Family Residential as it currently exists, and is against what Elaine Oaks’ redrawn map 88 
suggested. 89 

Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 12 of 59



Bountiful City Special Planning Commission 
Draft Meeting Minutes 
September 30, 2025 
Page 3 of 6 
 
 90 
Commissioner Bott proposed changing the Single-Family Residential area that back up along I-91 
15 and along the West side of 200 West to Neighborhood Mixed Residential place-type, creating 92 
appropriate buffers and promoting future investments. 93 
 94 
Commissioner Gilmore suggested changing the Single-Family Residential designation to 95 
Neighborhood Mixed Residential place-type in the area of I-15 and 200 West. She expressed that 96 
she does not feel it is appropriate for the corridor from The Square (2600 South) to Dick’s 97 
Market (Orchard Drive) to be Commercial, but instead to be Neighborhood Mixed Residential 98 
place-type.   99 
 100 
Commissioner Higginson suggested that the three streets directly South of the Cemetery be 101 
added to the Single-Family Residential place-type and emphasized treading carefully in 102 
established neighborhoods with smaller lots. He agreed with changing the area along I-15 and 103 
along the west side of 200 West to Neighborhood Mixed Residential place-type.  104 
 105 
Commissioner Jacobs agreed with the idea of redevelopment for the corridor from The Square 106 
(2600 South) to Dick’s Market (Orchard Drive) by retaining the Neighborhood Corridor place-107 
type for better accesses and fewer driveways on Orchard Drive. He agreed with the three streets 108 
directly south of the Cemetery being added to the Single-Family Residential place-type. He 109 
proposed changing the Single-Family Residential areas that back up along I-15 and along the 110 
West side of 200 West to Neighborhood Mix Residential place-types but retaining the middle of 111 
that as Single-Family Residential place-type.  112 
 113 
Commissioner Gilmore proposed the possibility of adding language regarding urban design in 114 
the Community Commercial place-type. Commissioner Higginson agreed with Commissioner 115 
Gilmore regarding adding urban design standards to the Community Commercial place-type. 116 
Planning Director Astorga mentioned that flexible incentivized language can be added to the 117 
General Plan to help guide future land use in a specific direction. Commissioner Jacobs 118 
mentioned that language can be added to the General Plan because it is supposed to be visionary. 119 
Commissioner Bott proposed that a statement regarding the vision be developed in a short period 120 
of time for cohesiveness. Planning Director Astorga responded that such language may apply to 121 
all of the place-types starting with Neighborhood Mixed Residential, but would not apply to 122 
Downtown, Single-Family Residential, or Foothill place-types. Planning Director Astorga 123 
mentioned adding a blanket statement that meets the intent of every place-type allowing Staff to 124 
offer zoning incentives and options for flexibility. Commissioner Higginson expressed concern 125 
regarding how Staff uses the term “flexibility” and suggested making that flexibility less 126 
conservative. Planning Director Astorga suggested the “gives and gets” language.   127 
 128 
Planning Director Astorga presented the item, specifically regarding transportation, as outlined in 129 
the packet.  130 
 131 
Chair Jacobs explained the two philosophies in transportation: complete streets, where all roads 132 
should accommodate all users, and layered networks, where certain roadways are designed for 133 
certain users. He expressed that he doesn’t think that the General Plan is the appropriate place to 134 
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spell out all the nuances. He agreed with Commissioner Arbuckle’s written comments regarding 135 
the trail network and biking connectivity.  136 
 137 
Commissioner Monson agreed with the trail network and biking connectivity strategic objective.  138 
 139 
Commissioner Ward suggested finding a way to get bicycle traffic routes that would work 140 
consistently and agreed with the idea of layered network as described by Chair Jacobs.   141 
 142 
Commissioner Bott agreed with the idea of layered network as described by Chair Jacobs and 143 
advised looking at the City as it currently exists and considering how to make it better for the 144 
public.  145 
 146 
Commissioner Gilmore mentioned that there is not a recreation element but agreed with the 147 
strategy statement.  148 
 149 
Commissioner Higginson agreed with Commissioner Ward and suggested protected landscaping 150 
and a protected lane on Orchard Drive to retain traffic flow and to keep walkers, runners, and 151 
bicyclists safe.   152 
 153 
Chair Jacobs suggested a corridor study on Orchard Drive to review the capacity and utilization 154 
there is on the roadway, sidewalks, and the land use changes. Chair Jacobs stated that Orchard 155 
Drive is an opportunity. Planning Director Astorga clarified that what Chair Jacobs suggested 156 
that the General Plan provides a vision of Orchard Drive.  157 
 158 
Chair Jacobs opened the Public Hearing at 8:03 p.m.  159 
 160 
Teresa Giles, Resident, expressed concerns about the safety of children on Orchard Drive where 161 
Orchard Drive meets 2600 South and suggested the sidewalks also get moved back in the case of 162 
widening Orchard Drive.  163 
 164 
Troy Giles, Resident, expressed concern about the water aquifer and asked how it will get 165 
replenished.  166 
 167 
Jim Straight, Resident, stated that the northwest corridor from the Interstate to back of the 168 
neighborhood is owned by the State and suggested providing protection for the development 169 
from accidents that could potentially cause fire. Jim Straight mentioned that the residents clean 170 
out the canal, not the City, so that the water runoff has somewhere to go.  171 
 172 
Phil Ferguson, Resident, expressed concern about not seeing anything in the General Plan to 173 
incentivize bus riding and mass transit.     174 
 175 
Sherma Morton, Resident, expressed concerns about the curve on Orchard Drive where Orchard 176 
Drive meets 2600 South and Orchard Drive’s vision being similar to Main Street.  177 
 178 
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Les Merrill, Resident, thanked the Commission and Staff for all the work that is being put into 179 
the General Plan.    180 
 181 
Chair Jacobs closed the Public Hearing at 8:14 p.m.  182 
 183 
Commissioner Ward had questions about the UDOT freeway expansion plan and stated that she 184 
may reconsider her vote on that section until she gets more information.  185 
 186 
City Engineer Cheney mentioned that with the UDOT freeway plan, the drainage issues will be 187 
resolved with piped storm drain, and the ditch will be removed, and the area will be fully 188 
developed. Commissioner Ward asked a clarifying question regarding the freeway moving 189 
further east. City Engineer Cheney stated that UDOT plans to utilize everything that they 190 
currently have but does not believe there are designs on expansion. Chair Jacobs suggested 191 
reviewing the UDOT freeway plan. 192 
 193 
Commissioner Monson asked if the water aquifer is a foot down and why. City Engineer Cheney 194 
stated that over the last decade there has been a decrease in the static water level in the wells, but 195 
Bountiful is very fortunate to have many resources, not all of which are currently being used. 196 
City Engineer Cheney suggested conservation.   197 
 198 
Commissioner Higginson asked if the General Plan is the proper place to consider an aspirational 199 
comment like limiting water use and promoting xeriscape. Planning Director Astorga stated that 200 
the General Plan is an aspirational document.  201 
 202 
Commissioner Bott asked Chair Jacobs if he suggests any modification, changes, or additional 203 
language to the Transportation portion of the General Plan. Chair Jacobs suggested additional 204 
language to the strategy. Chair Jacobs suggested: “Not all roads need to be designed for all 205 
users, but that all roads need to accommodate all users”.  206 
 207 
Chair Jacobs mentioned urban trails that lead to recreational trails and asked for Commissioner’s 208 
input. Commissioner Monson liked the idea. Commissioner Bott stated that some of the roads 209 
will show what they need to be and asked how to identify what roads are good candidates for 210 
urban trails leading to recreational trails. Commissioner Higginson mentioned that there is a trail 211 
being developed from Barton Creek Lane to Bountiful Boulevard, the issue is how the homes 212 
were developed along the canyon rim.  He stated that the trails run either to or through the 213 
bottom of the canyon, and the homeowners do not like the idea of their property being included 214 
in the General Plan where a trail is going to run through their private property. Commissioner 215 
Higginson also mentioned the concerns regarding fire risk if you start introducing people to a 216 
largely undeveloped area without access to fire trucks.  217 
 218 
Commissioner Ward reiterated Commissioner Higginson’s comments regarding the concerns 219 
homeowners have about their private property and the fire risk.  Chair Jacobs mentioned that the 220 
City is not allowed to use eminent domain for trails. Planning Director Astorga confirmed the 221 
statement made by Chair Jacobs. Chair Jacobs mentioned that the majority of people will not ride 222 
to the trailheads because it is all uphill, understanding that there are limitations on this solving 223 
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the problems of busy trailheads. Chair Jacobs suggested a complete bike network connectivity 224 
evaluation. Commissioner Gilmore asked if the Trails Master Plan already does that. Planning 225 
Director Astorga clarified that the Trails Master Plan does not cover urban trails and that this 226 
principle is taken care of in the first principle.   227 
 228 
Chair Jacobs recommended a study for Orchard Drive. Planning Commissioners came to a 229 
consensus regarding the need for a study along Orchard Drive, but with the participation from 230 
the users.    231 
 232 
5. Planning Director’s Report/Update 233 

 234 
Planning Director Astorga stated that the next scheduled meeting is October 07, 2025. He also 235 
noted that the remaining items to discuss for the General Plan include: 236 

 237 
a. Moderate Income Housing Element 238 
b. Water Use and Preservation Element 239 
c. Economic Development Element 240 
d. Index: Guiding Principles, Goals, and Objectives 241 
e. Index: Existing Conditions 242 

 243 
6. Adjourn 244 

 245 
Chair Jacobs adjourned the meeting at 8:40 p.m. 246 
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Planning Commission 
Staff Report 
 
Subject:   Preliminary/Final Renaissance Towne Centre 

Commercial PUD Phase 3 Plat 1 Lot 11 Amendment 
at 1791 South Renaissance Towne Drive 

Author:   Amber Corbridge, Senior Planner  
Date:    November 18, 2025 
 

 

Background 

The applicant, Brian Knowlton with Knowlton General representing the owner Renaissance 

Lot 11 LLC, is requesting Preliminary and Final Approval of the Renaissance Towne Centre 

Commercial PUD Phase 3 Plat 1 Lot 11 Amendment at 1791 South Renaissance Towne 

Drive, located in the Mixed Residential (MXD-R) Zone. This request is to subdivide Lot 11 of 

Phase 3 Plat 1 (see attached) into two (2) lots: Lot 15 (19,913 SF) and Lot 16 (4,300 SF). 

The proposed plat is shown below (also attached): 
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Analysis 

The Planning Commission will need to find the proposed subdivision meeting the Bountiful 

City Subdivision Code Section 14-20-101: 

 

1. Meets the best interest of the public 

2. Meets good neighborhood development of the area concerned and Citywide 

3. Meets City codes and ordinances 

 

The property received Architectural and Site Plan Approval (See City Council Staff Report, 

Packet June 13, 2023, p. 43) to develop townhomes, apartments, and general commercial 

space. The townhome development (17 units) is complete, but the remaining apartments 

and commercial space need to be completed, as shown in Figure 1 below. The townhomes 

(already built as shown below) would be on Lot 15, and the 3-4 story mixed use structure 

would be on Lot 16 of the proposed amendment. The proposed plat also includes a defined 

easement for the sanitary sewer system. The applicant states the purpose for this 

application is to allow for separate ownership and financing of the vertical mixed-use 

building. The proposed plat would allow for the project to move forward to completion and 

meets the best interest of the City. 

 

 
Figure 1. Aerial Imagery of 1791 Renaissance Towne Drive, Bountiful, UT, Nearmap September 2025 
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Staff reviewed the plat for compliance with city codes and subdivision ordinances, and 

finds the proposal meets applicable requirements. 

 

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 anticipated negative impacts of the proposed plat amendment.  

 

Recommendation 

Staff recommends the Planning Commission review the proposed Preliminary and Final 

Subdivision Plat Amendment and forward a positive recommendation to City Council. 

 

Attachments 

1. Recorded Plat Map  

2. Proposed Plat Amendment  
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Planning Commission 

Staff Report 
 
Subject:   Preliminary and Final Plat Approval of the North 

Canyon Towns PUD Subdivision at 460 West 2600 
South 

Author:   Amber Corbridge, Senior Planner  
Date:    November 18, 2025 
 

 

Background 

The applicant, John Blocker with Brighton Homes representing Monument Real Estate 

Bountiful LLC, is requesting preliminary plat (subdivision) approval of a proposed 21–Lot 

Private Unit Development (PUD) subdivision at 460 West 2600 South, located in the Multi-

Family Residential (RM-13) Subzone. This request is to subdivide a 5-acre property 

(outlined in red below) into multiple lots/units with limited common area (LCA) and 

common areas for shared landscaping, parking, access and patios (See Attached Proposed 

Plat). The proposal includes creating twenty (20) new residential PUD units north of the 

subject property for future townhome development and subdivides the existing assisted 

living facility, located near the center-south portion of the site, as a separate lot, with cross-

access and utility easements. 

  

  
Figure 1. Aerial Imagery of 460 West 2600 South, Bountiful Nearmap 2025 
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Analysis 

The Planning Commission will need to find the proposed subdivision meeting the Bountiful 

City Subdivision Code Section 14-20-101: 

 

1. Meets the best interest of the public 

2. Meets good neighborhood development of the area concerned and Citywide 

3. Meets City codes and ordinances 

 

This project meets the minimum site development requirements for multi-family 

development in the RM-13 Subzone. Architectural and Site Plan Approval will be required 

for the development, during which setbacks, landscaping, building height, parking, design 

standards, and other standards will be reviewed. The property complies with the following 

minimum requirements:  

 

Table 1. Required Lot Standards for Multi-Family Development in the RM-13 Zone 

Lot Front 

Yard 

Setback 

Side 

Yard 

Setbacks 

Rear 

Yard 

Setback 

Lot Size  Lot 

Widt

h 

Building 

Height 

Parking 

Stalls 

Requirement,  

Minimum  

25’ 10’ or 2/3 

the height 

of the 

adjacent 

structure 

20’ 1.0 acres  

(13 

units/ac

re)  

80’ 35’ 2.5 per 

unit 

(dwelling, 1 

covered) 

.25 per 

unit 

(visitor) 

1.25 per 

assisted 

living unit 

Proposed  

Lot 1-20 

25’ 21’ and 

22’ 

40’ 1.6 acres  

(217,800 

SF) 

88’ 2-Story 

(35’ or 

less) 

56  

(20 

covered, 20 

tandems, 

16 stalls) 

Proposed 

Lot 21 

82’ 70’ and 

43’ 

30’ 3.4 acres 

(148,104 

SF) 

434’ 1-Story  

(35’ or 

less) 

68 

(existing) 
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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 

The proposal can be accommodated by the existing infrastructure. 

 

Recommendation 

Staff recommends the Planning Commission review the proposed Preliminary and Final 

Subdivision Plat and forward a positive recommendation to City Council, subject to the 

following: 

1. The applicant shall apply for Architectural and Site Plan Review for the development 

of the proposed townhomes. 

2. The legal description on the preliminary title report shall match the legal 

description shown on the plat, as verified by the Engineering Department prior to 

plat recordation. 

3. The applicant shall address all staff review comments prior to plat recordation. 

Attachments 

1. Proposed Plat Map with Staff Review Comments 

2. Proposed Plan Set 
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Planning Commission Staff Report 
 
Subject: Variance Request to Reduce the Rear Yard 

Setback for a Culinary Water Tank  
Address: 180 East 1500 South 
Author: Chaz Leech, Assistant Planner   
Date: November 18, 2025 
 
Background 
The applicant, Woods Cross City, submitted a Variance Request from the rear yard 
setback requirements in the Single-Family Residential Zone (R-4). The subject property 
(Parcel #03-233-0001) is a 1.73-acre parcel, owned by Woods Cross City, located at 180 
East 1500 South.  
 
Under the Bountiful City Land Use Code, the Planning Commission serves as the quasi-
judicial appeal authority for Variance Requests. In this capacity, the Commission acts 
pursuant to Utah Code, which requires that an appeal authority hear and decide 
requests for variances from the terms of land use ordinances (Land Use Code) and act 
in a quasi-judicial manner when doing so. Although state law refers to this body as an 
“appeal authority,” its role in this case is limited to considering and deciding Variance 
Requests under City Code. 
 
Analysis  
The applicant proposes to construct a 1.8-million-gallon underground culinary water 
tank at its existing water facility in Bountiful. The site currently includes three (3) 
underground water tanks and accessory structures that serve Woods Cross culinary 
water distribution system. The proposal includes demolishing two (2) existing 
underground tanks and one small accessory structure on the southwest portion of the 
property, to be replaced with a single, larger capacity tank and a new 8’ x 16’ accessory 
building. 
 
According to the applicant, the proposed tank will replace aging infrastructure that has 
exceeded its usable lifespan and no longer provides adequate reliability, capacity, or 
efficiency to meet current and projected needs. The proposed tank will be constructed 
of reinforced concrete, partially buried with approximately two to three (2-3) feet 
exposed above grade to improve longevity and reduce visual impact. The new tank will 
comply with all applicable state and national standards to ensure the facility is safe, 
sanitary, and compliant with regulatory requirements. 
 
The property lies entirely within the (R-4) Subzone, where the current standard requires a 
minimum rear yard setback of fifteen feet (15’) in accordance with Bountiful City Land 
Use Code §14-4-105. The applicant is requesting a variance to reduce the rear yard 
setback to twelve feet six inches (12’-6”) to accommodate the irregular shape of the lot. 
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Approval of this variance would allow Woods Cross City to construct a new culinary 
water tank and accessory building on the site. 
 
Utah Code §10-20-1102 (formerly §10-9a-702, effective November 6, 2025) establishes 
the criteria for review of a Variance Request and stipulates that the applicant bears the 
burden of proving that all of the conditions justifying a variance have been met. To grant 
a variance, each of the following criteria must be met: 
 
(i) Literal enforcement of the ordinance would cause an unreasonable hardship for 

the applicant that is not necessary to carry out the general purpose of the land use 
ordinances; 
 
In determining whether or not enforcement of the land use ordinance would cause 
unreasonable hardship under Subsection… the appeal authority may not find an 
unreasonable hardship unless the alleged hardship: 
 
(A) is located on or associated with the property for which the variance is 

sought; and 
 

(B) comes from circumstances peculiar to the property, not from conditions 
that are general to the neighborhood. 
 
Applicant’s Justification: 
Literal enforcement of the setback requirement would create an unreasonable 
hardship for Woods Cross City because of the irregular shape and limited 
buildable area of the property. The size and configuration of the proposed buried 
water tank are driven by engineering and public safety needs, not by preference, 
and cannot be reduced without compromising long term system reliability, 
storage capacity, and fire protection. Requiring the tank to meet the full 15-foot 
setback would reduce the City’s ability to serve the community’s water system 
demands. 

 
Granting this variance is still consistent with the overall purpose of the land use  
ordinances. Because the tank will be buried, its visual impact will be minimal, it 
will not change the character of the surrounding area, and it will still provide 
adequate separation from neighboring properties. 

 
Staff Evaluation:  
The existing water tanks on the property are mostly underground and largely 
concealed from view. The site currently includes two (2) small access and 
equipment buildings, and a new 8’ × 16’ above-ground access building is 
proposed as part of this project. As stated by the applicant, public utility facilities 
are designed and built for functionality, and therefore aesthetic considerations 
are generally secondary. The majority of the structures will remain below grade, 
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and the entire site is enclosed by a 6-foot-high cinder-block wall, which provides 
security and a visual buffer. 

 
The hardship identified by the applicant is located on and directly associated 
with the subject property, as the lot’s irregular shape and the presence of existing 
underground utility infrastructure limit the available buildable area. These 
physical constraints are circumstances peculiar to this property and are not 
general to the neighborhood. The hardship is not self-imposed, as the site has 
historically functioned as a municipal water facility, and the applicant did not 
create the existing lot configuration or utility conditions. The hardship is also not 
economic in nature, as the variance is requested to accommodate necessary 
infrastructure, not for financial convenience. 
 
While the requested reduction from fifteen feet (15’) to twelve feet six inches 
(12’-6”) may appear minimal, the proposed tank’s dimensions and placement are 
dictated by fixed engineering and safety requirements rather than design 
preference. The 1.8-million-gallon capacity represents the minimum volume 
needed to maintain adequate water reliability, system pressure, and fire-flow 
protection for the service area. Reducing the tank size or shifting its location to 
meet the full fifteen-foot (15’) setback would disrupt existing underground piping 
and access vaults that must remain operational during construction and would 
compromise the tank’s required structural geometry. As such, literal enforcement 
of the setback standard would impose a functional and physical hardship unique 
to this site rather than a dimensional inconvenience. 
 
Accordingly, staff finds that the alleged hardship is property-based, unique to this 
site, and consistent with the statutory criteria outlined in Utah Code § 10-9a-
702(2)(b). Given the essential public-utility nature of the facility and the limited 
buildable area, literal enforcement of the rear setback would not be practical and 
would not further the intent of the ordinance. Granting the variance would allow 
reasonable use of the property consistent with its established public-service 
function while maintaining the overall purpose of the land use code. 
 

(ii) There are special circumstances attached to the property that do not generally 
apply to other properties in the same zone; 
 
In determining whether or not there are special circumstances attached to the 
property under Subsection… the appeal authority may find that special 
circumstances exist only if the special circumstances: 
 
(i) relate to the hardship complained of; and 
 
(ii) deprive the property of privileges granted to other properties in the same 
zone. 
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Applicant’s Justification: 
Special circumstances exist on this property that do not generally apply to other 
properties in the same zone. The lot is irregularly shaped and constrained by 
existing utility infrastructure that limit the available area for siting a water storage 
facility of the size necessary to serve the community. Unlike typical parcels in the 
zone, this property has been historically used for municipal water storage and 
must continue to serve that public purpose. These unique circumstances make it 
impractical to comply with the strict application of the rear yard setback while 
still providing the essential public utility infrastructure needed for Woods Cross 
residents. 

 
Staff Evaluation:  
The property is a public utility facility site and, by the nature of its essential use, is 
unique within the Single-Family Residential (R-4) Zone. This use is necessary 
within residential areas to provide reliable culinary water service to the 
community. The irregular lot configuration and the presence of existing 
underground utility infrastructure are the special circumstances directly related 
to the hardship identified in Criterion (i). These conditions limit the buildable area 
and deprive the property of the ability to meet standard setback requirements, a 
privilege that other residential lots in the zone typically enjoy. 
 
The existing utility function, long-established municipal use, and physical 
constraints are circumstances peculiar to this property and not shared by other 
properties in the same zone. The proposed improvements will upgrade and 
expand an existing essential facility, allowing the site to continue serving its 
public purpose without altering the character of the surrounding area. 
 

(iii) Granting the variance is essential to the enjoyment of a substantial property right 
possessed by other property in the same zone; 
 
Applicant’s Justification: 
Granting this variance is essential to allow Woods Cross City to continue using 
the property for its established purpose as a water storage site, which is a 
substantial property right enjoyed by other properties in the same zone that are 
able to make reasonable use of their land, including two other public utility 
providers. Because of the lot’s irregular shape and physical constraints, strict 
enforcement of the setback requirement would effectively prevent the City from 
building a replacement tank of the necessary size, even though the property has 
historically been used for this exact purpose. Approval of the variance ensures 
the property can be used in a manner consistent with its long-standing function, 
without granting any greater rights than those available to other properties in the 
zone. 
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Staff Evaluation: Public utility facilities within residential zones are essential to a 
community and differ from typical residential properties. These uses are 
recognized as necessary to provide reliable services and are often subject to 
unique site constraints that limit strict compliance with standard zoning 
requirements. The proposed variance would allow a reasonable modification to 
the rear yard setback standard, thereby preserving the property’s continued and 
established use for public benefit without granting additional rights beyond those 
enjoyed by similar properties providing essential services. 

 
(iv) The variance will not substantially affect the general plan and will not be contrary 

to the public interest; 
 
Applicant’s Justification: 
Granting this variance aligns with the objectives outlined in Bountiful City's 
General Plan, particularly in supporting the development and maintenance of 
essential public infrastructure. Additionally, the variance is in harmony with the 
surrounding land uses, as the adjacent properties are similarly utilized for public 
utility purposes. This consistency ensures that the character of the neighborhood 
remains unchanged, and the public interest is upheld. 
 
Staff Evaluation:  
The proposed variance is consistent with the goals and policies of the Bountiful 
City General Plan, particularly those that support the maintenance and 
improvement of essential public infrastructure. The request is not contrary to the 
public interest, as utility facilities are vital to the community’s health, safety, and 
welfare and provide a necessary public service to Bountiful residents. The 
proposed improvements will maintain the established character and function of 
the area, ensuring compatibility with adjacent uses. 

 
(v) The spirit of the land use ordinance is observed and substantial justice done. 

 
Applicant’s Justification: 
Granting the variance preserves the intent of the land use ordinance by allowing 
the property to continue serving its long-standing public utility purpose while 
minimizing any negative impact on neighboring properties. The tank will be 
buried, reducing visual impact, and the location maintains a reasonable 
separation from property lines consistent with the goals of the setback 
regulations. Substantial justice is achieved because the City is allowed to replace 
aging infrastructure critical to water reliability and fire protection, without 
granting any undue advantage or special benefit beyond what other properties in 
similar circumstances could reasonably expect. The variance balances the 
operational needs of the utility with the intent of the ordinance, ensuring both 
community benefit and adherence to the planning framework. 
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Staff Evaluation:  
The proposed water tank will enhance essential public utility services that 
support community health and safety. The land use ordinance anticipates and 
allows the construction of public utility facilities within residential zones, 
provided they are designed to minimize neighborhood impacts. The variance 
upholds the spirit and intent of the ordinance by enabling the replacement of 
aging infrastructure while maintaining appropriate separation and minimal visual 
impact to adjacent properties. Granting the variance achieves substantial justice 
by allowing a necessary facility upgrade without undermining the purpose of the 
setback standards. 

 
The proposed use requires Conditional Use Permit (CUP) approval. The applicant 
applied for a CUP, concurrently with this variance application. Staff recommends that 
this permit be issued as a condition of approval. 
 
Department Review 
This staff report was written by the Assistant Planner and reviewed by the Senior 
Planner, City Engineer, Planning Director, and City Attorney. 
 
Significant Impacts 
No significant impacts are anticipated, as the proposal upgrades and improves an 
existing public utility facility. The two (2) existing underground culinary water tanks will 
be replaced with a single, more reliable, higher-capacity tank.  
 
Recommendation 
Based on analysis of the required criteria from Utah State Code outlined in the findings 
above, and the materials submitted by the Applicant, Staff recommends that the 
Planning Commission review the requested variance, hold a public hearing, and grant 
the variance to reduce the rear yard setback from fifteen feet (15’) to twelve feet six 
inches (12’-6”) to allow the construction of an underground culinary water tank on a 
property at an existing utility facility, subject to the following conditions of approval: 
 

1. The applicant shall obtain Conditional Use Permit approval. 
2. The applicant shall address all staff review comments. 
3. The applicant shall apply for and obtain all required building permits prior to 

construction. 
 

Attachments 
1. Aerial Photo 
2. Proposed Site and Construction Plans with Staff Comments 
3. Existing Site Photos 

4. Applicant’s Narrative 
 

 

Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 36 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 37 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 38 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 39 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 40 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 41 of 59



Bountiful City 
Planning Commission Packet 
Tuesday, November 18, 2025

Page 42 of 59



Statement of Intent 

Variance Application 

1.8-Million-Gallon Culinary Water Tank – Woods Cross City 

The City of Woods Cross is requesting approval of a variance to construct a 1.8-million-

gallon storage tank for culinary water on Woods Cross City property located at 180 E 1500 

S, Bountiful, UT 84010. Woods Cross City is seeking a variance to construct the water tank 

12.74 feet o) of the rear property line, instead of the 15 feet required by Bountiful City 

Code. 

This project is a critical element of Woods Cross City’s Culinary Water Master Plan. The 

new tank will replace two existing storage tanks that have exceeded their usable lifespan 

and no longer provide the level of reliability, capacity, or e)iciency required to meet the 

community’s needs. 

The project will accomplish the following: 

• Provide additional water storage to meet current and projected demands 

• Improve system resiliency and redundancy 

• Enhance fire flow protection for residential, commercial, and industrial areas 

• Eliminate risks associated with aging infrastructure  

• Ensure the system remains in compliance with Utah Administrative Code R309 

The new tank will be constructed of reinforced concrete. While portions of the west and 

south walls of the tank may be exposed 2-3 feet out of the ground, the remainder of the 

tank will be buried for longevity and to reduce visual impact. The new tank will be designed 

and constructed in accordance with AWWA standards, UAC R309 design criteria, and all 

applicable state and federal regulations. 

Woods Cross City is committed to working with Bountiful City, the Utah Division of Drinking 

Water, J-U-B Engineers, and contractors to ensure the success of this project.  
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Variance Application 

1.8-Million-Gallon Water Tank 

180 E 1500 S, Bountiful, UT 84010 

Woods Cross City is seeking approval of a variance to construct a 1.8-million-gallon 

culinary water tank at 180 E 1500 S in Bountiful, Utah. The new tank is needed to replace 

two existing storage tanks that have reached the end of their service life and no longer meet 

the City’s needs for reliability and capacity. The replacement tank will improve the overall 

operation of the water system and provide a long-term solution for the community of 

Woods Cross. 

The project aims to accomplish the following: 

• Provide additional storage to meet current and future demands. 

• Improve reliability and redundancy of the system. 

• Improve fire protection throughout the water system. 

• Ensure the system remains in compliance with Utah Administrative Code R309. 

Similar to the existing tanks on the property, the new tank will be buried to reduce visual 

impact.  

The proposed location for the tank is located on an irregularly shaped lot. In Chapter 4 of 

Bountiful City Land Use Code, section 14-4-105 (I) states: 

“On any lot which is not generally rectangular in shape, the required minimum rear yard 

setback may be an average of the distances measured from the rear corners of the main 

building directly to the rear property line(s). However, at no point may the main building be 

closer than fifteen (15) feet to the rear property line(s).” 

Woods Cross City is seeking a variance to construct the water tank 12.74 feet o7 of the rear 

property line, instead of the 15 feet required by Bountiful City Code. 

To obtain a variance, Utah State Code and Bountiful City Code require the applicant to 

prove that each of the following conditions justifying a variance have been met. 

Utah Code 10-9a-702-2 

i. Literal enforcement of the ordinance would cause unreasonable hardship for the 

applicant that is not necessary to carry out the general purpose of the land use 

ordinances. 
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Literal enforcement of the setback requirement would create an unreasonable 

hardship for Woods Cross City because of the irregular shape and limited buildable 

area of the property. The size and configuration of the proposed buried water tank 

are driven by engineering and public safety needs, not by preference, and cannot be 

reduced without compromising long term system reliability, storage capacity, and 

fire protection. Requiring the tank to meet the full 15-foot setback would reduce the 

City’s ability to serve the community’s water system demands.  

 

Granting this variance is still consistent with the overall purpose of the land use 

ordinances. Because the tank will be buried, its visual impact will be minimal, it will 

not change the character of the surrounding area, and it will still provide adequate 

separation from neighboring properties. 

 

ii. There are special circumstances attached to the property that do not generally 

apply to other properties in the same zone 

 

Special circumstances exist on this property that do not generally apply to other 

properties in the same zone. The lot is irregularly shaped and constrained by existing 

utility infrastructure that limit the available area for siting a water storage facility of 

the size necessary to serve the community. Unlike typical parcels in the zone, this 

property has been historically used for municipal water storage and must continue 

to serve that public purpose. These unique circumstances make it impractical to 

comply with the strict application of the rear yard setback while still providing the 

essential public utility infrastructure needed for Woods Cross residents. 

 

iii. Granting the variance is essential to the enjoyment of a substantial property right 

possessed by other property in the same zone; 

 

Granting this variance is essential to allow Woods Cross City to continue using the 

property for its established purpose as a water storage site, which is a substantial 

property right enjoyed by other properties in the same zone that are able to make 

reasonable use of their land, including two other public utility providers. Because of 

the lot’s irregular shape and physical constraints, strict enforcement of the setback 

requirement would e7ectively prevent the City from building a replacement tank of 

the necessary size, even though the property has historically been used for this 

exact purpose. Approval of the variance ensures the property can be used in a 
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manner consistent with its long-standing function, without granting any greater 

rights than those available to other properties in the zone. 

iv. the variance will not substantially a*ect the general plan and will not be contrary to 

the public interest 

 

Granting this variance aligns with the objectives outlined in Bountiful City's General 

Plan, particularly in supporting the development and maintenance of essential 

public infrastructure. Additionally, the variance is in harmony with the surrounding 

land uses, as the adjacent properties are similarly utilized for public utility 

purposes. This consistency ensures that the character of the neighborhood remains 

unchanged, and the public interest is upheld. 

 

v. The spirit of the land use ordinance is observed and substantial justice done. 

 

Granting the variance preserves the intent of the land use ordinance by allowing the 

property to continue serving its long-standing public utility purpose while 

minimizing any negative impact on neighboring properties. The tank will be buried, 

reducing visual impact, and the location maintains a reasonable separation from 

property lines consistent with the goals of the setback regulations. Substantial 

justice is achieved because the City is allowed to replace aging infrastructure 

critical to water reliability and fire protection, without granting any undue advantage 

or special benefit beyond what other properties in similar circumstances could 

reasonably expect. The variance balances the operational needs of the utility with 

the intent of the ordinance, ensuring both community benefit and adherence to the 

planning framework. 

 

The requested variance is necessary to replace aging water infrastructure and ensure 

reliable service for the community and for future growth. The minimal setback adjustment 

is reasonable given the lot’s unique conditions and will not compromise the intent of the 

land use ordinances or the public interest. 
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Planning Commission Staff Report 
 
Subject:   Conditional Use Permit for Construction of a 

Culinary Water Tank for Woods Cross City 
Address:  180 East 1500 South 
Author:    Chaz Leech, Assistant Planner  
Date:     November 18, 2025 
 
 
Background 
The applicant, Woods Cross City, is requesting a Conditional Use Permit (CUP) to 
construct a new 1.8-million-gallon culinary water tank, which would replace two (2) 
existing tanks that have reached the end of their service life and no longer meet the 
Woods Cross City’s needs for reliability and capacity (See attached Statement of 
Intent). The existing water tanks are located at 180 East 1500 South.  The property is in 
the Single-Family Residential Zoned (R-4) where the proposed construction for a public 
utility facility is listed as a conditional use under the Bountiful City Land Use Code. 
 
The applicant states that the proposal to construct a new replacement water tank will 
improve the overall operation and reliability of the municipal water system and provide a 
long-term solution for the City of Woods Cross. The project also includes the demolition 
of two (2) existing water tanks and one accessory building used for the operation of the 
existing tanks.  (See attached Proposed Site Plan and Design Plans for full details of the 
demolition plan and site improvements). 
 

 

 

 

 

 

 

 

 

 

 
 

 

Figure 1:Aerial photo from Nearmap imagery Sept 3,2025 
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Analysis 
Under Bountiful City Land Use Code §14-2-506, a CUP 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 applicable standards. The 
Planning Commission must consider: 
 

1. The location of the proposed use in relation to other existing uses in the general 
vicinity; 

2. The effects of the proposed use and accompanying improvements on existing 
developments; and 

3. The appropriate buffering of uses and buildings, proper parking and traffic 
circulation, and the use of building materials and landscaping that are in harmony 
with the area. 

 
Evaluation: 

1. Location Relative to Surrounding Uses - Impacts Mitigated 
The subject property has operated as a municipal water facility for decades, and 
the proposed improvements will continue that established public-utility use. 
Surrounding land includes single-family homes and other public-utility parcels 
(Mountain Fuel Supply Co. and Weber Basin Water Conservancy District). 
Because the new tank replaces aging infrastructure and will be buried, it will 
maintain the existing land-use pattern and not introduce new activity or 
incompatibility. 
 
Finding: The proposed use remains compatible with surrounding properties; all 
potential location-based impacts are mitigated. 
 

2. Effects on Existing Developments - Impacts Mitigated with Conditions 
The replacement tank will improve site conditions by consolidating facilities, 
removing deteriorated structures, and modernizing operations. The tank will be 
largely underground, with only minor above-grade exposure, and the top will be 
seeded with native vegetation to reduce visual presence. The site’s passive 
operation will not generate measurable noise, odor, or traffic. 
 
Finding: All potential visual and operational impacts are mitigated through site 
design and can be maintained through standard conditions of approval. 
 

3. Buffering, Circulation, and Design Harmony - Impacts Mitigated 
Existing masonry walls, vegetated fencing, and the site’s recessed elevation 
provide effective screening from adjacent residences. The access from 1500 
South remains sufficient for occasional maintenance vehicles, and the small 
control building will use subdued, neutral materials consistent with the 
surrounding neighborhood. 
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Finding: Adequate buffering and access exist; building scale and materials are in 
harmony with the area. All reasonably anticipated detrimental effects are 
mitigated. 

 
The companion Variance Request addresses a dimensional standard (rear setback 
reduction) necessary to accommodate the irregular lot shape. The CUP, by contrast, 
evaluates overall compatibility and mitigation of potential impacts. Both approvals are 
complementary but distinct in purpose.  Staff finds that the proposed CUP satisfies the 
standards of Bountiful City Land Use Code §14-2-506. The reasonably anticipated 
detrimental effects of the use are, or can be, fully mitigated through compliance with 
department review comments and ongoing maintenance conditions. Approval of the 
associated variance and implementation of staff-recommended conditions will ensure 
compatibility with the surrounding neighborhood. 
 
Department Review 
This staff report was written by the Assistant Planner and was reviewed by the Senior 
Planner, City Engineer, City Attorney, and Planning Director.  
 
Significant Impacts 
There are minimal impacts from this proposed development on the property and 
surrounding uses, as it is an upgrade to the existing land use. Existing infrastructure, 
including water, sewer, storm drainage, and transportation, is already in place and 
sufficient to support the proposed development.  
 
Recommendation 
Staff recommends that the Planning Commission review the application, hold a public 
hearing, and approve the Conditional Use Permit (CUP) for a new culinary water tank at 
180 East 1500 South, subject to the following conditions of approval: 
 

1. The applicant shall obtain Variance approval to reduce the required rear yard 
setback. 
 

2. The applicant shall address all staff review comments. 
 

3. The applicant shall implement the following mitigation measures to minimize 
potential impacts on surrounding properties: 
 

a. The tank shall be buried with no more than two to three (2–3) feet 
exposed above grade, and the surface shall be seeded with native 
vegetation consistent with surrounding hillside conditions. 
 

b. The new 8′ × 16′ control building shall utilize neutral, non-reflective exterior 
materials and colors compatible with the residential setting. 
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c. The existing six-foot (6’) masonry wall and vegetated fencing shall be 
maintained or replaced as needed to preserve screening and security. 

 
d. Construction activities shall comply with Bountiful City’s noise regulations, 

dust control standards, and permitted construction hours. 
 

e. The applicant shall maintain site landscaping and fencing to ensure 
continued visual buffering and compatibility.  

 
 
Attachments 

1. Vicinity Map 
2. Proposed Site and Design Plans 
3. Existing Site Photographs  
4. Statement of Intent 
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Statement of Intent 

Variance Application 

1.8-Million-Gallon Culinary Water Tank – Woods Cross City 

The City of Woods Cross is requesting approval of a variance to construct a 1.8-million-

gallon storage tank for culinary water on Woods Cross City property located at 180 E 1500 

S, Bountiful, UT 84010. Woods Cross City is seeking a variance to construct the water tank 

12.74 feet o) of the rear property line, instead of the 15 feet required by Bountiful City 

Code. 

This project is a critical element of Woods Cross City’s Culinary Water Master Plan. The 

new tank will replace two existing storage tanks that have exceeded their usable lifespan 

and no longer provide the level of reliability, capacity, or e)iciency required to meet the 

community’s needs. 

The project will accomplish the following: 

• Provide additional water storage to meet current and projected demands 

• Improve system resiliency and redundancy 

• Enhance fire flow protection for residential, commercial, and industrial areas 

• Eliminate risks associated with aging infrastructure  

• Ensure the system remains in compliance with Utah Administrative Code R309 

The new tank will be constructed of reinforced concrete. While portions of the west and 

south walls of the tank may be exposed 2-3 feet out of the ground, the remainder of the 

tank will be buried for longevity and to reduce visual impact. The new tank will be designed 

and constructed in accordance with AWWA standards, UAC R309 design criteria, and all 

applicable state and federal regulations. 

Woods Cross City is committed to working with Bountiful City, the Utah Division of Drinking 

Water, J-U-B Engineers, and contractors to ensure the success of this project.  
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