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BLUFFDALE 

~~ EST 1848 ~~ 

BLUFFDALE CITY COUNCIL AND 
REDEVELOPMENT AGENCY BOARD 

COMBINED MEETING AGENDA 
Wednesday, September 14, 2016 

Notice is hereby given that the Bluffdale City Council and the Bluffdale Redevelopment Agency Board will hold a 
combined meeting Wednesday, September 14, 2016 at the Bluffdale City Fire Station, 14350 South 2200 West, Bluffdale, 
Utah scheduled to begin promptly at 6:30 p.m. or as soon thereafter as possible. Notice is further given that access to 
this meeting by the Mayor and or City Council may be by electronic means via telephonic conference call. 

BLUFFDALE CITY COUNCIL REGULAR BUSINESS MEETING 6:30 P.M. 

1. City Council Photograph by Wayman Studio. 

2. Roll Call, Invocation, Pledge of Allegiance* 

3. PUBLIC FORUM - (4 minute maximum per person to bring items not already on the agenda before the 
Council. Participants are encouraged to submit a written statement (1 copy) for items that are complex or 
that may require more than 4 minutes to present) . 

4. CONSENT AGENDA-
4.1 Approval of the August 24, 2016 meeting minutes. 
4.2 Preliminary acceptance of Iron Horse Plat C Subdivision, and beginning the warranty period. 
4.3 Acceptance of Palisade Acres Subdivision, ending the warranty period. 
4.4 Acceptance of Deer Orchard Cove, ending the warranty period. 

5. Presentation and discussion regarding the level of Police Service/Coverage in the City, staff presenter, Police 
Chief Burton. 

6. PUBLIC HEARING - Consideration and vote on an Amendment to the Zoning Map from Heavy Commercial 
(HC) to General Commercial (GC-1) for 4.66 acres shown as Plat J, located at approximately 15200 South Pony 
Express Road, 4 Independence, LLC, applicant, staff presenter, Jennifer Robison. 

7. Consideration and vote on a Resolution authorizing execution of an Amended Development Agreement with 
Simple Products Corporation, including an amended Project Plan, staff presenters, Grant Crowell and Vaughn 
Pickell. 

8. Consideration and vote on a Preliminary and Final Subdivision Plat Applications for The Highlands Phase 2 
for 5.11 acres to create four (4) residential lots located in the R-1-43 Residential (1 acre) Zone at approximately 
14132 South 1850 West, Skye Phase V, applicant, staff presenter, Jennifer Robison. 

9. Consideration and vote on a Resolution of the Bluffdale City Council authorizing the City Manager to enter 
into agreements awarding a contract for General Services, ADA Ramps and Various Concrete Flatwork, and 
establishing a Maximum Expenditure for FY 2016-2017, staff presenter, Dan Tracer. 



BLUFFDALE CITY REDEVELOPMENT AGENCY BOARD MEETING 

1. Roll Call 

2. CONSENT AGENDA-
2.1 Approval of the June 08, 2016 meeting minutes. 
2.2 Approva l of the June 22, 2016 meeting minutes. 

3. Consideration and vote on a Resolution of the Bluffdale City Redevelopment Agency Board Authorizing a 
Transfer from the Eastern Bluffdale EDA Fund and the Jordan Narrows EDA Fund to the Bluffdale City Park 
Impact Fees Fund, staff presenter, Bruce Kartchner. 

4. Consideration and vote on a Resolution of the Bluffdale City Redevelopment Agency Board Authorizing Use of 
the Housing Allocation for Construction of a Public Park and an Accompanying Secondary Water Pump 
Station, Finding that Those Improvements Constitute Infrastructure Improvements Related to Housing in a 
Project Area where Blight Has Been Found to Exist, staff presenter, Bruce Kartchner. 

5. Consideration and vote on a Resolution of the Bluffdale City Redevelopment Agency Board Authorizing 
Reimbursement to the City of Bluffdale Funds for the Construction of Noell Nelson Drive, staff presenter, 
Bruce Kartchner. 

6. Adjournment 

CONTINUATION OF BUSINESS MEETING 

10. Mayor's Report 

11. City Manager's Report and Discussion 

PLANNING SESSION 
7. Please Note: The planning session is for identifying future items and other council discussion in 

accordance with Utah Code§ 52-4-201{2)(a). While the meeting may be open to the public, there will not 
be any opportunity for public input during the planning session. 

8. Closed meeting pursuant to Utah Code§ 52-4-205(1) to discuss the character, professional competence, or 
health of an individual, collective bargaining, pending or imminent litigation, strategies to discuss real 
property acquisition, including any form of a water right or water shares, security issues, or any alleged 
criminal misconduct (if needed). 

9. Adjournment 

Dated this 9th day of September, 2016 

I HEREBY CERTIFY THAT THE FOREGOING NOTICE AND AGENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE TRIBUNE, AND 

THE DESERET MORNING NEWS; POSTED AT THE BLUFFDALE CITY HALL, BLUFFDALE CITY FIRE STATION, AND THE COMMUNITY BULLETIN 

BOARD AT THE BLUFFS APARTMENTS; EMAILED OR DELIVERED TO EACH MEMBER OF THE BLUFFDALE CITY COUNCIL; ON THE CITY'S 
WEBSITE AT WWW.BLUFFDALE.COM AND ON THE PUBLIC MEETING NOTICE WEBSITE, WWW.PMN. UTAH.GOV 

Wendy L. Deppe, CMC 
City Recorder 

Note: The Bluffd ale City Council will take a recess at approximately 9:30 p.m. and will evaluate the time needed to complete items not yet 

heard on the evening's agenda. Items the Council determines may take the meeting past 10:00 p.m. may be removed from the agenda and 

re-scheduled for the next regularly scheduled meeting. In compliance with the American with Disabilities Act, individuals needing 

assistance or other services or accommodation for this meeting should contact Bluffdale City Hall at least 24 hours in advance of this 

meeting at 801-254-2200. TTY 7-1-1. *Contact the City Recorder if you desi re to give the Invocation. 



DRAFT - FOR DISCUSSION PURPOSES ONLY 

BLUFFDALE CITY COUNCIL 
MEETING MINUTES 

Wednesday, September 14, 2016 
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Staff: 

Alan Jackson 
Ty Nielsen 
Boyd Preece 
Justin Westwood 
James Wingate 

Mark Reid, City Manager 
Vaughn Pickell, City Attorney 
Grant Crowell, City Planner/Economic Development Director 
Jennifer Robison, Senior City Planner 
Caitlyn Miller, Associate City Planner 
Dan Tracer, Assistant City Engineer 
Bruce Kartchner, Finance Director 
Blain Dietrich, Public Works Operations Manager 
Andrew Burton, Police Chief 
Wendy Deppe, City Recorder 

BLUFFDALE CITY COUNCIL REGULAR BUSINESS MEETING 

Mayor Derk Timothy called the meeting to order at 6:30 p.m. 

1. City Council Photograph by Wayman Studio. 

Photos of the City Council were taken prior to commencement of the public meeting. 

2. Roll Call, Invocation, Pledge of Allegiance. 

All Members of the City Council were present. 

Pete Larkin offered the invocation. Ulises Flynn led the Pledge of Allegiance. 

3. PUBLIC FORUM. 

Ulises Flynn gave his address as 15195 South Skyfall Drive and asked the City Council to amend 

the ordinance for fencing between Commercial and Residential. Currently the minimum height is 

six feet. He recommended it be changed to eight feet and liked the precedent set between Smith's 

and the neighboring subdivision. City Manager, Mark Reid, stated that eight feet is already the 

standard but Smith's is 10 feet. City Planner/Economic Development Director, Grant Crowell, 

clarified that the maximum for residential is eight feet and commercial is six feet. 

1 
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BLUFFDALE CITY COUNCIL 
MEETING MINUTES 

Wednesday, September 14, 2016 

1 Brant Snow gave his address as 14212 Stone Fly Drive and asked for the Council's assistance 

2 getting support from UDOT with respect to sound barriers. UDOT does their research at the 

3 beginning of each year. Mr. Snow hoped to get on their agenda prior to next year. Mayor 

4 Timothy referred Mr. Snow to UDOT's Region 2 Director, Brian Adams, and stated that he would 

5 be the best contact. 

6 
7 Ryan Rasband gave his address as 1575 West Iron Horse Boulevard and stated that the backyard 

8 of his newly constructed home overlooks the Jordan River Parkway Trail. He feels it is his duty 

9 and responsibility as a resident to share with the Council what he has observed on the trail. He has 

10 witnessed hunting and shooting near the trail and motor vehicles being driven there. It was his 

11 understanding that Bluffdale City allows shooting in designated areas. His concern was that the 

12 area is not clearly identified on signs or a shooting map so hunters are hunting outside the 

13 designated area, which puts homes and families at risk. 

14 
15 Mr. Rasband was also concerned about children playing on the trail and being hit by vehicles on 

16 the Jordan River Parkway Trail. The trail is clearly marked yet no citations have been issued. His 

1 7 understanding was that there is continued debate about whether to allow hunting in Bluffdale. 

18 Mr. Rasband stated that earlier in the evening two shots were fired over his home. A few days 

19 earlier he observed two four-wheelers going 30 mph that nearly hit a small child on a bicycle on 

20 the trail. He stated that he has video evidence that he was willing to share and there were 

21 witnesses. He indicated that no trespassing signs are also being vandalized. Hunters intimidate 

22 those using the Jordan River Parkway Trail and litter the area with spent shot gun shells. 

23 
24 Mayor Timothy stated that the hunting issue has not been discussed for two years. There was 

25 adequate support among the Council to put it on a future City Council agenda. Mr. Rasband stated 

26 that currently there is nothing prohibiting driving on the trail. City Attorney, Vaughn Pickell, 

27 agreed to look into the matter further. 

28 
29 Mr. Crowell introduced the City's New Associate Planner, Caitlyn Miller 
30 

2 



DRAFT - FOR DISCUSSION PURPOSES ONLY 

BLUFFDALE CITY COUNCIL 
MEETING MINUTES 

Wednesday, September 14, 2016 
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4.1 Approval of the August 24, 2016 Meeting Minutes. 

4.2 Preliminary Acceptance of Iron Horse Plat C Subdivision, and Beginning the 
Warranty Period. 

4.3 Acceptance of Palisade Acres Subdivision, Ending the Warranty Period. 

4.4. Acceptance of Deer Orchard Cove, Ending the Warranty Period. 

Justin Westwood moved to approve the Consent Agenda. Ty Nielsen seconded the motion. 

The motion passed with the unanimous consent of the Council. 

5. Presentation and Discussion Regarding the Level of Police Service/Coverage in the 
City, Staff Presenter, Police Chief Burton. 

Police Chief, Andrew Burton, presented the Workload Study and described the Department' s 

staffing needs. He reported that they conducted an analysis to help them understand the level of 

law enforcement services. Chief Burton stated that he puts officer safety as the first consideration. 

Some calls require two and sometimes more than two officers. There is liability if enough 

manpower is not provided. Response times were described as seven minutes or less for Priority 1 

calls. The ratio of officers based on population was discussed. Chief Burton's experience was 

that 1 officer per 1,000 in Utah is about right. Bluffdale is at .6 and Saratoga Springs is at .84 

officers per 1,000 residents. 

With regard to the patrol officers' time, he referred to the call numbers. He noted that calls are not 

all that an officer has to do and can take an entire shift to complete. In addition, an officer may 

have to attend trainings, meetings, or perform vehicle maintenance. Unobligated time involves 

being proactive and patrolling neighborhoods, monitoring school zone speeds, giving 

presentations, etc. 

Calls for service were next discussed. Chief Burton stated that there is a projection for a slight 

increase each year. In 2016, they are seeing an increase in calls for service. They also have 

incidents and first reports. This year they have seen a 30% increase in incidents with 3,325 that 

3 
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BLUFFDALE CITY COUNCIL 
MEETING MINUTES 

Wednesday, September 14, 2016 

1 require a first report and others that necessitate additional investigation. Chief Burton reported 

2 that in 2016, response times for Priority 1 calls were 8:47. In 2015, one patrol officer was added 

3 which resulted in a 13% decrease in the number of calls per officer. Currently there is a 17% 

4 increase in calls for service per officer per year. The same analysis was conducted for first 

5 reports, which are 608 per officer per year. 

6 
7 Mayor Timothy stressed the importance of getting to a level of officers where they are doing more 

8 patrolling and enforcing the speed limits in the City. He noted that at the most recent Meet the 

9 Mayor Meeting, every person that was present brought up the issue of speeding. Chief Burton 

10 stated that if two officers were added and they did not have calls, they could specifically be 

11 assigned to be project officers and perfonn speed enforcement in school zones. 

12 
13 With regard to investigations, Chief Burton stated that they are projecting a large increase in the 

14 number of cases assigned and completed. He suggested that the ideal staffing would be two full-

15 time detectives. Ideally there would be two patrol officers and one investigator. Chief Burton 

16 reported that in terms of Part 1 crimes they have done fairly well and have only a slight increase. 

17 
18 The Mayor invited members of the public to ask questions. With regard to safety, Chief Burton 

19 stated that both Saratoga Springs and Bluffdale are both very safe comparatively speaking. In 

20 addition, the police force enjoys great support from the citizens. In response to a question raised, 

21 Chief Burton stated that for 23 years he worked for the Unified Police Department and spent eight 

22 years working for Summit County as a Canyon Detective. He also worked in Salt Lake where he 

23 was assigned to Gang Enforcement for 11 years. 

24 
25 A citizen indicated that she is the mother of an autistic child and asked Chief Burton how he 

26 would deal with someone with autism. Chief Burton indicated that officers are not trained 

27 psychologists but they are receiving more training on how to deal with various types of 

28 disabilities. He noted that officers are sensitive to cases of that nature and deal with them on 

29 occas10n. 

30 
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BLUFFDALE CITY COUNCIL 
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Wednesday, September 14, 2016 

The issue of speeding in the light industrial area was next addressed. Mayor Timothy stated that 

the speed limit sign issue should be handled by the City Engineer. Mr. Reid stated that the speed 

limit is 35 mph along Heritage Crest Way from 14600 South to the entrance to Independence, 

where it changes to 25 mph. 

6. PUBLIC HEARING- Consideration and Vote on an Amendment to the Zoning Map 
from Heavy Commercial (HC) to General Commercial (GC-1) for 4.66 Acres Shown 
as Plat J, Located at Approximately 15200 South Pony Express Road, 
4 Independence, LLC, Applicant, Staff Presenter, Jennifer Robison. 

The above matter was removed from the agenda at the request of the applicant. 

Justin Westwood moved to remove the above item from the agenda. Ty Nielsen seconded 

the motion. The motion passed with the unanimous consent of the Council. 

7. Consideration and Vote on a Resolution Authorizing Execution of an Amended 
Development Agreement with Simple Projects Corporation, Including an Amended 
Proiect Plan, Staff Presenters, Grant Crowell and Vaughn Pickell. 

Mr. Crowell presented the staff report and gave a history of the property. He reported that the 

original Independence boundary was amended in 2014. New owners purchased the property and 

are now interested in modifying some of the terms of the Land Use Agreement, which is a project 

plan that is an exhibit to the Development Agreement contract. In 2014, commercial was 

developed on the east side and Porter Rockwell Boulevard was to curve toward the freeway. It 

had since been determined that it will be curving so they plan to move forward with the plans for a 

straight through or a T-intersection depending on what happens to the north. 

The applicants asked for consideration of a new project plan to add warehousing and light 

industrial land uses as approved uses on the property. Doing so will require an amendment to the 

Project Plan, which is an amendment to the Development Agreement. If the land use approval 

moves forward, the new Project Plan will guide the technical review of the final site plan and they 

will work with staff to move forward . Mr. Crowell stated that the issue is whether additional uses 

such as warehousing and light industrial uses that are referenced in the mixed-use zoning 

5 



DRAFT - FOR DISCUSSION PURPOSES ONLY 

BLUFFDALE CITY COUNCIL 
MEETING MINUTES 

Wednesday, September 14, 2016 

1 ordinance including additional building size from 50,000 to 60,000, should be modified and 

2 approved. 

3 

4 Mr. Crowell stated that the Planning Commission reviewed the request and forwarded a positive 

5 recommendation to the City Council. Mayor Timothy noted that it passed with a 3-to-2 vote. 

6 Mr. Crowell described the process and stated that a public hearing is not required. 

7 
8 The applicant, Scott Carlson, stated that they need to consolidate their businesses into one 

9 location. Currently, they are scattered throughout the Valley, which has become cumbersome. 

10 They want to locate in Bluffdale City. In addition, their project will provide employment 

11 opportunities in Bluffdale. Mr. Carlson stated that they are prepared to move forward within 18 

12 months. 

13 
14 Jim Dunn reported that he is a Bluffdale resident and gave his address as 14064 Pheasant Hollow 

15 Lane. He gave the Council a historical perspective and stated that in 1999 he served on the City 

16 Council and proposed with Mayor Noell Nelson and other Members of the Council the rezone of 

17 the comer of Bangerter and Redwood Road as commercial and to create an RDA. The meetings 

18 were well attended and the public hearing was held at the elementary school. There was so much 

19 anger and vilification that law enforcement was present at the meeting to prevent violence. At the 

20 time, everyone in Bluffdale wanted one-acre lots and no commercial not understanding that the 

21 City's three largest sources ofrevenue were building permits, property taxes, and sales taxes 

22 generated by the Maverik. The City could no longer function with that kind of revenue. The 

23 comer was approved and 17 years later it is still undeveloped. 

24 
25 Mr. Dunn stated that the Council has a very difficult job, which is to balance the competing 

26 interests of private property owners and current residents. He explained that the developer wants 

27 to be a good neighbor and will operate his business here. Mr. Dunn stated that his bias is that he 

28 represents the developer and drafted the Development Agreement. As a 23-year Bluffdale 

29 resident, his interests are similar to those present. He wants to preserve the quality oflife that 

30 many moved to the area to obtain. 

31 

6 
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1 Mr. Dunn reported that when they appeared before the Planning Commission there was concern 

2 that because the property is zoned Light Industrial there would be manufacturing there. Light 

3 Industrial allows several uses that the Commercial zone does not. First, what is not allowed is any 

4 type of auto glass repair, auto parts sales, bicycle parts/sales/service, laundry and dry cleaning, 

5 furniture stores, hardware stores, office buildings, retail sales, aquariums, and small animal 

6 vete1inary clinics. The Commercial zone allows automobile sales and services, banks, car washes, 

7 convenience stores, drive-thru facilities, gas stations, and restaurants. 

8 
9 Jason Hagblom from Newmark Grubb Acres Commercial Real Estate spoke about the type of 

10 tenants that would be interested in locating to a project like this. When they began, many of those 

11 they were speaking to wanted big box retail. In their research they found that they are five to 10 

12 years from a big box retailer coming to a location like the one proposed, especially with the 

13 Smith's store being announced. The applicants decided that the highest and best use of the 

14 property was to have Simple Projects occupy the northeast comer and have the northwest comer 

15 occupied by more traditional retail tenants. They have reached out and spoken to many major 

16 franchises who have expressed early interest. The southeast building will be office, wellness, 

17 dentists, etc. and the southwest building will eventually be phased into more retail but will begin 

18 as ecommerce type companies with a retail store front and a back end warehouse. 

19 
20 Mayor Timothy opened the meeting to public comment. 
21 

22 Ulises Flynn gave his address 15195 South Skyfall Drive and felt that the City would be selling 

23 out by accepting the proposal. He commented that once the prison relocates, the area will be 

24 prime real estate. He thought that perhaps holding out a bit longer might be beneficial. 

25 

26 Stacy Leavitt gave her address as 14759 Lewski Lane and stated that they are directly across the 

27 street from the proposed development. When they purchased their home they did so with the 

28 understanding that the property would be retail space and not Light Industrial. They wanted a 

29 place where they could walk to shops. There are a few acres of Light Industrial behind them 

30 where there is plenty of space for Simple Products. Mrs. Leavitt did not support what is proposed 

31 across the street and was concerned about her property values. 

7 
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2 Anthony Castro gave his address as 151 89 South Inverlieth Cove, and considered the argument 

3 about what happened 17 years ago to be invalid. He thought the pictures were great but 

4 unrealistic. In the end, the developer is looking for people to pay their mortgage. Mr. Castro 

5 stated that although he lives in Bluffdale he goes to other cities to shop. He preferred to do things 

6 in Bluffdale and the proposal does not help that become a reality. He pointed out that this is a 

7 prime location and sets the tone for the entire community. He thought there were better options 

8 and suggested the City hold out for something better. 

9 

10 Pete Larkin gave his address as 15189 South Liberty Bell Drive and commented that there are two 

11 main entries into the community and one is already Light Industrial. Having another entry way 

12 full of industrial immediately creates a perception. 

13 
14 Alan Jackson asked Mr. Crowell to display the list of currently permitted uses. 
15 
16 Derek Brown gave his address as 15109 South Peace Drive and did not recommend the Council 

17 approve the amendment. The owner purchased the property as-is and at some point the 

18 Independence residents will represent at least one-half of Bluffdale' s population. 

19 
20 Sean Leavitt gave his address as 14759 Lewski Lane and was not in favor the proposal. He stated 

21 that when they purchased their home they were told that the area was zoned for retail. They were 

22 not able to change the zoning once they purchased their property and he did not think it was right 

23 for the applicants to do so either. Mr. Leavitt was also concerned about the potential for large 

24 trucks to come through the neighborhood. 

25 
26 Raymond Stratford gave his address as 15984 South Peace Drive and addressed the placement of 

27 the freeway, which he considered to be a benefit. 

28 
29 Justin McTee gave his address as 14735 South Nob Lane and stated that he and his wife have two 

30 boys aged 9 and 4 months. They moved to Bluffdale because they want to live in a neighborhood 

31 where their nine-year-old can ride his bike. He stated that there was no talk of what the traffic 

32 impact will be or how many semi-trucks might be coming through on a daily basis. If it is truly 

8 
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1 industrial, he stated that there will be shipping and receiving taking place. Mr. McTee saw no 

2 reason for the applicant to try to sell the Council on what they want to do. He asked the Council 

3 to consider whether they would like this kind of use near them. 

4 
5 Christopher Moore gave his address as 14722 Nob Lane and commented that Bluffdale is a 

6 wonderful place to live and he wanted it to stay that way. He did not believe that what is proposed 

7 is in the best interest of the City. 

8 
9 David Prince gave his address as 15065 South Pledge Drive and added economical points that had 

10 not been made. He has witnessed these kinds of things in the past and was previously involved in 

11 real estate in the Uintah Basin where he saw several instances involving the switching of zoning 

12 and property planning taking place. He understands and respects property rights but stated that a 

13 better strategic option for the applicants would have been to enter into an option before purchasing 

14 the property to see if they could attain the desired zoning approval. Mr. Prince stated that Heavy 

15 Commercial will provide the retail tax base the City needs. He agreed that once the prison moves, 

16 the property will be ideal prime property. 

17 
18 Hannah Jones gave her address as 15181 South Sabre Place and stated that she would prefer what 

19 is proposed to a warehouse because it will be well maintained and quiet. 

20 
21 Michelle Harris gave her address as 14787 Rising Star Way, which is across the street from the 

22 subject property. About six months ago a group of neighbors contacted their developer to change 

23 the fencing from Trex to vinyl. The neighbors approached the City Council who required them to 

24 adhere to their original agreement. Ms. Harris remarked that the developer also signed an 

25 agreement and knew how the property was zoned. She thought they should also adhere to the 

26 original agreement. 

27 
28 Mr. Dunn commented that a great deal of bias had been shown tonight. He explained that by 

29 allowing mixed-use zoning they do not eliminate commercial. The property can be used for 

30 residential or light industrial if the change is made to the Development Agreement. Mr. Dunn 

31 explained that the market will control what happens on the property. If the Development 

9 
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1 Agreement is modified to allow mixed use, it will expand the number of businesses and the types 

2 of uses that will be allowed. Currently it is limited. 

3 

4 Mayor Timothy commented that Brian Christensen who is the CEO of Simple Products 

5 approached the City Council during a work session and asked about the possibility of his project 

6 being allowed before he purchased the property. Since then many homes have been built and the 

7 market has changed. At the time, the City Council agreed to consider the request. He stressed that 

8 Simple Products did not purchase the property without performing their due diligence. Prior to 

9 July 7, he reminded the City Council that retail was preferred and he has been very supportive of 

10 the proposed project. In an email he received from Mr. Christensen, there was mention of his 

11 agent beginning to put a "Plan B" together to hold on to on the property and build elsewhere due 

12 the timing and complexity of the process. After receiving the letter, the Mayor retracted his 

13 support. 

14 
15 Boyd Preece stated that at the time the request was originally made, relocation of the prison was 

16 not an issue and was not taken into account. Porter Rockwell was put in to capture the traffic. 

17 One of the benefits that will result from the traffic is having these types of services. Council 

18 Member Preece indicated that there are studies that show that Bluffdale could support some of the 

19 retail uses described. He recommended the Council stick with the plan that is in place for the sake 

20 of economic growth. He wanted to have Simple Products in the City but did not consider this to 

21 be the right location. He was passionate about the issue after growing up in Pleasant Grove where 

22 citizens pushed out retail for a long time. In the process, the roads fell into disrepair and utility 

23 costs increased annually. He did not want to see the same thing happen in Bluffdale. He 

24 commented that retail in the proposed location will increase property values and sales taxes. He 

25 felt there were numerous advantages to waiting. Mayor Timothy clarified that even the current 

26 agreement as written does not guarantee retail. 

27 
28 Alan Jackson stated that although he is opposed to the request as it is currently, Simple Products 

29 could build their facility today. He recommended that the City dictate that the front parcels only 

30 be allowed to include uses that the neighborhood supports. He suggested that the City be involved 

31 in deciding what is out front. Council Member Jackson wanted to see the front portion developed 

10 
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1 as retail. He suggested there be more discussion in an effort to meet the desires of both the 

2 applicant and the residents. Until that happens, he would be opposed to the request. 

3 
4 James Wingate asked Mr. Reid about sales tax revenue and what the Maverik generates compared 

5 to the industrial businesses along 14600 South. Mr. Reid reported that in comparing two buildings 

6 of similar value, property tax generates about 1 % per year of the value that comes to the City. In 

7 terms ofretail sales tax, the City receives Yi of 1 % of the products sold at a retail establishment. 

8 He did not have the figures for the Maverik but stated that Smith's Marketplace expect sales of $1 

9 million per month, which results in $5,000 per week to the City. Sales tax would not be generated 

10 by Simple Products because products are not sold directly to customers. He noted that restaurants 

11 also generate additional sales tax. 

12 
13 Ty Nielsen felt strongly about property rights but did not think this was the right location for 

14 Simple Products. 

15 
16 Alan Jackson commented that he has had the opportunity to meet with the leadership of Simple 

17 Products and they are a company he wants in Bluffdale. He felt there was a way to bring the two 

18 needs and desires together and find something that will work for both sides. He preferred to see 

19 retail along the entire frontage. He liked the ideas submitted and recommended the City be 

20 involved in determining what is allowed there and what is not. 

21 
22 Mr. Pickell clarified that an agreement was drafted that adopts the project plan. He remarked that 

23 the uses can be negotiated. 

24 
25 Justin Westwood had observed the process since the beginning and had found the applicants to be 

26 very upfront. He stated that at one point the City spoke to a group who proposed uses such as a 

27 hotel and grocery store. He personally liked the idea of a hotel near the freeway to help generate 

28 sales taxes, however, that idea never came to fruition. He thought Mr. Dunn's comment about 

29 Redwood and Bangerter was valid and stated they have been waiting for a long time. He hoped to 

30 see retail develop. His understanding was that there are no signed contracts in place with Simple 

31 Products but they are putting forth their best effort. Council Member Westwood would consider 

11 
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1 the comments made tonight as well as the agreement. He hoped to find something that will work 

2 for Simple Products and the community. 

3 
4 James Wingate appreciated the integrity of Simple Products and suggested tabling the item while 

5 alternatives can be worked out to allow Simple Products to have the warehouse space and fill the 

6 front space with retail. He would support forcing the project to be what the citizens consider 

7 retail. Simple Products could then make the decision about risk. He preferred to wait to ensure 

8 that the desired uses are out front. 

9 

10 Pete Larkin asked if there was an intent on the paii of Simple Products as their company grows 

11 and expands to lease to other companies to grow their business into the other units. Mayor 

12 Timothy felt that as the demand for retail increases, the applicants will move out of the properties. 

13 He commented that retail property is worth more than warehouse and that the front properties are 

14 not ideal for retail businesses. 

15 
16 Kimberly Hansen Ennis gave her address as 14757 South Lewski Lane. She has moved more than 

17 20 times in her life and Bluffdale is the classiest and most beautiful place she has ever lived. 

18 When thinking about the best places for commercial around the Valley, none include a warehouse. 

19 She wanted to see Simple Products locate in Bluffdale, just not in the proposed location. 

20 
21 The Mayor thought it would be desirable for the Simple Products building to be in the back 

22 comer. He expected there to be retail demand on the comer in the future. He commented that 

23 what could potentially be allowed could be worse that what is proposed. 

24 
25 Justin Westwood moved to table agenda item number seven for two months or sooner to 

26 allow further discussion and negotiate with Simple Products to see if they can do what is best 

27 for them and the community. Ty Nielsen seconded the motion. Vote on motion: Alan 

28 Jackson-Aye, Ty Nielsen-Aye, Justin Westwood-Aye, James Wingate-Aye, Boyd Preece-Aye. 

29 The motion passed unanimously. 

30 
31 Mayor Timothy explained that the City has worked very hard to get a light at the trestle to help 

32 alleviate traffic. An officer directed traffic there one morning, with the goal being to determine 
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whether a light would work there. The Mayor explained that legally a light cannot yet be placed 

on the trestle, however, they have gone out to bid for a traffic light that makes the direction of the 

traffic the priority. The result is a faster and better traffic flow. It will also include a height sensor 

to warn trucks and give them time to tum around. 

With regard to 1000 West (Noell Nelson Drive), they currently cannot connect the roundabout 

because they do not have that jurisdiction. The following Friday they plan to meet with the 

Transportation Commission and propose an agreement between UDOT and Bluffdale pertaining to 

a jurisdictional transfer. UDOT will be given Porter Rockwell Boulevard and the City will take 

14600 South. Over the last seven years, Bluffdale City has worked diligently to obtain Corridor 

Preservation Funds to purchase the right-of-way for Porter Rockwell Boulevard. In about 1 Yi 

months the City will own the entire right-of-way from 14600 South to Redwood Road. The City's 

problem is that they cannot afford a $50 million bridge. Mayor Timothy explained that they will 

not be able to accomplish their goal without it being a state road. 

Bids were to be opened on Monday and the following Wednesday a Special City Council Meeting 

was scheduled to award the contract and move forward to improve the road . The light was 

expected to take until the end of the year to install at a cost of $250,000. 

James Wingate had heard talk of compromise and complaining and invited the citizens to offer up 

their ideas. 

Mayor Timothy reported that Smith's is hopefully still coming but they have postponed the next 

step until February, which is in their next accounting year. 

8. Consideration and Vote on a Preliminary and Final Subdivision Plat Application for 
The Highlands Phase 2 for 5.11 Acres to Create Four (4) Residential Lots Located in 
the R-1-43 Residential (1 Acre) Zone at Approximately 14132 South 1850 West, Skye 
Phase V, Applicant, Staff Presenter, Jennifer Robison. 

Senior City Planner, Jennifer Robison, presented the staff report and stated that above matter was 

reviewed by the Planning Commission who forwarded a recommendation to the City Council. 

She reported that about two years ago the City Council and staff began a discussion about how to 

13 
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1 develop unique properties in the City. The Council was approached by several property owners 

2 about how they could get access and develop their properties. The Council looked at various 

3 situations and adopted an ordinance in February 2015 to allow development of pre-existing private 

4 rights-of-way with access to a public street. In doing so, the applicant, Ken Milne, who has 

5 developed other properties in the City, came forward with a unique property that he owns. 

6 
7 The location of the property was identified on a map displayed. Mrs. Robison indicated that the 

8 ordinance allows for private rights-of-way to be determined by the Fire Chief who does not 

9 impose requirements on how wide the private right-of-way should be. In this situation, the Fire 

10 Chief recommended that the width of the right-of-way be 20 feet and asphalted. There is another 

11 provision in the ordinance that allows for a deviation of strict compliance relating to other 

12 requirements such as the length of the cul-de-sac, which is typically 1,000 feet. Mrs. Robison 

13 reported that it is approximately 1,500 feet to the opening of the project. There is also a restriction 

14 that dead end streets have a maximum of 30 lots. The applicant in this case is well under that. 

15 
16 One of the other considerations was not to install curb, gutter, and sidewalk. As a result, 

17 Mr. Milne was not proposing curb, gutter, or sidewalk on the 20-foot asphalt access. There will, 

18 however, be some sidewalk into the cul-de-sac, which meets all of the requirements. 

19 Mrs. Robison stated that the Planning Commission recommended approval with a 3-to-2 vote. 

20 
21 The applicant, Ken Milne, gave his address 13037 South Galloway Cove in Riverton. He 

22 indicated that their goal is to maintain the one-acre lot, which has been accomplished. The 

23 residents want it to remain private as well. With regard to storm drainage, near the entrance to the 

24 subdivision and along 14200 South, an eight-inch line will be installed to collect stonn drainage. 

25 
26 Mayor Timothy opened the meeting to public comment. 
27 

28 Ulises Flynn stated that to have an asphalted lane of this size that benefits the other property 

29 owners can become a problem. Currently, the four property owners are responsible for 

30 maintaining the road, which is also shared by other property owners. He questioned whether they 

14 
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1 need a pavable road and asked if they could instead just pave the section in front of the four 

2 properties. 

3 

4 Mayor Timothy stated that the argument has been going on for the past 10 years and it took a long 

5 time to reach an agreement. He confirmed that they do have to pave the entire road. Mr. Flynn 

6 recommended it be a City road. 

7 

8 Rich Pemberton gave his address as 15053 South 2990 West and expressed concern if all of the 

9 neighbors on the street are relying on four people to take care of it and they do not. Mayor 

1 0 Timothy stated that if that happens they would have a road like the gravel road and unhappy 

11 neighbors. Mr. Pemberton did not think the City Council had enough information at this point. In 

12 surveying the property his understanding was that no one really knows where the lane is. By 

13 surveying it from Redwood Road you come up with a lane being in one place and another location 

14 when surveying it from 2200 West. He noted that there is at least an eight-foot difference. If that 

15 is the case, Mr. Pemberton questioned which one would be used. 

16 
17 Mayor Timothy stated that it would likely be a civil matter between the landowners. 

18 Mr. Pemberton suggested that the matter be addressed before a decision is made so that all of the 

19 homeowners on the lane are in agreement. The Mayor stated that the fact that there is a 

20 disagreement as to who owns what is an issue for the landowners to resolve. Mr. Pickell 

21 explained that the City Council's job is to review the subdivision application for compliance with 

22 the ordinance. Staff's job was to help accomplish that. The ordinance requires the plat be drawn 

23 by a professional land surveyor. Mr. Pemberton clarified that he is not for or against the proposal 

24 but simply feels that more information is needed. 

25 
26 George Pemberton gave his address as 14016 South 1850 West. He asked if it was possible for 

27 the survey stakes to be placed where the lane is proposed to be located for the benefit of the 

28 current property owners. Mayor Timothy stated that that would be a question for the developer. 

29 He explained that the City's approval will not be dependent on disputes over where the road is and 

30 will be based on the certified plat. Mr. Pemberton stated that they have 18 inches of property they 

31 are paying taxes on that runs from the end of the lane to the corner, which impacts them and their 

15 
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1 property ownership. Mr. Pemberton did not know if his 18 inches was part of the 20 feet owned 

2 by Mr. Milne. 

3 
4 Kristin Streeter gave her address as 14104 South 1850 West. She stated that when Mr. Milne 

5 purchased the property he knew that it could not be subdivided and that would require curb and 

6 gutter. She stated that it is also only supposed to be 1,000 feet to the subdivision and it is nearly 

7 1,500. Ms. Streeter commented that the property violates many of the City's ordinances. If 

8 Mr. Milne plans to pave the road, she suggested it be done right with curb and gutter. She stated 

9 that Mr. Milne does not live in Bluffdale and simply wants to develop his property. Once the road 

10 is in need of maintenance, Mr. Milne will be out of the picture. Ms. Streeter recommended the 

11 Council look to the citizens of Bluffdale and not the developer and abide by their wishes. 

12 
13 Lee Dzierzanowski gave his address as 1879 West 14200 South. He was not opposed to 

14 Mr. Milne being allowed to develop his property but took exception to the way the road is being 

15 constructed. He comes from a family of road builders and was very familiar with the types of 

16 roads that can be built. The absence of curb and gutter only leads to immediate problems with 

17 maintenance. Mr. Dzierzanowski also recommended there be an enforcement mechanism for 

18 maintenance of the road. He urged the Council to require Mr. Milne to also install curb and gutter. 

19 
20 Ken Groves gave his address as 14021 South 2055 West and stated that his friend, Mike Phillips, 

21 asked him to voice his concerns about ownership of the lane going north off of 14200 South. 

22 Mr. Groves was concerned about the 20-foot strip ofroad since he uses it occasionally to access 

23 the lower portion of his property. He recommended the project be done right. He stated that he 

24 moved from South Jordan about eight years ago after living there for 28 years because he liked the 

25 values Bluffdale offers. 

26 
27 Barry Pilcher gave his address as 1821 West 14200 South and wanted to see the lane asphalted to 

28 help reduce dust and increase the value of their property. In his business he works with HO As and 

29 knows how they operate. He stated that they can be very unpredictable. He did not expect an 

30 HOA to take care of the lane for a long period of time. 

31 
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1 Jim McDuff gave his address as 1822 West 14200 South and commented that there is not 20 feet 

2 between the field fence and the ditch. The entire base of the ditch is needed to support the water 

3 that comes in. His understanding was that Mr. Milne plans to cut into the ditch to get his 20 feet. 

4 
5 Jamie Roller gave her address as 14109 South 2055 West and was concerned that the way the four 

6 houses are positioned, the homes will most likely be at the back of the property. If that is the case 

7 and if they are very large homes, they will not be interested in livestock or animals, which nearly 

8 all of the surrounding homeowners are. 

9 
10 There were no further public comments. Mayor Timothy closed the public hearing. 
11 
12 Boyd Preece recused himself from the discussion and vote on the matter due to a conflict of 

13 interest. He reported that he worked with the applicant prior to being elected to the City Council. 

14 
15 James Wingate recommended Mr. Milne place the asphalt only on the portion that he owns. 

16 Mayor Timothy stated that the City Engineer is allowing Mr. Milne to fill in the ditch and 

17 maintain usability of it. He noted that he would not be prevented from piping it. He explained 

18 that it will have to be done legally and approved by the City Engineer per approved drawings. 

19 Mayor Timothy did not comment on the legal aspect of paving or not paving but stated that it is 

20 Mr. Milne and the residents' choice. The question was whether it is something the City Council 

21 wants. 

22 
23 The Mayor asked Mr. Pickell for clarification regarding corrals. Mr. Pickell explained that if there 

24 is an existing corral and someone on a neighboring lot builds a house, it becomes a non-

25 conforming situation. If the corral is moved to be at least 75 feet from the structure, that distance 

26 would have to be maintained. 

27 
28 Alan Jackson felt there was a high likelihood that four homeowners will not be able to maintain an 

29 asphalt road. Mr. Pickell reported that the ordinance requires it to be paved. With regard to curb 

30 and gutter, Mayor Timothy stated that they specifically reviewed what was going to be required up 

31 to and in the subdivision. Curb and gutter was specifically left out up to the subdivision, which 

17 
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1 would be a private lane. The entire lane would be owned by the property owners who would have 

2 to agree to pave it. 

3 

4 The possibility of all of the homeowners pitching and completing the entire road to City width was 

5 discussed. The Mayor stated that cost would be an issue. If the road were built to City standards 

6 the City would require a width of 50 to 52 feet. 

7 

8 Ty Nielsen shared his personal experience growing up on an unpaved road and empathized with 

9 the neighbors. 

10 
11 Jennifer Robison reiterated that the deviation from the ordinance is the length of the lane being 

12 increased from 1,000 feet to 1,500 feet. 

13 
14 Mayor Timothy stated that there have been issues with private lanes in the City and in many cases 

15 the residents have asked the City to take the lanes and pave them. He stressed that the City will 

16 not do that. Legal issues were discussed. The Mayor's understanding was that if a lane is owned 

17 by the residents, it is their choice to pave or not. He explained that if he only wanted to pave his 

18 right-of-way and not worry about the houses at the other end, he could pave the road. Legal issues 

19 were discussed. The Mayor explained that if Mr. Milne does not have the entire 20-foot right-of-

20 way he would have to acquire it in order to proceed. 

21 
22 Barry Pilcher commented that as a general contractor he likes the idea of the asphalt but he did not 

23 want the HOA to dictate the private lane. 

24 
25 Mr. Crowell explained that in previous years it did not seem like there was momentum for a public 

26 street on 14200 South between 2200 West and Redwood Road. It also did not seem to be the 

27 intent to have a public street to the north. That left the property owners in a situation where if they 

28 wanted to develop in the future they would all exceed the 1,000-foot limit. For that reason, the 

29 deviation from strict compliance section was added to the ordinance. It allowed the Council to 

30 look at unique geographical situations and use the Fire Code and safety as a basis to ensure that a 

31 safe situation is being created. Mr. Reid stated that 1,000 feet was an arbitrary number. 

32 
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Mayor Timothy clarified that seven years ago 14200 South was shown on the Master 

Transportation Plan from Redwood Road to 2200 West to go all the way through. They were not, 

however, collecting impact fees. The only way that would have been done is if it was for public 

use. After speaking to the residents of 14200 South, it was determined that they overwhelmingly 

did not want a road to go all the way through. As a result, it was taken off the map. Because of 

the way the City has been developed over the years, it is difficult for the City to force a road to go 

through. Doing so, however, would make the property developable. The Mayor was in favor of 

the proposal because it results in a paved road. 

Justin Westwood moved to approve a preliminary and final subdivision plat for the 

Highland Phase 2 Subdivision for 5.11 acres to create four residential lots located in the R-1-

1-43 residential zone at approximately 145132 South 1850 West, Skye Phase V, as presented. 

Ty Nielsen seconded the motion. 

James Wingate commented that it is important to allow in terms of dealing with future property 

owners with unique lots. He remarked that the 1,000-foot rule could become a problem in the 

future. 

Vote on motion: Alan Jackson-Aye, Ty Nielsen-Aye, Justin Westwood-Aye, James Wingate

Aye, Boyd Preece-Abstained. The motion passed unanimously with one abstention. 

9. Consideration and Vote on a Resolution of the Bluffdale City Council Authorizing the 
City Manager to Enter into Agreements Awarding a Contract for General Services, 
ADA Ramps and Various Concrete Flatwork, and Establishing a Maximum 
Expenditure for FY 2016-2017, Staff Presenter, Dan Tracer. 

Assistant City Engineer, Dan Tracer, reported that the City has a need for various concrete and 

flatwork repair through the City. Council Member Preece mentioned the need for ADA ramps in 

Independence. There are also minor projects throughout the City that are needed such as curb and 

gutter in some areas and broken sidewalks in others. They submitted a request for bids from 

contractors and asked for units cost pricing. They asked to be provided for the cost to install one 

square foot of concrete sidewalk, one square foot of concrete repair, one ADA ramp pad, traffic 

control, and the price for each. Three bids were received with the lowest bidder being Quick 
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1 Silver Concrete with a bid of $508. 75. This amount included the summation of the unit prices. It 

2 was noted that each contract will be larger than that because of quantity. 

3 

4 Mr. Tracer stated that the City has worked with Quick Silver in the past and they are currently 

5 installing concrete and sidewalk in Parry Fanns. They have received good reports on the work 

6 being done there. Several of Quick Silver Concrete's references had been checked as well with 

7 very good results. Mr. Tracer stated that following this course will result in a cost savings since it 

8 will not be necessary to advertise each individual project. In this case, the contract will be set for 

9 one year and could be extended for up to two years with an amount ofup to $50,000. Mr. Tracer 

10 stated that the price submitted was very competitive. 

11 

12 Ty Nielsen moved to approve a resolution authorizing the City Manager to enter into an 

13 agreement awarding a contract for General Services, ADA Ramps, and various concrete 

14 flatwork, and establishing a maximum expenditure for FY 2016-2017, as presented. James 

15 Wingate seconded the motion. Vote on motion: Alan Jackson-Aye, Ty Nielsen-Aye, Justin 

16 Westwood-Aye, James Wingate-Aye, Boyd Preece-Aye. The motion passed unanimously. 

17 
18 The City Council next conducted the Bluffdale City Redevelopment Agency Board Meeting after 

19 which they continued the City Council Meeting. 

20 
21 10. Mayor's Report 
22 
23 Mayor Timothy reported that the previous night was the Volunteer Appreciation Dinner. The 

24 event includes multiple groups such as the Bluffdale Arts Advisory Board, the Miss Bluffdale 

25 Committee, the Rodeo Committee, the Old West Days Committee, the Board of Adjustment, and 

26 others who volunteer. The event was well attended and the Mayor considered it money well spent. 

27 
28 The Mayor stated that Friday, September 16, the Transportation Commission Meeting will be held 

29 in Farr West. At that meeting, the Commission will hopefully approve the proposed jurisdictional 

30 transfer between Porter Rockwell Boulevard and 14600 South. The Mayor had spoken to 

31 UDOT's Region 2 Director, Brian Adams, and informed him that he does not want to go through 
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any more negotiation. He wants to sign a contract in order to install a light. Mr. Adams stated 

that if the Transportation Commission approves it, UDOT will immediately sign the documents. 

The project will be put on Phase 1, which makes it eligible for Corridor Preservation. Through the 

Wasatch Front Regional Council, they will then go through Trans Fund (short-term funding) and 

RGC (long-tenn funding) to improve the road and widen the bridge. The intent was to widen the 

road between 800 West and Redwood Road. Even though widening the bridge is a big expense, 

the Mayor did not expect the City to be responsible for more than 20% of the cost. 

It was reported that the Jordan Economic Summit is scheduled for Tuesday, September 20, 2016, 

at 8:00 a.m. 

11. City Manager's Report and Discussion. 

Mr. Reid updated the Council on City Hall and stated that they are framing and putting on the 

outside board. The stairs had also been poured. In the next week they will begin to sheetrock. 

With respect to Parry Farms Park a great deal of excavation work had been done and they were out 

to bid on the concrete work for the basketball and pickle ball courts and the pavilion. 

21 Mr. Reid indicated that a Special Meeting is scheduled for Wednesday, September 21. That night 

22 the agenda will include approval of the bid for the trestle light. The bid was to be opened 

23 Monday. 

24 
25 Mr. Reid reported that a required training for the Council on Emergency Preparedness is 

26 scheduled for the following Wednesday at 6:30 p.m. Justin Westwood stated that he would be 

27 unable to attend. 

28 
29 Mr. Reid indicated that he attended a special VECC Board Meeting where they approved $6 

30 million for the new CAD system. He needed to find out when they convert from Saratoga Springs 

31 Police Department to Bluffdale Police Department. He stated that the City may have to incur the 

32 conversion costs instead of being converted with everyone else. He would confirm the timing and 

33 cost and report back to the Council. 

21 
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Mr. Reid reported that for the last few years they have been working on a Maintenance Agreement 

with the Utah Data Center. A meeting was scheduled for the following week that could make a 

substantial difference in the amount the City gets to pay off bonds and cover maintenance in the 

Water Department. 

Mr. Reid indicated that a petition was started by residents of the Bluffs to have the emergency 

access opened to Loumis Parkway. Each time the access has been opened up there has been a 

major accident. He asked the City Engineer to look at a way to make it safer or come up with an 

alternate access. Mr. Reid stated that he has been approached by BYU to have an engineering 

class conduct a study for the City at no cost. He was in the process of arranging for the study. 

Mr. Reid reported that Draper City engaged New Fire Chief, Clint Smith, who previously served 

as the Interim Mayor of Herriman City. 

PLANNING SESSION 

12. Planning Session. 

James Wingate commented that the Council received an email on August 1 from Sherry Young 

about the condition of the Rodeo Arena. She was disappointed that no one responded to her. 

Mr. Reid agreed to respond to Ms. Young. He noted that they have approved the Black Widow 

and Arena Blend and are in the process of looking for a new tractor. 

Justin Westwood reported on a recent Association of Municipal Governments Meeting he 

attended. He stated that Herriman, Mapleton, and Highland have hired a Professional Archer to 

help them control their deer problem. The possibility of relocating the animals was discussed. 

The City was encouraged to contact Mike Amell from the State if they want to participate in their 

program to control skunks and racoons. The total contract is currently $81,000. Based on the size 

of Bluffdale City, the City' s cost was expected to be 2%. Problems with disposing of skunks and 

racoons that are trapped were discussed. 

22 
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1 Alan Jackson asked to further explore adding additional police officers as was discussed earlier in 

2 the meeting. Mayor Timothy wanted to find out the cost to hire the three officers and how to fund 

3 the positions. 

4 
5 Mr. Kartchner presented information on water rates and commented that he projected into the 

6 future what the City will need. The Water Master Plan Project was completed and laid out what 

7 they have and will need in the future. The plan shows that currently they have sufficient capacity 

8 for their current needs. This means that the future needs can be categorized as being due to 

9 growth and incorporated into the IFFP and impact fees. One of the aspects of water rights is that 

10 they then have someone who is effectively paying for the system when they build a home, 

11 however, it is actually the users over time that are utilizing the system. Because it is a business-

12 type fund , it should be funded by those who are using it, which would result in rates being the 

13 method of collecting money for infrastructure. The situation should also be looked at from a 

14 bonding standpoint because they do not have the needed $14 million. 

15 
16 Mr. Kartchner referenced the second page of the report that showed the City's rates at the top. He 

17 then looked at other cities in the valley to show their rates. He pointed out that the City has 

18 consistently had its rates increased by the Jordan Valley Water Conservancy District by 5% per 

19 year. He did not factor in any cost increases. He noted that they have invoiced 628,451,000 

20 gallons in fiscal year 2016. They had more gallons that were not invoiced. The cost averages 

21 $2.95 per 1,000 gallons. 

22 
23 Mr. Kartchner stated that he met with Mark Reid and Michael Fazio and discussed the various 

24 projects that need to be completed. The total of $14 million was analyzed. If they bond for the 

25 entire amount using a 4% rate over a 20-year term, the annual debt service would be just over $1 

26 million. If that were divided by the $14 million total, the debt service percentage would be 

27 7.358%. That percentage can then be multiplied by whatever projects need to be built and is the 

28 total debt service for the number of projects under those assumptions. He next explained how the 

29 rate increase necessary to cover the costs could be calculated. Mr. Kartchner commented that the 

30 $1.2 million South Valley Sewer Project was discussed as being part of the EDA funds that the 

31 Board authorized earlier will be spent out of the housing allowance money. 

23 
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2 In response to a question raised by Mayor Timothy, Mr. Kartchner stated that the cost per 

3 thousand gallons represents an increase from the current rate, which would include any increases. 

4 That would represent the amount needed to fund the bonds. 

5 
6 With regard to the secondary reservoir and pump station, Mr. Kartchner stated that as part of the 

7 master plan, in order to avoid having to build additional primary water supplies, the plan was to 

8 have secondary water irrigation water. A reservoir would be needed to provide enough storage to 

9 provide for irrigation watering during the day. That would be provided on a City-wide and 

10 system-wide basis. 

11 

12 Mr. Reid stated that the City periodically purchases shares knowing that they will eventually be 

13 needed. He had been working with Salt Lake County to see if they would be interested in going in 

14 on a joint project with the City to build the pond. The County would build the pond and the City 

15 would fill it. It would then become an urban fishery for the County and a source of secondary 

16 water for the City. Mr. Kartchner stated that one advantage is that it will be located in a high spot, 

17 which will help with water pressures. 

18 
19 Mr. Reid asked for feedback from the Council on whether they want to develop drinking water 

20 wells. Currently, the City is locked in to purchasing all of their culinary water from Jordan Valley 

21 Water Conservancy District. If there is a problem with that supply, they do not have another 

22 source. He wasn't looking for a large source but an emergency source of water. 

23 
24 13. 
25 
26 
27 
28 
29 

Closed Meeting Pursuant to Utah Code §52-4-205(1) to Discuss the Character, 
Professional Competence, or Health of an Individual, Collective Bargaining, Pending 
or Imminent Litigation, Strategies to Discuss Real Property Acquisition, Including 
Any Form of a Water Right or Water Shares, Security Issues, or any Alleged 
Criminal Misconduct. 

30 Ty Nielsen moved to go into closed meeting pursuant to Utah Code §52-4-205(1) to discuss 

31 the character, professional competence, or health of individual, collective bargaining, 

32 pending or imminent litigation, strategies to discuss real property acquisition, including any 

33 form of water right or water shares, security issues, or any alleged criminal misconduct. 
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Alan Jackson seconded the motion. The motion passed with the unanimous consent of the 

Council. 

The City Council was in closed session from 10:58 to 12:33 a.m. 

Justin Westwood moved to end the closed meeting and return to open session. Ty Nielsen 

seconded the motion. The motion passed with the unanimous consent of the Council. 

14. Adjournment. 

The City Council Meeting adjourned at 12:33 a.m. 

15 Wendy L. Deppe, CMC 
16 City Recorder: 
17 
18 Approved: _____ _ _ ___ _ 
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Wednesday, September 14, 2016 

Mayor Derk Timothy 
Alan Jackson 
Ty Nielsen 
Boyd Preece 
Justin Westwood 
James Wingate 

At approximately 10:58 p.m. Mayor Derk Timothy called the meeting to order. 

Motion: Ty Nielsen moved to go into closed meeting pursuant to Utah Code §52-4-205(1) to 
discuss the character, professional competence, or health of individual, collective bargaining, 
pending or imminent litigation, strategies to discuss real property acquisition, including any form 
of water right or water shares, security issues, or any alleged criminal misconduct. 

Second: Alan Jackson seconded the motion. 

Vote on Motion: The motion passed with the unanimous consent of the Council. 

The Council discussed closed session items. 

Motion: Justin Westwood moved to end the closed meeting and return to open session. 

Second: Ty Nielsen seconded the motion. 

Vote on Motion: The motion passed with the unanimous consent of the Council. 

The City Council returned to the City Council chambers to resume the open portion of the meeting 
at 12:33 p.m. 

Wendy L. Deppe, CMC 
City Recorder 

Approved: __________ _ 



The City of Bluffdale 
REGULAR CITY COUNCIL MEETING 

Closed Meeting Minutes 
September 14, 2016 

Bluffdale City Fire Station 
14350 South 2200 West 
Bluffdale, Utah 84065 

CLOSED MEETING CERTIFICATE 

Council Member Ty Nielsen MOVED to meet in Closed Session pursuant to Utah Code §52-4-
205(1) to discuss the character, professional competence, or physical or mental health of an 
individual at 10:58 p.m. Council Member Alan Jackson SECONDED the motion. Mayor 
Timothy called for discussion on the motion. There being none, he called for a roll-call vote. 
The vote was as follows: Alan Jackson-Aye, Ty Nielsen-Aye, Justin Westwood-Aye, James 
Wingate-Aye, and Boyd Preece-Aye. All members of the City Council present voted and the 
motion carried by a unanimous vote. 

There were no others present at the Closed Session. 

CLOSED SESSION 

I, Derk P. Timothy, Mayor of the City of Bluffdale, do hereby certify that a meeting of the 
City Council held on September 14, 2016, was closed to discuss the character, professional 
competence, or physical or mental health of an individual, wherein no other items were 
discussed. 

Council Member Justin Westwood MOVED to adjourn the Closed Session at 12:33 a.m. 
Council Member Ty Nielsen SECONDED the motion. Mayor Timothy called for discussion on 
the motion. There being none, he called for a roll-call vote. The vote was as follows: Alan 
Jackson-Aye, Ty Nielsen-Aye, Justin Westwood-Aye, James Wingate-Aye, and Boyd Preece
Aye. The motion passed unanimously. 

IN WITNESS WHEREOF, I have set my ha 
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BLUFFDALE 

~~ EST 1848 ~~ 

BLUFFDALE CITY COUNCIL 
SPECIAL MEETING AGENDA 

Wednesday, September 21, 2016 

Notice is hereby given that the Bluffdale City Council will hold a special meeting Wednesday, September 21, 2016 at the 
Bluffdale City Fire Station, 14350 South 2200 West, Bluffdale, Utah scheduled to begin promptly at 6:30 p.m. or as soon 
thereafter as possible. Notice is further given that access to this meeting by the Mayor and or City Council may be by 
electronic means via telephonic conference call. 

BLUFFDALE CITY COUNCIL SPECIAL MEETING 6:30 P.M. 

1. Roll Call, Invocation, Pledge of Allegiance* 

2. Consideration and vote on a resolution of the Bluffdale City Council authorizing the City Manager to enter 
into agreements awarding a contract for the Trestle Traffic Signal, and establishing a contingency, staff 
presenter, Dan Tracer. 

3. Training on Emergency Management and the Incident Command System, staff presenter, Natali e Hall. 

4. Adjournment 

Dated this 16th day of September, 2016 

I HEREBY CERTIFY THAT THE FOREGOING NOTICE AND AGENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT 
LAKE TRIBUNE, AND THE DESERET MORNING NEWS; POSTED AT THE BLUFFDALE CITY HALL, BLUFFDALE CITY FIRE 
STATION, AND THE COMMUNITY BULLETIN BOARD AT THE BLUFFS APARTMENTS; EMAILED OR DELIVERED TO EACH 
MEMBER OF THE BLUFFDALE CITY COUNCIL; ON THE CITY'S WEBSITE AT WWW.BLUFFDALE.COM AND ON THE PUBLIC 
MEETING NOTICE WEBSITE, WWW.PMN.UTAH.GOV 

Wendy L. Deppe, CMC 
City Recorder 

Note: The Bluffdale City Council will take a recess at approximately 9:30 p.m. and will evaluate the time needed to complete items 
not yet heard on the evening's agenda. Items the Council determines may take the meeting past 10:00 p.m. may be removed from 
the agenda and re-scheduled for the next regularly scheduled meeting. In compliance with the American with Disabilities Act, 
individuals needing assistance or other services or accommodation for this meeting should contact Bluffdale City Hall at least 24 
hours in advance of this meeting at 801-254-2200. TTY 7-1-1. *Contact the City Recorder if you desire to give the Invocation. 
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1 Present: Mayor Derk Timothy 
2 Alan Jackson 
3 Ty Nielsen 
4 Boyd Preece 
5 Justin Westwood 
6 James Wingate 
7 
8 Staff: Mark Reid, City Manager 

Vaughn Pickell, City Attorney 9 
10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 

35 

36 

37 

38 

39 

40 

41 

Others: 

Natalie Hall, Emergency Preparedness Manager 
Dan Tracer, Assistant City Engineer 
John Roberts, Fire Chief 
Wendy Deppe, City Recorder 

Kelly Harris, Project Engineering Consultants (PEC) 
Wade Watkins, Salt Lake County Deputy Emergency Manager-Training and 

Exercise 
Thomas Miller, Salt Lake County Training and Exercise Specialist 

BLUFFDALE CITY COUNCIL SPECIAL MEETING 

Mayor Derk Timothy called the meeting to order at 6:39 p.m. 

1. Roll Call, Invocation, Pledge of Allegiance. 

All Members of the City Council were present. 

Natalie Hall offered the invocation. Vaughn Pickell led the Pledge of Allegiance. 

2. Consideration and Vote on a Resolution of the Bluffdale City Council Authorizing the 
City Manager to Enter into Agreements Awarding a Contract for the Trestle Traffic 
Signal, and Establishing a Contingency, Staff Presenter, Dan Tracer. 

Assistant City Engineer, Dan Tracer referenced the problems that exist on 14600 South that are 

caused by the railroad bridge. To address the issues, they designed a two-way traffic signal that 

will help control traffic. It will allow vehicles to pass through for a certain period of time in one 

direction and then allow the other side to go. They will soon be supplied with the steel for the 

traffic signal support arms, some of the control cabinets and electronics, and some of the ancillary 

hardware needed to construct it. An RFP was sent out to request bids from contractors to submit 

bids for installation of all work, provide the traffic lights, and the Over Height Detection System. 
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1 Three bids were submitted. The initial low bidder was Craig F. Sorensen Construction, however, 

2 after reviewing the bid, they were found to be non-responsive and failed to submit several pieces 

3 of required information. The other two bidders submitted complete bids and provided all of the 

4 required information. The apparent responsive low bidder was identified as Hidden Peak Electric 

5 in the amount of $145,330. 

6 
7 Design Engineer, Kelly Harris, described the system and stated that the newest feature is the Over 

8 Height Vehicle Detection System. The system predicts the height of the vehicle and from the west 

9 gives drivers time to tum around on Spring View Parkway where there is a roundabout. On the 

10 east side semi-trucks will be able to tum around in the roundabout. The system is far enough to 

11 the east to alert drivers in time to tum around. The signal will cycle and allow a certain number of 

12 vehicles to pass and then switch to the other side. The system will have to be set initially, 

13 monitored, and adjusted as needed. The intent is to offer traffic relief. City Manager, Mark Reid, 

14 reported that UDOT requires that their traffic control people oversee control of the signal. 

15 
16 Mr. Tracer stated that the traffic signal will be powered through an underground cable owned by 

17 Rocky Mountain Power. The Over Height Vehicle Detection System will operate off of solar 

18 power. A battery backup will power the system at night. It was noted that the battery can run for 

19 a 24-hour period. The lights will flash only when the sensors detect an over height vehicle. 

20 
21 Mayor Timothy asked if there was any accommodation for emergency services giving them 

22 priority to get through. Mr. Harris stated that that was not included but is an option that can be 

23 added. 

24 
25 Kelly Albiston gave his address as 14161 South Stone Fly Drive and expressed concern with the 

26 roundabout. He stated that there will be development to the south of it. He remarked that at some 

27 point the traffic will interrupt the function of the roundabout and back up the east bound traffic. 

28 
29 Mayor Timothy's understanding was that even if the traffic backs up into the roundabout it is not 

30 going to be any worse than if traffic were on a straight road. He stated that a light would be the 

31 best option but the roundabout is sufficient and can accommodate large trailer trucks. Mr. Tracer 

2 
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1 stated that it was sized specifically for a full-length travel trailer. The interior is reinforced 

2 concrete. Mr. Albiston thanked the Council for the devoted attention given to the matter to ensure 

3 a minimal backup of traffic. The Mayor stated that it has been frustrating for the Council trying to 

4 get a light there. Now that they control the road it will be easier and improvements will be made 

5 along the way. 

6 
7 Mr. Reid stated that the suggestion was made that they lower the road so that there is more 

8 clearance between the road and the top of the bridge. They are unable to do that because there is a 

9 canal directly adjacent to the bridge. The height cannot be increased due to fact that the Union 

10 Pacific Railroad owns the bridge. 

11 
12 James Wingate asked that the jersey barriers be examined to ensure that they are linked together. 
13 
14 Mr. Tracer stated that there have been two complaints about excess water on the road. He was 

15 working with Public Works Operations Manager, Blain Dietrich, to remedy that. The source of 

16 the water was unknown. Mayor Timothy was told years ago that the water was coming from the 

17 canal and nothing can be done about it. Emergency Preparedness Manager, Natalie Hall's, 

18 understanding was that it was from a natural spring. 

19 
20 Ty Nielsen thanked that Mayor and Mr. Reid for taking proactive measures with regard to bridge 

21 issues. 

22 
23 Ty Nielsen moved to authorize the City Manager to enter into an agreement awarding a 

24 contract for the Trestle Traffic Signal and establish a contingency to Hidden Peak Electric 

25 Company in the amount of $145,330 with a 10% contingency. Alan Jackson seconded the 

26 motion. 

27 
28 Kelly Harris described the preemption in addition to the 10% contingency since they do not know 

29 what is beneath the bridge. Dan Tracer stated that that issue had been addressed with the bidders. 

30 
31 Vote on motion: Alan Jackson-Aye, Ty Nielsen-Aye, Justin Westwood-Aye, James Wingate-

32 Aye, Boyd Preece-Aye. The motion passed unanimously. 

3 
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3. Training on Emergency Management and the Incident Command System, Staff 
Presenter, Natalie Hall. 

Ms. Hall introduced Wade Watkins and Thomas Miller who would help conduct the training. 

Wade Watkins serves as the Salt Lake County Deputy Emergency Manager over Training and 

Exercise for all of the jurisdictions in Salt Lake County. The main focus of tonight's meeting will 

be the Incident Command System, which is ICS-402, Parts I and 2. Mr. Watkins explained that 

· 10 . · the difference between an incident and an event is that an event is something that is planned and 

11 an incident is spontaneous and cannot be controlled. 

12 
13 When they begin looking at an incident they consider the complexity. Factors can include road 

14 systems, terrain, livestock, and jurisdictional boundaries. Mr. Watkins stated that the Incident 

15 Command System is an on-scene all hazard incident management system. Bluffdale should be 

16 . operating the same as all other jurisdictions that are standardized. He indicated that it is important 

17 for the executives to understand their role in the system. The goal is to ensure the safety of 

18 responders, which is the top priority, and the efficient use ofresources. During larger scale 

. · 19 emergencies/incidents there is often duplication of effort. Mr. Watkins used 9/11 as an example 

20 and stated that prior to 9/11 there was no mandate from the federal government to do this. Katrina 

21 was another example of when the nation has struggled during large scale disasters. 

22 
23 Mr. Watkins stated that the Bluffdale Fire Engine is considered a Class 1 or Type 1 Pumper and it 

24 should be able to be ordered and used interchangeably. If it doesn't have pumping and/or stacking 

25 capacity, a mutual aid agreement is necessary with an adjoining jurisdiction. Mr. Watkins stated 

26 that Bluffdale fits the national standard and a great deal of time and effort has been focused on 

27 coming into conformance. He noted that all in the valley operate under the same Incident 

28 Command. 

29 
30 Mr. Watkins introduced the National Incident Management System (NIMS) and explained why 

31 NIMS compliance is important. Another significant aspect of emergency management is the 

32 recovery phase which consists of preventing, responding to, recovering from, and mitigating 

33 incidents. NIMS exists to reduce the loss of life, which is the priority. Property comes next 

4 
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1 followed by protecting the environment. When it is necessary to coordinate efforts in a timely 

2 fashion, the Incident Command System can facilitate it effectively. 

3 
4 Mayor Timothy gave an example of a flood that damages multiple homes. First responders are on 

5 the scene and police are controlling crowds and traffic. There would be many things going on at 

6 once and the Fire Department may need the assistance of the police. Mr. Watkins stated ~hat .the 

7 system is all the same and with a unified command they will work together and set a single 

8 objective. Communications may be different and they n:i,~y be broken into functional groups ?r 

9 divisions, but the system is intended for all to work together. In a situation involving flooding, 

10 . · Public Works would step up and take a role in incident command. Objectives would be set along 

11 with support objectives dealing with fire and law enforcement together. 

12 
13 Mr. Reid stated that he has seen it work. Whoever is first on the scene sets up the inciqent 

14 command. They may tum over the incident command to someone else, but they are in charge 

15 until they release it. The difference from the day-to-day administrative organizational structures 
. '·.... ' .. , ' ' 

16 and positions, unique ICS positions, titles, and organizational structures are designed to avoid 

17 confusion during response. This is called the chain of command. Rank may ~hange during 

18 deployment so a chief may not hold the title under the Incident Command System. Different 

19 functional assignments and verbiage might be used when giving out specific assignments . . 

20 
21 ICS requires the use of common terminology, which helps define organizational functions and 

22 incident facilities. As the incident develops, those involved have specific titles. Chain of 

23 command issues were next discussed. With regard to unity of command, there is only one 

24 supervisor. Mr. Watkins stated that the incident commander should be the most qualified person 

25 on the scene. As soon as someone who is more qualified or has more capability arrives, there 

26 should be a transition of command. The change of command can take place in different ways. It 

27 is most effective when a chief officer arrives, at which time they communicate that on the radio so 

28 that everyone knows and then they take command. 

29 
30 A question was raised about the possibility of two different incidents being related. Mr. Watkins 

31 stated that there can be one incident command and then they can begin to prioritize the resources 

5 
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1 and assigmnents of incoming resources and split them up. If there are two larger scale incidents, 

2 they can be broken up to create two separate incidents that operate simultaneously. If it begins to 

3 exceed the span of control, it should be split into two. 

4 
5 Mr. Watkins explained that the incident command provides overall leadership for the incident 

6 response. The tone and demeanor the person in charge sets everyone to that tone. The incident 

7 objectives should be set appropriately in the first operational period and are critical and direct the 

8 development of the Incident Action Plan. Executive Senior Officials roles and responsibilities 

9 provide policy guidance on priorities and objectives based on situational needs and the Emergency 

10 Operations Plan. Something that exceeds the resource capability of Bluffdale would be a Type 3 

11 incident. That includes an incident that goes longer than 12 hours. They oversee the resource 

12 coordination and support of the on scene command from the Emergency Operations Center 

13 (EOC), which coordinates resources. 

14 
15 Command and Coordination was next discu.ssed. Examples were given of multi-agency 

16 coordination efforts. Mr. Watkins stated that executives and senior officials delegate command 

17 authority to the designated incident commanders of the on scene operations. The Incident 

18 Commander has direct tactical operational responsibility for conducting incident management 

19 activities. 

20 
21 With regard to delegation of authority, Mr. Watkins stated that it can be in writing, established in 

22 advance, or verbal and include legal authorities or restrictions, financial authorities or restrictions, 

23 reporting requirements, demographic issues, political implications, agents and jurisdictional 

24 priorities, plan for public information management, process for communications, and a plan for 

25 ongoing incident evaluation. Within the delegation or authority, or scope of work, each agency is 

26 informed of what they are and are not in charge of for that incident. Mr. Watkins stated that in a 

27 situation where someone is faced with a delegation of authority for an Incident Management 

28 Team, if it overwhelms the system that is in place, a delegation of authority is laid out. He 

29 recommended that the City articulate the City Management objectives. 

30 
31 Mr. Watkins summarized the incident management roles as follows: 

6 
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2 • Incident Commander - Manages the incident at the scene and keeps the EOC informed of 

3 all impo1iant matters pertaining to the incident. 

4 
5 • Agency and Executives Senior Officials - Their mission is strategic direction and 

6 authority. 

7 
8 • Command Staff- Consists of the Public Information Officer, Liaison Officer, and the 

9 Safety Officer and is overseen by the Incident Commander. 

10 
11 • General Staff - Supports the Command Staff and consists of the Operation Section Chief, 

12 Planning Section Chief, Logistic Section Chief, and Finance and Administration. 

13 
14 Mr. Watkins stated that ultimately the Incident Commander is in charge. It was reported that ICS 

15 is managed by objectives, which are communicated throughout the entire ICS organization. 

16 Everyone should be aware of the objectives for that operational period. The Incident Action Plan 

17 is referenced and specifies the objectives outlined by the Incident Commander after he has 

18 received guidance from the executive level officials who have given him the management 

19 objectives. He studies the activities to be completed and covers a specified time frame called an 

20 Operational Period. 

21 
22 With regard to integrated communications, Mr. Watkins stated that recently they had a 

23 communications exercise in Salt Lake County. Within the fire service they communicate 

24 throughout the valley. The computer-aided dispatch capability will be relevant in the new systems 

25 coming out in the next 18 months. This includes use of the CAD system, which should result in 

26 no delay in emergency response. On January 13, 1982, 72 people lost their lives when an Air 

27 Florida flight crashed in Washington D.C. Crews responded quickly but could not coordinate 

28 their efforts because they could not communicate by radio. On September 11, 2001 when 

29 American Airlines Flight 77 crashed into the Pentagon, there were users on the scene from 50 

30 different agencies who were able to communicate. Responding agencies had learned a valuable 

31 lesson from the Air Florida tragedy. 

7 
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2 Thomas Miller overviewed the Unified Command and stated that those in command should figure 

3 out and communicate the best way to mitigate whatever situation they are dealing with. The intent 

4 of the Unified Command is to come together with one common operating picture. The primary 

5 functions of an Area Command were described. Some positions include the Public Information 

6 Officer who is very important in terms of communicating what is taking place. The intent is for 

7 multiple people to communicate and come up with one message to be disseminated so that 

8 everyone is well informed. 

9 
10 Natalie Hall addressed NIMS Preparedness and stated that it is what Bluffdale is working toward 

11 in terms of compliance. Currently, they are working on a Continuity of Operations Fund, which 

12 they do not presently have. This means that every position in the City needs three people. This is 

13 difficult right now because Bluffdale is a very small city. They want to make sure that those 

14 involved are completing all of the ICS training. On the City's website, Ms. Hall has linked the 

15 ICS basic course. She will have representatives from each neighborhood and someone to 

16 coordinate the neighborhood plan. A drill was scheduled for Monday, November 7, when they 

17 will be activating their ECC with all personnel in the City who will be involved with the General 

18 Command System. 

19 
20 In preparation for the drill all employees were encouraged to complete IS-100, IS-200, IS-700, and 

21 IS-800. Mr. Reid pointed out that they can all be done online. Ms. Hall stated that at some point 

22 employees may be required to complete the trainings although presently it is just requested. Mr. 

23 Reid stated that employees are offered a $25 incentive to complete the trainings and he has been 

24 pleased by the variety of people who have taken it. Ms. Hall explained that the IS-300 course is a 

25 two-day course that takes 16 hours to complete. Mayor Timothy felt that because it is so 

26 important, it should be required of all employees since the class is coming to the City. 

27 
28 Mr. Miller stated that the class can be intimidating so employees need encouragement. The test is 

29 online and can be taken as many times as necessary in order to pass. Ways to rotate employees 

30 through the training were discussed. Mr. Miller stated that in the event of a large-scale 

31 emergency, every employee will be involved in some capacity. The IS-300 course is relevant 

8 
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I because it involves supervising people in a disaster. It was stated that the role of policy is to give 

2 direction in the event of a disaster. Mr. Miller stated that there are issues within the community 

3 that need to be addressed. They also need to collaborate and make sure there is a consensus on 

4 management objectives. The Council's role is to support the Incident Commander through 

5 strategic planning and collaborative efforts and communicating the management objectives. 

6 
7 Mr. Reid stated that frequently they have incidents in the field where Fire Chief, John Roberts, has 

8 to come back to the station to supervise the first responders. Until recently the Incident Command 

9 has been on the scene of an incident. Mr. Miller stated that the Incident Command should be in 

IO the field. If a situation is under control it can be supported from the Emergency Operations 

11 Center. 

12 
13 NIMS preparedness issues were next addressed by Ms. Hall. Mr. Miller reported that on an 

14 annual basis an All Hazards Academy takes place in Salt Lake County where they perfonn 

15 position specific training. The Finance Section Sheet Class lasts about one week and requires 

16 prior completion of IS-100, IS-200, IS-700, IS-800, and IS-300. It provides valuable information 

17 and helps participants understand how to record and document all of the different hours including 

18 volunteer hours. 

19 
20 Mr. Miller stated that all of the classes central to the Incident Management Team are excellent 

21 training for anyone in Public Works who works on a supervisory level. The planning sections are 

22 also beneficial. The end result is that personnel know exactly what to do in the event of an 

23 emergency. 

24 
25 Ms. Hall explained that when there is a disaster, until an emergency is declared, the City is 100% 

26 responsible financially. It is a gamble in terms of determining that threshold. Once an emergency 

27 is declared, things change again, and potentially even the Form of Government. Mr. Miller stated 

28 that the threshold he looks at when jurisdictions declare an emergency is when they have exceeded 

29 their resources and capability. He remarked that it is better to pull the trigger earlier than later. 

30 The threshold for Salt Lake County is only $3.6 million and $8.6 million for the state. 

31 

9 
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1 The designated positions in the City were as follows: 
2 
3 Commander - Fire Chief, John Roberts 
4 ECC Coordinator - Natalie Hall 
5 Operations Chief - Stephanie Thayer 
6 Incident Operator - unknown 
7 
8 It was reported that the HAM Radio Club trains on the 2nd and 4th Tuesday of each month. They 

9 also check in every Sunday on the net. In the event of an incident they would come to City Hall 

10 for communication. They would then open up the net and check in throughout the City. The goal 

11 is to have five or six licensed HAM radio operators active and trained in every section of the City. 

12 Ms. Hall stated that they are also working with the new EOC on how to best have the new 

13 building wired for HAM radios. They are currently planning for towers and wiring. 

14 
15 

16 

17 

18 

19 
20 

21 

22 

23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 

Mr. Reid stated that the City has two satellite phones and a communications box containing police, 

fire, and public work radios. Communication was acknowledged as a very important component. 

Other communication methods were described as well. Mr. Reid felt that the most common 

incident they will have in the City will pertain to motorists being stranded because of snow. 

Ms. Hall reported that she gets information daily about incidents throughout the state and anything 

that effects the City through the Health Department. She is always aware of what is going on in 

the City. 

4. Adjournment. 

The City Council Special Meeting adjourned at 8:39 p.m. 

Wendy L. Deppe, CMC 
City Recorder: 

Approved: ___ ______ _ _ 

10 





WATER MASTER PLAN 
PART I: DRINKING WATER 

(HAL Project No.: 394.01.100) 

DRAFT 

October 2016



 

 
City of Bluffdale i Water Master Plan, Part I: 

Drinking Water 

 
CITY OF BLUFFDALE 

 
WATER SYSTEM MASTER PLAN 

PART I: DRINKING WATER 
 

(HAL Project No.: 394.01.100) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Steven C. Jones, P.E. 
Principal, Project Manager 

 
 
 

 
 
 
 
 

October 2016 
 

  



City of Bluffdale ii Water Master Plan, Part I: 
Drinking Water 

TABLE OF CONTENTS 

TABLE OF CONTENTS ............................................................................................................ ii 
LIST OF TABLES ......................................................................................................................iv 
LIST OF FIGURES ....................................................................................................................iv 
ACKNOWLEDGMENTS ............................................................................................................ v 
GLOSSARY ...............................................................................................................................vi 
ABBREVIATIONS ................................................................................................................... viii 

CHAPTER 1 - INTRODUCTION ............................................................................................. 1-1 
PURPOSE AND SCOPE ..................................................................................................... 1-1 
BACKGROUND ................................................................................................................... 1-1 
MASTER PLANNING APPROACH...................................................................................... 1-1 
KEY SYSTEM DESIGN CRITERIA...................................................................................... 1-3 
PRESSURE ZONES ........................................................................................................... 1-5 

CHAPTER 2 - CONNECTIONS .............................................................................................. 2-1 
EXISTING CONNECTIONS................................................................................................. 2-1 
BUILD-OUT CONNECTIONS .............................................................................................. 2-2 

CHAPTER 3 - SOURCES ....................................................................................................... 3-1 
EXISTING SOURCES ......................................................................................................... 3-1 
PUMP STATIONS ............................................................................................................... 3-1 
EXISTING SOURCE REQUIREMENTS .............................................................................. 3-2 

Existing Peak Day Demand .............................................................................................. 3-2 
Existing Average Yearly Demand ..................................................................................... 3-2 

BUILD-OUT SOURCE REQUIREMENTS ............................................................................ 3-3 
Build-Out Peak Day Demand ........................................................................................... 3-3 
Build-Out Average Yearly Demand .................................................................................. 3-3 

SOURCE RECOMMENDATIONS ....................................................................................... 3-4 

CHAPTER 4 - STORAGE ....................................................................................................... 4-1 
EXISTING STORAGE ......................................................................................................... 4-1 
EXISTING STORAGE REQUIREMENTS ............................................................................ 4-1 

Equalization Storage ........................................................................................................ 4-1 
Fire Suppression Storage................................................................................................. 4-3 

BUILD-OUT STORAGE REQUIREMENTS ......................................................................... 4-3 
STORAGE RECOMMENDATIONS ..................................................................................... 4-4 

CHAPTER 5 - DISTRIBUTION SYSTEM ................................................................................ 5-1 
EXISTING DISTRIBUTION SYSTEM .................................................................................. 5-1 
EXISTING DISTRIBUTION SYSTEM REQUIREMENTS ..................................................... 5-1 

Existing Peak Day plus Fire Flow Demand ....................................................................... 5-1 
Existing Peak Instantaneous Demand .............................................................................. 5-1 
Existing Peak Day Demand .............................................................................................. 5-1 

BUILD-OUT DISTRIBUTION SYSTEM REQUIREMENTS .................................................. 5-2 
Build-Out Peak Day plus Fire Flow Demand .................................................................... 5-2 
Build-Out Peak Instantaneous Demand ........................................................................... 5-2 
Build-Out Peak Day Demand ........................................................................................... 5-2 

HYDRAULIC MODEL .......................................................................................................... 5-2 



City of Bluffdale iii Water Master Plan, Part I: 
Drinking Water 

MODEL COMPONENTS ..................................................................................................... 5-3 
Pipe Network .................................................................................................................... 5-3 
Demands ......................................................................................................................... 5-3 
Sources and Storage Tanks ............................................................................................. 5-4 

MODEL CALIBRATION ....................................................................................................... 5-4 
ANALYSIS METHODOLOGY .............................................................................................. 5-5 
ANALYSIS RESULTS OF THE EXISTING SYSTEM ........................................................... 5-5 

Peak Day Demand plus Fire Flow Conditions .................................................................. 5-5 
Peak Instantaneous Demand Conditions ......................................................................... 5-5 
Peak Day Conditions ........................................................................................................ 5-6 
High Pressure Conditions................................................................................................. 5-7 

EXISTING DISTRIBUTION SYSTEM RECOMMENDATIONS ............................................. 5-8 
ANALYSIS RESULTS OF THE BUILD-OUT SYSTEM ...................................................... 5-11 

Peak Day Demand plus Fire Flow Conditions ................................................................ 5-11 
Peak Instantaneous Demand Conditions ....................................................................... 5-11 
Peak Day Conditions ...................................................................................................... 5-12 
High Pressure Conditions............................................................................................... 5-12 

BUILD-OUT DISTRIBUTION SYSTEM RECOMMENDATIONS ........................................ 5-13 
PIPELINE REPLACEMENT ............................................................................................... 5-14 
CONTINUED USE OF THE HYDRAULIC MODEL ............................................................ 5-14 

CHAPTER 6 - CAPITAL IMPROVEMENTS PLAN ................................................................. 6-1 
PRECISION OF COST ESTIMATES ................................................................................... 6-1 
SYSTEM IMPROVEMENT PROJECTS .............................................................................. 6-2 
FUNDING OPTIONS ........................................................................................................... 6-3 

General Obligation Bonds ................................................................................................ 6-3 
Revenue Bonds ............................................................................................................... 6-4 
State/Federal Grants and Loans ...................................................................................... 6-4 
Impact Fees ..................................................................................................................... 6-5 

SUMMARY OF RECOMMENDATIONS .............................................................................. 6-5 
Source ............................................................................................................................. 6-5 
Storage ............................................................................................................................ 6-5 
Distribution ....................................................................................................................... 6-5 
General ............................................................................................................................ 6-5 

REFERENCES ....................................................................................................................... R-1 



City of Bluffdale iv Water Master Plan, Part I: 
Drinking Water 

LIST OF TABLES 

NO. TITLE PAGE 

1-1 Key Drinking Water System Design Criteria (Indoor) ....................................................1-3 
1-2 Key Drinking Water System Design Criteria (Outdoor) .................................................1-4 
1-3 Key Drinking Water System Design Criteria (Indoor and Outdoor) ................................1-4 
1-4 Observed 2014-2015 Drinking Water Use ....................................................................1-5 
1-5 Drinking Water Pressure Zones ....................................................................................1-5 
2-1 Existing Indoor Connections .........................................................................................2-1 
2-2 Existing Outdoor Irrigation ............................................................................................2-1 
2-3 Build-Out Indoor Connections .......................................................................................2-2 
2-4 Build-Out Outdoor Irrigation ..........................................................................................2-2 
3-1 Existing Drinking Water Sources ..................................................................................3-1 
3-2 Existing Drinking Water Pump Stations ........................................................................3-2 
3-3 Existing Drinking Water Source Requirements .............................................................3-3 
3-4 Build-Out Drinking Water Source Requirements ...........................................................3-4 
4-1 Existing Drinking Water Storage Tanks ........................................................................4-1 
4-2 Existing Drinking Water Storage Requirements ............................................................4-2 
4-3 Build-Out Drinking Water Storage Requirements ..........................................................4-3 
6-1 Project Costs for Drinking Water System Improvements ..............................................6-2 

LIST OF FIGURES 

NO. TITLE PAGE 

1-1 Existing Drinking Water System..........................................................................  After 1-1 
1-2 Outdoor Water Use Service Areas ......................................................................  After 1-1 
1-3 General Plan Land Use Map ..............................................................................  After 1-2 
1-4 Development Conditions ..................................................................................... After 1-2 
4-1 Drinking Water Tank Elevations ........................................................................... After 4-5 
5-1 Non-Dimensional Peak Day Demand Pattern for Drinking Water ................................. 5-3 
5-2 Existing Fire Flow Capacity ..........................................................................................5-5 
5-3 Existing Pressures Below 50 psi Under Peak Instantaneous Conditions ......................5-6 
5-4 Existing pressures exceeding 130 psi ...........................................................................5-7 
5-5 Local Fire Flow Deficiencies .........................................................................................5-9 
5-6 Build-Out Pressures Below 30 psi Under Peak Instantaneous Conditions .................. 5-10 
5-7 Build-Out Pressures Below 40 psi Under Peak Day Conditions .................................. 5-11 
5-8 Build-Out Pressures Exceeding 130 psi ...................................................................... 5-12 
6-1 Capital Projects ................................................................................................... After 6-5 

APPENDIX A 
Hydraulic Model Calibration Data 

APPENDIX B 
Checklist for Hydraulic Model Design Elements Report 

APPENDIX C 
JVWCD Water Storage Agreement 



City of Bluffdale v Water Master Plan, Part I: 
Drinking Water 

ACKNOWLEDGMENTS 

Hansen, Allen & Luce thanks the following individuals for their contributions to this project: 

City of Bluffdale 

Derk Timothy, Mayor 
Mark Reid, City Manager 

Michael Fazio, City Engineer 
Grant Crowell, City Planner and Economic Development Director 

Blaine Dietrich, Public Works Operations Manager 



City of Bluffdale vi Water Master Plan, Part I: 
Drinking Water 

GLOSSARY 

Average Daily Flow: The average yearly demand volume expressed in a flow rate. 

Average Yearly Demand: The volume of water used during an entire year. 

Build-out: When the development density reaches maximum allowed by planned development. 

Demand: Required water flow rate or volume. 

Distribution System: The network of pipes, valves and appurtenances contained within a water 
system. 

Drinking Water: Water of sufficient quality for human consumption. Also referred to as culinary 
or potable water. 

Dynamic Pressure: The pressure exerted by water within the pipelines and other water system 
appurtenances when water is flowing through the system. 

Equivalent Residential Connection: A measure used in comparing water demand from non-
residential connections to residential connections. 

Fire Flow Requirements: The rate of water delivery required to extinguish a particular fire. 
Usually it is given in rate of flow (gallons per minute) for a specific period of time (hours). 

Head: A measure of the pressure in a distribution system that is exerted by the water. Head 
represents the height of the free water surface (or pressure reduction valve setting) above any 
point in the hydraulic system. 

Head Loss: The amount of pressure lost in a distribution system under dynamic conditions due 
to the wall roughness and other physical characteristics of pipes in the system.   

Peak Day: The day(s) of the year in which a maximum amount of water is used in a 24-hour 
period. 

Peak day Demand: The average daily flow required to meet the needs imposed on a water 
system during the peak day(s) of the year. 

Peak Instantaneous Demand: The flow required to meet the needs imposed on a water system 
during maximum flow on a peak day. 

Pressure-Reducing Valve (PRV): A valve used to reduce excessive pressure in a water 
distribution system. 
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Pressure Zone: An area within a distribution system in which water pressure is maintained 
within specified limits. 

Service Area: Typically, the area within the boundaries of the entity or entities that participate in 
the ownership, planning, design, construction, operation, and maintenance of a water system. 

Static Pressure: The pressure exerted by water within the pipelines and other water system 
appurtenances when water is not flowing through the system, i.e., during periods of little or no 
water use. 

Storage Reservoir: A facility used to store, contain and protect drinking water until it is needed 
by the customers of a water system. Also referred to as a Storage Tank. 

Transmission Pipeline: A pipeline that transfers water from a source to a reservoir or from a 
reservoir to a distribution system. 

Water Conservation: Planned management of water to prevent waste. 
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ABBREVIATIONS 

ac  acre [area] 
ac-ft  acre-foot (1 ac-ft = 325,851 gal) [volume] 
DIP  Ductile Iron Pipe 
EPA  U.S. Environmental Protection Agency 
EPANET  EPA hydraulic network modeling software 
ERC  Equivalent Residential Connection 
ft  foot [length] 
ft/s  feet per second [velocity] 
gal  gallon [volume] 
gpd  gallons per day [flow rate] 
gpm  gallons per minute [flow rate] 
HAL  Hansen, Allen & Luce, Inc. 
hp  horsepower [power] 
hr  hour [time] 
in.  inch [length] 
irr-ac  irrigated acre [area] 
JVWCD  Jordan Valley Water Conservancy District 
kgal  thousand gallons [volume] 
LF  linear foot [length] 
MG  million gallons [volume] 
MGD  million gallons per day [flow rate] 
NAIP  National Agricultural Imagery Program 
mi  mile [length] 
psi  pounds per square inch [pressure] 
s  second [time] 
SCADA  Supervisory Control And Data Acquisition 
yr  year [time] 
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CHAPTER 1 - INTRODUCTION 

PURPOSE AND SCOPE 

The purpose of this part of the Water Mater Plan is to provide direction to the City of Bluffdale  
(the City) regarding decisions that will be made over the next 5 to 10 years to provide an 
adequate drinking water system for its customers. Recommendations are based on water use, 
growth projections, standards of the Utah Division of Drinking Water (DDW), the City’s General 
Plan, and standard engineering practices. The planning horizon for the master plan is build-out, 
though the decision horizon is 5 to 10 years. 
 
This part of the master plan is a study of the City’s drinking water system. It addresses source 
requirements, storage requirements, and distribution system requirements. Capital 
improvements needed to meet the requirements have been identified and conceptual-level cost 
estimates have been provided. 
 
The results of the study are limited by the accuracy of growth projections, data provided by the 
City, and other assumptions used in preparing the study. It is expected that the City will review 
and update this master plan every 5–10 years as new information about development, system 
performance, or water use becomes available. 
 
BACKGROUND 

Bluffdale is located primarily in Salt Lake County, Utah, with a portion located in Utah County, 
Utah. The City is home to open spaces, dramatic views of the Wasatch Range, and a significant 
stretch of the Jordan River. Its unique semirural lifestyle has attracted many new residents and 
businesses, increasing the population in the last 20 years from about 1,700 to 8,000 and 
incurring rapid housing and infrastructure expansion (Bluffdale 2014a). 
 
Figure 1-1 illustrates the extent of the City’s drinking water system. As shown, the distribution 
network is divided into three pressure zones. 
 
MASTER PLANNING APPROACH 

The City’s drinking water system consists of water sources, pumps, storage facilities, valves, 
and pipes. The system must be able to responding to daily and seasonal variations in demand 
while concurrently providing adequate capacity for firefighting and other emergency needs. In 
order to meet these goals, each of the system components must be properly designed and 
operated. Furthermore, careful planning is required in order to ensure that the system is capable 
of meeting the City’s needs through build-out. 
 
In addition to indoor uses, the City’s drinking water system supplies water for outdoor irrigation 
to portions of Bluffdale. About 40 independent City-owned and private pressurized irrigation (PI) 
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systems serve other areas. Service areas for both drinking water and pressurized irrigation 
systems were delineated during a March 2016 workshop with City staff (Figure 1-2). 
For planning purposes, four scenarios were identified: 
 

1. Irrigation by City pressurized irrigation systems (City owned, privately operated; 
built to City standards) 

2. Irrigation by private pressurized irrigation systems (privately owned, privately 
operated), including dry pipelines 

3. Irrigation by City drinking water system only (no pressurized irrigation system) 
4. Undeveloped areas (future City pressurized irrigation systems) 

 
The master plan assumes the following:  
 

1. City pressurized irrigation systems will continue to irrigate their existing service 
areas. No drinking water demand for irrigation is assumed in these areas. 
Locations with dry pipelines (installed but not yet in service) will ultimately be 
supplied with a secondary water source. 

2. Since the longevity of private pressurized irrigation systems is uncertain, 
irrigation demand in these areas will be planned as if supplied by the drinking 
water system. 

3. Existing developments with only the City drinking water system (no pressurized 
irrigation) will continue to be irrigated with the City’s drinking water system, 
except the area bounded by Redwood Road, 14400 South, 2700 West, and 
Bangerter Highway, which the City identified as a potential pressurized irrigation 
service area given an anticipated reclaimed water source. No new pressurized 
irrigation systems will be planned in areas already served by drinking water. 

4. All new developments will require a working pressurized irrigation system 
constructed to City standards. The City will not allow any more private 
pressurized irrigation systems. 

 
Both existing and future needs were evaluated in this master plan. Existing drinking water needs 
were calculated according to Utah Division of Drinking Water (DDW) requirements specified by 
state law and compared with actual drinking water use obtained from billing records, production 
data, and SCADA output. The extent of existing development was estimated from aerial imagery 
(AGRC 2014). Future drinking water use was projected by analyzing existing demands for each 
land use type in Bluffdale and applying the result to undeveloped areas according to the City’s 
anticipated future land use as documented in the General Plan (Bluffdale 2014a, 2014b, 2015b). 
See Figures 1-3 and 1-4. 
  
To facilitate the analysis of Bluffdale’s drinking water system, a computerized hydraulic model 
was prepared in EPANET and analyzed in two steps. First, the performance of existing facilities 
with existing demands was analyzed. Next, projected future demands were input to the model 
and the analysis was repeated. Recommendations for system improvements were based on the 
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results of these analyses. In general, this report follows the outline of the DDW requirements of 
section R309-510 of the Utah Administrative Code entitled “Minimum Sizing Requirements.” 
 
KEY SYSTEM DESIGN CRITERIA 

Tables 1-1 through 1-3 summarize the drinking water system design criteria. The design criteria, 
described in later chapters, were used to evaluate system performance and recommend future 
improvements. Since the drinking water system is the only source of irrigation in some parts of 
Bluffdale, the corresponding outdoor demand has been allocated to the drinking water system. 
 
Since the drinking water system is regulated under state law, the design criteria, whether for 
indoor or outdoor use, follow the standards of R309-510. In HAL’s experience with numerous 
Utah water systems, the indoor criteria tend to be conservative and the outdoor criteria tend to 
be insufficient. For Bluffdale, a combination of both criteria will provide a sufficient level of 
service for both indoor and outdoor uses of drinking water.  
 
It is important to clarify that demands were not computed from population estimates since such 
an approach would blur important local differences. Rather, HAL followed a more detailed 
approach that considered the different land uses, housing densities, and irrigated areas in the 
General Plan. The drinking water system’s service of both indoor and outdoor uses, as well as 
the heterogeneous development density proposed in the General Plan, merited a more rigorous 
approach to quantifying both types of demands in their respective geographic service areas.  
 

Table 1-1: Key Drinking Water System Design Criteria (Indoor) 

Parameter Criteria 
Existing 

Requirements 
(2015) 

Estimated 
Build-Out 

Requirements 
(2045) 

Equivalent Residential 
Connections Calculated 3,434 ERC 12,277 ERC 

Source 
Peak Day Demand1 

Average Yearly Demand1 

 
800 gpd/ERC 

0.45 ac-ft/ERC 

 
1,908 gpm 
1,545 ac-ft 

 
6,820 gpm 
5,525 ac-ft 

Storage 
  Equalization1 

  Fire Suppression2 

 
400 gal/ERC 

4,000 gpm × 4 hr × 2 

 
1.37 MG 
1.92 MG 

 
4.91 MG 
1.92 MG 

Distribution 
Peak Instantaneous Flow3 

  Minimum Fire Flow2 

  Max. Operating Pressure 
  Min. Operating Pressure 

 
1.67 × Peak Day Demand 
1,500 gpm @ 20 psi 

City Preference 
City Preference 

 
3,185 gpm 
1,500 gpm 

130 psi 
50 psi 

 
11,389 gpm 
1,500 gpm 

130 psi 
50 psi 

1. Utah Administrative Code R309-510 as of Jan. 1, 2016 
2. Requirement to be determined by Bluffdale Fire Chief 
3. Observed 2015 data suggests a peaking factor of 1.67 
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Table 1-2: Key Drinking Water System Design Criteria (Outdoor) 

Parameter Criteria 
Existing 

Requirements 
(2015) 

Estimated 
Build-Out 

Requirements 
(2045) 

Irrigated Acreage Calculated 600 irr-ac 1,482 irr-ac 

Source 
Peak Day Demand1 

Average Yearly Demand 

 
4.52 gpm/irr-ac 
2.69 ac-ft/irr-ac 

2,712 gpm 
1,614 ac-ft 

6,698 gpm 
3,987 ac-ft 

Storage 
  Equalization1 

 
4,081 gal/irr-ac 

 
2.45 MG 

 
6.05 MG 

1. Utah Administrative Code R309-510 as of Jan. 1, 2016 
 
 
 

Table 1-3: Key Drinking Water System Design Criteria (Indoor and Outdoor) 

Parameter 
Existing 

Requirements 
(2015) 

Estimated 
Build-Out 

Requirements 
(2045) 

Approximate City Population1 11,000 39,000 

Source 
Peak Day Demand 

Average Yearly Demand 
4,620 gpm 
3,159 ac-ft 

13,518 gpm 
9,512 ac-ft 

Storage 
  Equalization 

  Fire Suppression 

  Total 

 
3.82 MG 
1.92 MG 
5.74 MG 

 
10.96 MG 
1.92 MG 
12.88 MG 

Distribution 
  Peak Instantaneous Flow 

  Minimum Fire Flow 

  Max. Operating Pressure 
  Min. Operating Pressure 

 
7,713 gpm 
1,500 gpm 

130 psi 
50 psi 

 
22,575 gpm 
1,500 gpm 

130 psi 
50 psi 

1. Existing estimate: USCB (2015). Build-out estimate: Horrocks Engineers (2015). Calculations are 
not based on population, but rather the equivalent residential connections and irrigated areas 
presented in Tables 1-1 and 1-2, respectively. 

 
 
Table 1-4 summarizes observed demands over a one-year period based on deliveries from 
Jordan Valley Water Conservancy District (JVWCD 2015a). The values include both indoor and 
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outdoor uses. The peak day demand of 3,229 gpm was selected as the design flow for hydraulic 
modeling, where accurate results of flows, pressures, elevations, and water quality are desired. 
 

Table 1-4: Observed 2014–2015 Drinking Water Use 
Parameter Unit Water Use1 Total Water Use1 

Peak Day Demand 1,354 gpd/ERC 3,229 gpm 

Average Yearly Demand 0.57 ac-ft/ERC 1,957 ac-ft 

1. Based on JVWCD deliveries, July 2014–June 2015. Includes indoor and outdoor use supplied by 
drinking water system.  

 
PRESSURE ZONES 

The City’s drinking water system consists of three main pressure zones as shown in Figure 1-1 
and Table 1-5, delineated by their respective hydraulic grade lines and physical boundaries. 
Note that Zones 2E and 2W (east and west) are hydraulically similar but geographically 
separated. These two zones may be connected with a pipeline through the planned Porter 
Rockwell Boulevard or some other convenient corridor. 
 
The design criteria presented in this master plan are separated by pressure zone to enable 
zone-specific planning.  
 

Table 1-5: Drinking Water Pressure Zones 

Zone Description 
Approx. 
Head (ft) 

Lower 
Service 

Elevation 
(ft) 

Upper 
Service 

Elevation 
(ft) 

1 Northern and central Bluffdale 4740 4440 4625 

2E Gravel pit 4900 4600 4785 

2W Western Bluffdale 4900 4600 4785 

3 Southern Bluffdale 
(Camp Williams, Utah Data Center) 5010 4710 4895 
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CHAPTER 2 - CONNECTIONS 

EXISTING CONNECTIONS 

According to the Utah Division of Water Rights, the City’s drinking water system included 2,698 
connections in the year 2015 (DWR 2015). Since not all connections are equal, non-residential 
connections were converted to Equivalent Residential Connections (ERCs) for consistent 
analysis of indoor water demands. The number of ERCs served by the City’s drinking water 
system was calculated in accordance with guidelines provided by R309-110-4 and summed by 
pressure zone. See Table 2-1. A geographic dataset built on area and land use from the 
General Plan (Figure 1-3), plus an estimate of existing development based on aerial imagery 
(Figure 1-4), was calibrated to match the number of observed ERCs reported to the Division of 
Water Rights. 
 

Table 2-1: Existing Indoor Connections 

Zone Connections 
(ERC) 

1 2,020 

2E 92 

2W 702 

3 620 

Total 3,434 

 
Since the drinking water system provides some outdoor irrigation, these demands must be 
included. Existing irrigation density (i.e., the percentage of irrigated area relative to the gross 
development area) for each land use was estimated from 2014 NAIP aerial imagery (AGRC 
2014) and summed by pressure zone as documented in Part II of this master plan. See Table 2-
2. Like indoor demand, outdoor demand was computed area-by-area in a geographic dataset.  
 

Table 2-2: Existing Outdoor Irrigation 

Zone Irrigated Area 
(irr-ac) 

1 320 

2E 4 

2W 276 

3 0 

Total 600 
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BUILD-OUT CONNECTIONS 

The number of build-out ERCs was determined by estimating demands for a fully built-out 
condition according to housing densities and land uses defined in the General Plan. As with 
existing demands, a geographic dataset was calibrated to match the total build-out estimate. 
See Table 2-4. 
 

Table 2-3: Build-Out Indoor Connections 

Zone Connections 
(ERC) 

1 8,240 

2E 1,494 

2W 1,826 

3 717 

Total 12,277 

 
The projection of outdoor demands followed a similar process, where observed irrigation 
densities were applied to a fully built-out condition. See Table 2-5. 

 
 

Table 2-4: Build-Out Outdoor Irrigation 

Zone Irrigated Area 
(irr-ac) 

1 1,081 

2E 4 

2W 397 

3 0 

Total 1,482 
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CHAPTER 3 - SOURCES 

EXISTING SOURCES 

JVWCD currently provides all of Bluffdale’s drinking water under a renewable contract. At the 
time of this master plan, six delivery locations are active and two more are planned as shown in 
Table 3-1 (JVWCD 2016a). The sources currently have a total capacity of 2,900 gpm and 1,710 
ac-ft. 
 

Table 3-1: Existing Drinking Water Sources 

Source Pressure 
Zone 

Diameter 
(in.) 

Contract 
Flow 

Capacity2 
(gpm) 

Contract 
Volume 

Capacity3 
(ac-ft) 

JVWCD 14400 S 3200 W 1 12 650 383 

JVWCD 14600 S Pony Express Rd 1 12 and 6 200 118 

JVWCD 14600 S 850 W 1 12 and 6 150 88 

JVWCD 14900 S Camp Williams Rd 1 10 350 207 

JVWCD 15000 S Camp Williams Rd 1 18 750 442 

JVWCD 15000 S 1000 W (Westgate)1 1 12 200 118 

JVWCD 1260 W Jordan Narrows Rd1 1 12 150 88 

JVWCD 15100 S 3200 W4 2W 8 450 265 

Total 2,900 1,710 

1. Proposed 2016 delivery location 
2. Maximum average over 24 hr period per contract 
3. Approximate volume pending new contract 
4. Relocated from 15300 S 3200 W 
 
PUMP STATIONS 

Bluffdale has two pump stations. See Table 3-2. The pump stations allow the City to supply 
water to zones that do not have their own sources. The rated capacity of a pump station is the 
total flow of the pump station with largest pump out of service.  
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Table 3-2: Existing Drinking Water Pump Stations 

Name Location 
From 
Zone 

To 
Zone Pumps 

Rated Capacity 
(gpm) 

Camp Williams Pump 
Station 

15000 S 
Camp Williams Rd 2W 3  750 

Redundant Water 
Source Project Jordan Narrow Rd   2 × 900 gpm 

@ 400 ft 900 

 
EXISTING SOURCE REQUIREMENTS 

State standards require that drinking water sources must be able to meet the expected demand 
for two conditions: peak day demand and average yearly demand. Peak day demand is the 
water demand on the day of the year with the highest water use and is used to determine the 
required source capacity under existing and build-out conditions. Water utilities must also be 
able to supply the average yearly demand. Average yearly demand is the average volume of 
water used during the course of one year. 
 
Existing Peak Day Demand 
 
According to state drinking water standards for the existing indoor and outdoor uses described 
in Chapter 2, the peak day source capacity required to meet the City’s existing drinking water 
demand is 4,620 gpm. Table 3-3 presents existing source requirements for each pressure zone. 
Sources produce water, but pump stations only move water. 
 
Existing Average Yearly Demand 
 
According to state drinking water standards for the existing indoor and outdoor uses described 
in Chapter 2, the average yearly source capacity required to meet the City’s existing drinking 
water demand is 3,159 ac-ft. Table 3-3 presents existing source requirements for each pressure 
zone. 
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Table 3-3: Existing Drinking Water Source Requirements 

Pressure 
Zone 

Peak Day 
Demand1 

(gpm) 

Average 
Yearly 

Demand1 
(ac-ft) 

Existing 
Capacity 

(gpm) 

Existing 
Capacity 

(ac-ft) 

Surplus 
(Deficit) 
Capacity 

(gpm) 

Surplus 
(Deficit) 
Capacity 

(ac-ft) 

1 2,568 1,770 2,4502 1,4452 (117) (325) 

2E 69 52 0 0 (69) (52) 

2W 1,638 1,058 4502 2652 (1,188) (793) 

3 344 279 7503 1,2103 4063 9313 

Total 4,620 3,159 2,900 source 
750 pump 

1,710 source 
1,210 pump 

(1720 source) 
406 pump 

(1,449 
source) 

931 pump 

1. Includes indoor and outdoor use on drinking water system 
2. Approximate pending new JVWCD contract 
3. Camp Williams Pump station 
 
BUILD-OUT SOURCE REQUIREMENTS 

Water demands will increase with development. Future source requirements were determined in 
the same manner as existing source requirements. 
 
Build-Out Peak Day Demand 
 
According to state drinking water standards for the future indoor and outdoor uses described in 
Chapter 2, the peak day source capacity required to meet the City’s build-out drinking water 
demand is 13,518 gpm. Table 3-4 presents build-out source requirements for each pressure 
zone.  
 
Build-Out Average Yearly Demand 
 
According to state drinking water standards for the future indoor and outdoor uses described in 
Chapter 2, the average yearly source capacity required to meet the City’s build-out drinking 
water demand is 9,512 ac-ft. Table 3-4 presents build-out source requirements for each 
pressure zone. 
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Table 3-4: Build-Out Drinking Water Source Requirements 

Pressure 
Zone 

Peak Day 
Demand1 

(gpm) 

Average 
Yearly 

Demand1 

(ac-ft) 

Existing 
Capacity 

(gpm) 

Existing 
Capacity 

(ac-ft) 

Surplus 
(Deficit) 
Capacity 

(gpm) 

Surplus 
(Deficit) 
Capacity 

(ac-ft) 

1 9,463 6,616 2,4502 1,4452 (7,013) (5,171) 

2E 848 683 0 0 (848) (683) 

2W 2,809 1,890 4502 2652 (2,359) (1,625) 

3 398 323 7503 1,2103 3523 8873 

Total 13,518 9,512 2,900 source, 
750 pump 

1,710 source, 
1,210 pump 

(11,808 
source) 

352 pump 

(7,802 
source) 

887 pump 

1. Includes indoor and outdoor use on drinking water system 
2. Approximate pending new JVWCD contract 
3. Camp Williams pump station 
 
SOURCE RECOMMENDATIONS 

The drinking water source requirements described in this chapter are prescribed by state law 
and are sufficiently conservative for most water systems. Bluffdale’s observed demands are less 
than the calculated state requirements. As presented in Table 1-4, the observed peak day and 
average yearly demands are 3,229 gpm and 1,957 ac-ft, respectively, which are at least 30% 
less than the calculated requirement of 4,620 gpm and 3,159 ac-ft. The state requires certain 
source capacity for every water system, regardless of how much water is actually used. 
Bluffdale consumes less drinking water than the state requires. This is normal and includes 
redundancy in the case of source disruptions. 
 
JVWCD supplies 100% of Bluffdale’s drinking water. The proposed contract for 2,900 gpm and 
1,710 ac-ft approximates the observed demands and is sufficient for existing conditions. Even 
though the contract amount is less than the source requirement and the observed demand, the 
physical capacity for more water exists and the JVWCD contract allows Bluffdale to purchase 
additional water if needed. 
 
It is recommended that Bluffdale continue to contract with JVWCD for drinking water. The City 
should monitor water use and update the contract accordingly. The contract amount should not 
exceed the amount of water the City can use in one year because the contract must be paid 
whether or not the City uses the water. The physical connection capacity, however, should be 
sufficient to satisfy the existing source requirements. 
 
As undeveloped land in Bluffdale continues to be developed at higher density, additional source 
capacity will be necessary. The preferred location for a future JVWCD connection, as identified 
from hydraulic modeling, is within Zone 1 at about 1000 West 15000 South. The future 
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connection should be installed along with a new transmission pipeline and storage reservoir as 
described in Chapters 4 and 5 of this report. 
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CHAPTER 4 - STORAGE 

EXISTING STORAGE 

The City’s current drinking water system includes two storage facilities shown in Figure 1-1 with 
a total capacity of 6.0 MG. Table 4-1 presents their attributes. 
 

Table 4-1: Existing Drinking Water Storage Tanks 

Name Zone Volume (MG) 

Camp Williams Tank 3 3.0 

Metro Tank1 1 3.0 

1. Bluffdale owns exclusive capacity of 3.0 MG in this tank  
 
 
EXISTING STORAGE REQUIREMENTS 

According to state standards, drinking water storage tanks must be able to provide equalization 
storage volume to make up the difference between the peak day flow rate and the peak 
instantaneous demand. The state requires equalization storage of 400 gallons per ERC. 
Additional fire suppression storage to supply water for firefighting beyond the usual equalization 
storage is also required. 
 
State standards recommend that emergency storage be considered in the sizing of storage 
facilities (R309-510-8(1)(c)). Emergency storage is intended to provide a safety factor that can 
be used in the case of unexpectedly high demands, pipeline failures, equipment failures, 
electrical power outages, water supply contamination, or natural disasters. Based on HAL’s 
previous experience developing master plans, no emergency storage has been recommended 
because the required equalization storage as set by R309-510-8 is sufficiently conservative 
such that additional storage for emergencies is not needed. 
 
Table 4-2 summarizes the existing drinking water storage requirements by pressure zone. 
Overall, the City has an existing surplus of 0.26 MG in drinking water storage capacity, though 
certain zones are deficient in storage. 
 
Equalization Storage 
 
The need for equalization storage is highest during the irrigation season on days of peak water 
use. Equalization storage is used to meet peak demand during the time when demand exceeds 
the source capacity. For Bluffdale, the required equalization storage was calculated according to 
the guidelines outlined by R309-510-8(2). The existing equalization storage requirement for 
Bluffdale was found to be 3.82 MG. 
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Table 4-2: Existing Drinking Water Storage Requirements 

Pressure 
Zone 

Required Storage (MG) 

Existing 
Capacity (MG) 

Surplus 
(Deficit) 

Capacity (MG) 
Equalization1 

(MG) 

Fire 
Suppression2 

(MG) Total (MG) 

1 2.11 0.003 2.11 3.00 0.89 

2E 0.05 0.003 0.05 0.00 (0.05) 

2W 1.41 0.003 1.41 0.00 (1.41) 

3 0.25 1.92 2.17 3.00 0.83 

Total 3.82 1.92 5.74 6.00 0.26 
1. Includes indoor and outdoor use on drinking water system 
2. Assumes 4,000 gpm × 4 hr for two pressure zones 
3. Assumes storage in Zone 3 
 
Fire Suppression Storage 
 
Fire suppression storage is required for water systems that provide water for firefighting. For 
master planning of Bluffdale’s drinking water storage facilities, a fire flow of 4,000 gpm for 4 
hours in two pressure zones was assumed, for a total of 1.92 MG. The City’s fire chief may 
determine different criteria according to the building with the highest fire flow requirement in 
each pressure zone. 
 
In addition, the water system should be managed so that the storage volume dedicated to fire 
suppression is available to meet fire flow requirements whenever or wherever it is needed. This 
can be accomplished by designating minimum water levels that provide reserve storage equal 
to the required fire suppression storage. Although it is important to utilize equalization storage, 
typical daily water fluctuations in the tanks should never encroach on the established levels 
except during fire or emergency situations.  
 
BUILD-OUT STORAGE REQUIREMENTS 

The storage volumes required at build-out are based on the same criteria described for existing 
conditions. The build-out equalization storage will be higher than existing conditions, however, 
due to growth. 
 
Table 4-3 summarizes the build-out drinking water storage requirements by pressure zone. 
Overall, the City has a deficit of 6.88 MG. 
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Table 4-3: Build-Out Drinking Water Storage Requirements 

Pressure 
Zone 

Required Storage (MG) 

Existing 
Capacity (MG) 

Surplus 
(Deficit) 

Capacity (MG) 

Equalization1 
(MG) 

Fire 
Suppression2 

(MG) 
Total (MG) 

1 7.71 0.003 7.71 3.00 (4.71) 

2E 0.61 0.003 0.61 0.00 (0.61) 

2W 2.35 0.003 2.35 0.00 (2.35) 

3 0.29 1.92 2.21 3.00 0.79 

Total 10.96 1.92 12.88 6.00 (6.88) 
1. Includes indoor and outdoor use on drinking water system 
2. Assumes 4,000 gpm × 4 hr for two zones 
3. Assumes storage in Zone 3 
 
STORAGE RECOMMENDATIONS 

To address existing and future storage deficiencies, it is recommended that Bluffdale first 
construct a 3 MG water tank in Zone 2 (assuming that Zones 2E and 2W will be connected). To 
address future storage deficiencies, it is recommended that Bluffdale later construct a 5 MG 
water tank in Zone 1. 
 
The planning of Bluffdale’s future water infrastructure hinges critically on the proper siting of 
drinking water and pressurized irrigation storage facilities. Their locations will influence the 
layout of major transmission pipelines, pump stations, and water sources. 
 
Figure 4-1 shows recommended elevations for drinking water storage tanks. The elevations 
indicated correspond to the approximate hydraulic grade line of each pressure zone. To the 
degree possible, tanks should be located near these elevations in order to minimize pumping 
requirements and provide efficient and reliable service. Preferred locations are also shown for 
each tank. The preferred locations were selected in order to place the proposed tanks at the 
proper elevations, to make use of existing facilities where possible, and to minimize the costs 
associated with future infrastructure. 
 
The recommended location for the Zone 1 tank is just north of Porter Rockwell Boulevard on the 
west side of Redwood Road. Herriman City is planning a park in this area and has expressed 
willingness to work with Bluffdale on siting a water tank there. The City’s master transportation 
plan shows a planned extension of Porter Rockwell Boulevard eastward across the Jordan 
River. The preferred Zone 1 tank site will allow the City to take advantage of the planned road 
construction to place a new Zone 1 transmission along the future street alignment. The new 
transmission line will connect the Zone 1 tank to the proposed JVWCD connection mentioned in 
Chapter 3 while also distributing source water throughout Zone 1.  
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The preferred site for the Zone 2 tank is just east of the existing Zone 3 tank. In order to place a 
Zone 2 tank at that location, several modifications will be needed within the distribution system. 
First, the 16-inch transmission pipeline in Redwood Road between 15400 South and the 
intersection with Jordan Narrows Road will need to be isolated as a Zone 2 transmission 
pipeline. Isolating the pipeline can be accomplished by opening the existing PRV at 15400 
South Redwood Road and by reconfiguring the piping and valves at the intersection of 
Redwood Road and Jordan Narrows Road. The pipe and valves would be altered so that the 
Zone 2 tank would be connected to the pipeline north of Jordan Narrows Road and the Zone 3 
tank would be connected to the pipeline to the south. The Camp Williams pump station would 
also need to be reequipped to pump to Zone 2 pressure rather than Zone 3 pressure. The final 
change that would be needed is to add a new pump station between the Zone 2 Tank and the 
Zone 3 supply pipeline. 
 
There are several benefits associated with placing the Zone 2 tank at the recommended 
location. One benefit is that it allows the City to take advantage of the capacity in the existing 
16-inch Redwood Road pipeline. The 16-inch pipeline has adequate capacity to meet the 
projected build-out demands for Zone 2. Using the capacity in this way reduces the need for 
future infrastructure. The new tank will also be conveniently located near the Zone 3 tank. The 
supply lines for the two tanks will be able to share the same right-of-way and adding a new 
pump station to pump from Zone 2 to Zone 3 will be straightforward. In addition, homes in the 
area of Jordan Narrows Road are served by Zone 3 and have very high pressures, reaching 
over 200 psi. After adding the Zone 2 tank, these homes could be served off the Zone 2 portion 
of the Redwood Road pipeline. Switching the homes to the Zone 2 would reduce pressures to 
about 140 psi. 
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CHAPTER 5 - DISTRIBUTION SYSTEM 

EXISTING DISTRIBUTION SYSTEM 

The drinking water distribution system consists of all pipelines, valves, fittings, and other 
appurtenances used to convey water from water sources and storage tanks to water users. The 
existing pipe network contains about 80 mi of pipe. 
 
EXISTING DISTRIBUTION SYSTEM REQUIREMENTS 

Utah Administrative Code R309-105-9 requires the following minimum water pressure 
constraints for drinking water distribution systems: (a) 20 psi during conditions of fire flow 
experienced during peak day demand; (b) 30 psi during peak instantaneous demand; and (c) 40 
psi during peak day demand. Bluffdale prefers that the distribution system maintain a minimum 
of 50 psi at all points in the system under peak instantaneous conditions to avoid complaints. 
 
Existing Peak Day plus Fire Flow Demand 
 
The distribution system must be able to deliver fire flow to a specified location within the system 
while supplying the peak day demand (4,620 gpm) and to maintain a 20 psi minimum pressure 
at all service connections (R309-105-9(2)(a)). A minimum fire flow capacity of 1,500 gpm is 
recommended for all fire hydrants in the system. Larger fire flows are required at larger 
structures throughout the system based on the International Fire Code and recommendations 
from the Bluffdale Fire Department. The scenario was modeled with a peak day demand of 
4,620 gpm plus a minimum fire flow of 1,500 gpm. 
 
Existing Peak Instantaneous Demand 
 
Pipes in the distribution system must be large enough to convey the peak instantaneous 
demand while maintaining a minimum pressure of 30 psi at all service connections (R309-105-
9(2)(b)). The observed peak instantaneous demand was 5,392 gpm (JVWCD 2015b). For 
modeling, the calculated existing peak instantaneous demand of 7,713 gpm was used for 
analysis. 
 
Existing Peak Day Demand 
 
Pipes in the distribution system must be large enough to convey the peak day demand while 
maintaining a minimum pressure of 40 psi at all service connections (R309-105-9(2)(c)). The 
observed peak day demand was 3,229 gpm (JVWCD 2015b). For modeling, the calculated peak 
day demand of 4,620 gpm was used for analysis. 
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BUILD-OUT DISTRIBUTION SYSTEM REQUIREMENTS 

The existing system distribution requirements for minimum pressures also apply to the projected 
build-out system. 
 
Build-Out Peak Day plus Fire Flow Demand 
 
The build-out peak day plus fire flow scenario was evaluated in a similar manner as compared 
to the existing peak day plus fire flow scenario. It was assumed that the fire flow requirements 
would not change between the existing and build-out conditions. Generally, this is a 
conservative assumption as, over time, older buildings are replaced with newer buildings 
constructed in accordance with updated building codes. The build-out fire flow scenario was 
modeled with a peak day demand of 13,518 gpm plus a minimum fire flow of 1,500 gpm. 
 
Build-Out Peak Instantaneous Demand 
 
The build-out peak day design flow for the distribution system is 13,518 gpm. Assuming the 
same observed peaking factor of 1.67 applies to the build-out peak day demand, peak 
instantaneous demand as build-out is 22,575 gpm. 
 
Build-Out Peak Day Demand 
 
The build-out peak day design flow for the distribution system is 13,518 gpm. 
 
HYDRAULIC MODEL 

A computerized hydraulic model of the City’s water distribution system was developed to 
analyze the performance of the existing and future distribution system and to prepare solutions 
for existing facilities that cannot meet the design criteria for water system pressures. The 
software used for the model was EPANET 2.0. This program, developed by the U.S. 
Environmental Protection Agency, models the hydraulic behavior of pipe networks. At the 
beginning of the master plan study, Bluffdale provided HAL with a drinking water model that 
HAL then updated to existing conditions with data and direction from City staff. 
 
Hydraulic models were developed for three phases of water system development. The first 
phase was the development of a model of the existing system (existing model). This model was 
used for calibration and to identify deficiencies in the existing system. A second model was 
developed which was used to identify those corrections necessary to improve existing system 
deficiencies (corrected existing model). The third phase was the development of a future model 
to indicate those improvements that will be necessary for the projected “build-out” condition 
(future model). 
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MODEL COMPONENTS 

The two basic elements of the hydraulic model are pipes and nodes. A pipe is described by its 
inside diameter, overall length, minor friction loss factors, and a roughness value associated 
with friction head losses. A pipe can include elbows, bends, valves, pumps, and other 
operational elements. Nodes are the endpoints of a pipe and can be categorized as junction 
nodes or boundary nodes. A junction node is a point where two or more pipes meet, where a 
change in pipe diameter occurs, or where flow is put in or taken out of the system. A boundary 
node is a point where the hydraulic grade is known (a reservoir or PRV). 
 
The hydraulic model of the water distribution system is not an exact replica of the actual water 
system. Pipeline locations used in the model are approximate and every pipeline may not be 
included in the model, although efforts were made to make the model as complete and accurate 
as possible. It is not necessary to include all of the distribution system pipes in the model to 
accurately simulate its performance. 
 
Pipe Network 
 
The pipe network was provided in the City’s original hydraulic model delivered to HAL for this 
project. HAL assumed the layout, connectivity, and sizing to be accurate as provided. 
 
Demands 
 
Drinking water demands were geocoded from June 2015 billing data (Bluffdale 2015a) and input 
into the model. “Geocoded” means that the addresses associated with the water uses were 
translated into X and Y coordinates so the water uses would be represented in their actual 
geographic location, rather than allocating the water uses throughout the system in some other, 
more approximate way. The peak monthly demands were then scaled to peak day conditions 
determined from SCADA observations (JVWCD 2015b). Modeling for distribution system sizing 
used the design criteria, which are greater than the observed peak day demand. 
 
A demand pattern was developed from SCADA data provided by JVWCD (2015b). The non-
dimensional demand curve is shown in Figure 5-1.  
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Figure 5-1: Non-dimensional Peak Day Demand Pattern for Drinking Water 

 
The peak instantaneous demand occurs overnight, presumably due to irrigation supplied by the 
drinking water system.  
 
Sources and Storage Tanks 
 
The sources of water in the model are six JVWCD connections and the City’s two storage 
facilities. The levels in the tanks are modeled in the extended-period model scenario. The 
extended-period model predicts the levels in the tanks as they fill from sources and empty to 
meet demand in the system.  
 
MODEL CALIBRATION 

A hydraulic model should be calibrated before it may be relied on to accurately simulate the 
performance of the distribution system. Calibration is a comparison of the computer results, field 
tests, and actual system performance. Calibration is especially useful for identifying pipe sizes 
that are not correct and PRVs or isolation valves that are not operating as expected. Pipe 
roughness is an additional characteristic which may also be adjusted during calibration.  
 
With assistance from Aquaveo, the model was calibrated through SCADA data provided by 
JVWCD (2015b), as well as fire flow tests and pressure readings provided by the City. The 
model was calibrated by adjusting source flows, elevations, and PRV settings so that the overall 
behavior of network was reproduced within the model. Calibration results are included in 
Appendix C. The overall patterns in the model matched the observed values very well.  
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ANALYSIS METHODOLOGY 

EPANET models were used to analyze the performance of the water system for existing and 
projected future demands under the three scenarios regulated by R309-105-9, plus a high-
pressure condition that occurs during low flow. Results are discussed below. 
 
ANALYSIS RESULTS OF THE EXISTING SYSTEM  

Peak Day Demand plus Fire Flow Conditions 
 
Modeling indicates that many fire hydrants, mostly in Zone 2, cannot maintain a fire flow of 
1,500 gpm without causing service connections to drop below 20 psi. See Figure 5-2. 
 
Peak Instantaneous Demand Conditions 
 
Modeling of the existing peak instantaneous demand of 7,713 gpm indicates that all service 
connections comply with the required minimum pressure of 30 psi. The minimum simulated 
pressure is 36 psi. 
 
Most connections also satisfy the City’s preference for a 50 psi minimum pressure. Exceptions 
occur on the far east side, where existing industrial development connected to Zone 1 is actually 
too high and should eventually be reconfigured into Zone 2. Other exceptions are Silverpoint 
Way and River View Drive at the upper edge of Zone 2. See Figure 5-3. 
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Figure 5-2: Existing Fire Flow Capacity 

 
Peak Day Conditions 
 
Modeling of the existing peak day demand of 4,620 gpm indicates that all service connections 
comply with the required minimum pressure of 40 psi. The minimum simulated pressure is 42 
psi. 
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Figure 5-3: Existing Pressures below 50 psi under Peak Instantaneous Conditions 

 
High Pressure Conditions 
 
A few parts of the city exceed the preferred maximum pressure of 130 psi during low-flow 
conditions. See Figure 5-4. 
 
One large area is the Jordan River valley east of Redwood Road and north of 14800 South. 
This includes Spring View Farms, the Bluffs, Wood Duck Hollow, Sage Estates, River Willow 
Court, and connections along 14600 South. The highest simulated pressures of 154 psi occur in 
Home Front Circle, which nearly matches a pressure of 150 psi the City observed at a fire 
hydrant there. 
 
Another area with high pressures is the vicinity of 13800 South and 3600 West, including Pony 
Lane, Wasatch Vista Drive, Oxfordshire Drive, and Lincolnshire Court. The highest simulated 
pressures of 150 psi occur at the end of Lincolnshire Court. 
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Figure 5-4: Existing Pressures Exceeding 130 psi 

 
Finally, simulated pressures in and near Jordan Narrows Park exceed 200 psi, which is 
consistent with a pressure of 205 psi the City observed at a fire hydrant there. 
 
EXISTING DISTRIBUTION SYSTEM RECOMMENDATIONS 

While the existing distribution system is adequate for peak day and peak instantaneous 
conditions, many areas do not meet the requirements for fire flow. The storage 
recommendations of Chapter 4 will help resolve this deficiency when combined the necessary 
transmission. HAL recommends the following distribution projects for addressing the identified 
deficiencies as well as for improving general system operation: 
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 Install 640 feet of 12-inch pipe in 15000 South between Redwood Road and 2200 West 
to connect the existing lines. 

 Install 12,380 feet of 16-inch pipe to connect Zone 2W and Zone 2E. This pipe will follow 
the alignment of Porter Rockwell Boulevard from Redwood Road to the area of Royal 
Mile Drive, where it will connect to the existing pipeline. 

 Install 12,675 feet of 24-inch pipe from the proposed pressure Zone 1 tank site to the 
proposed future JVWCD connection. This pipe would follow the alignment of Porter 
Rockwell Boulevard to 1000 West, then extend north along 1000 West to the JVWCD 
connection. 

 Install 3,305 feet of 10-inch pipe between 14400 South and Kailye Lane. This pipe will 
run along the west side of the ULDC trail and cross the canal at 14000 South. 

 Replace existing pipe along 2200 West between 14400 South and Pinehollow Lane with 
12-inch pipe. Connect this pipe to the existing line in Redwood Road with 12-inch pipe 
through Pinehollow Lane. This will require approximately 4,685 feet of 12-inch pipe. 

 Connect Wasatch Vista Drive to the end of Shropshire Drive with approximately 2,070 
feet of 10-inch pipe. This pipe would follow a road alignment of a future development. 

 Connect the south end of Shropshire Drive to 14400 South by installing approximately 
2,650 feet of 10-inch pipe. 

 
Even with the aforementioned projects, some local fire flow deficiencies remain, primarily due to 
existing 6-inch pipes that lack capacity for high flows. See Figure 5-5. In general, 6-inch 
pipelines should be upsized to minimum 8-inch diameter pipes during pipeline replacement 
projects. More specifically, the following projects are recommended, in addition to the above 
projects, to supply the preferred minimum 1,500 gpm fire flow at each hydrant: 
 
 Replace the existing pipe in Country Classic Drive between 2700 West and 2920 West 

with 8-inch pipe. Replace line in 2920 West with 8-inch pipe. This will require about 
1,520 feet of 8-inch pipe. 

 Connect the existing pipe in Ten Sleep Circle to the existing pipe in 14600 South with 
930 feet of 8-inch pipe. 

 Replace the existing pipe along 1300 West, starting at the southern entrance of The 
Bluffs Apartments and heading north to 13920 South. Replace the existing pipe in 13920 
South from 1300 West to the end of the cul-de-sac. This will require approximately 1,825 
feet of 8-inch pipe. 

 Replace existing pipes in Apple Crest Lane and 14850 South with 8-inch pipe. Connect 
the new pipelines along their western ends. This will require roughly 2,590 feet of pipe. 

 Install 335 feet of 8-inch pipe starting from the existing line at 2620 West 15250 South, 
going south through undeveloped land, and connect to the existing pipe in Silverpoint 
Way. 

 Connect the two existing water lines in Broad Stripes Drive with 60 feet of 8-inch pipe. 
 Install 1,300 feet of 8-inch pipe in Pheasant Hollow Lane between 3600 West and 3755 

West and in 3755 West between Pheasant Hollow Lane and 14125 South. 
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Figure 5-5: Local Fire Flow Deficiencies 

 
The industrial development on the far east side of Bluffdale is currently connected to Zone 1 and 
cannot meet the preferred 50 psi minimum pressure. The City may consider reconfiguring this 
area into Zone 2, once Zone 2 sources and storage are established. While connections on 
Silverpoint Way and River View Drive do not meet the City’s preference, they still satisfy the 
state’s minimum pressure and need not be improved unless the City chooses to do so. 
 
While there is no state standard for maximum pressures, pressures exceeding 160 psi should 
be monitored carefully. Where pressures are near 200 psi along Jordan Narrows Road, the 
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storage and transmission recommendations described in Chapter 4 will help resolve this 
problem if this area is reconfigured into Zone 2 instead of Zone 3. 
 
ANALYSIS RESULTS OF THE BUILD-OUT SYSTEM  

Peak Day Demand plus Fire Flow Conditions 
 
The capital projects and fire flow projects recommended for existing conditions also resolve the 
projected future fire flow deficiencies. 
 
Peak Instantaneous Demand Conditions 
 
Modeling of the build-out peak instantaneous demand of 22,575 gpm indicates good 
performance with respect to low pressures. See Figure 5-6. None of the service connections 
have a minimum pressure less than 30 psi and nearly all areas are able to maintain 50 psi. One 
exception is the higher elevation industrial areas served by Zone 1 on the east side of the City. 
 

 
Figure 5-6: Build-Out Pressures below 30 psi under Peak Instantaneous Conditions 



 

 
City of Bluffdale 5-12 Water Master Plan, Part I: 

Drinking Water 

Peak Day Conditions 
 
Modeling of the build-out peak day demand of 13,518 gpm indicates that all service connections 
are able to provide a minimum pressure of 40 psi. See Figure 5-7.  
 

 
Figure 5-7: Build-Out Pressures below 40 psi under Peak Day Conditions 

 
High Pressure Conditions 
 
A few parts of the city exceed the preferred maximum pressure of 130 psi during build-out 
conditions with low demands. See Figure 5-8. High pressure areas include the lower elevations 
of Zones 1 and 2 and also the area near Jordan Narrows Park. 
 



 

 
City of Bluffdale 5-13 Water Master Plan, Part I: 

Drinking Water 

 
Figure 5-8: Build-Out Pressures Exceeding 130 psi 

 
BUILD-OUT DISTRIBUTION SYSTEM RECOMMENDATIONS 

Under build-out conditions, the highest observed pressures were about 145 psi. The maximum 
and minimum pressures within a pressure zone represent a tradeoff. The maximum pressure at 
the lower elevations can be decreased, but not without also reducing the minimum pressures at 
the upper elevations. Under build-out conditions, the pressures in Zones 1 and 2 are controlled 
by the proposed storage reservoirs. The elevations of the reservoirs were chosen in order to 
balance the maximum and minimum pressures in Zones 1 and 2. Therefore, it is recommended 
that he City should accept the elevated pressures that are projected for the lower elevation 
areas of Zones 1 and 2. However, one exception is the area around Jordan Narrows Park. The 
high pressures in that area could be easily addressed by installing a PRV in the pipeline the 
supplies water to the area or by reconfiguring this area to be in Zone 2 instead of Zone 3 as 
described in Chapter 4. 



 

 
City of Bluffdale 5-14 Water Master Plan, Part I: 

Drinking Water 

PIPELINE REPLACEMENT 

It is recommended that the City fund a pipeline replacement program if it has not already. 
Pipelines should be scheduled for replacement based on priority as well as to take advantage of 
road resurfacing projects and other situations of convenience. Pipelines smaller than 8 inches in 
diameter, older pipelines, and pipelines where frequent repairs have been needed should all be 
considered as high priority for replacement. The state recommends that at least 5% of the 
annual drinking water budget be set aside for facility replacement. 
 
CONTINUED USE OF THE HYDRAULIC MODEL 

It is recommended that the City continue updating the hydraulic model as the drinking water 
system changes. The model can help City staff determine: 
 

• The effect on the system if individual facilities are added or removed from service 
• The selection of pipe diameters and location of proposed water mains 
• Capacity of the water system to provide fire flows in specific areas 
• Water age for water quality monitoring 
• Residual chlorine and fluoride levels in the system 

 
The hydraulic model should be maintained for future use. Necessary data required for continued 
use of the program are: 
 

• The location, length, diameter, pipe material, and ground elevation at each end of 
each new pipeline constructed 

• Changes in water supply location and characteristics 
• Hydraulic characteristics of major new facilities such as pump stations, wells, and 

water tanks 
• Location and demand for new large customers 
• Changes in chlorine and fluoride dosing rates and procedures 
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CHAPTER 6 - CAPITAL IMPROVEMENTS PLAN 

Throughout the master planning process, the three main components of the City’s water system 
(source, storage, and distribution) were analyzed to determine the system’s ability to meet 
existing demands and the anticipated future demands at build-out. Capital improvements were 
recommended to correct deficiencies. 
 
PRECISION OF COST ESTIMATES 

When considering cost estimates, there are several levels or degrees of precision, depending 
on the purpose of the estimate and the percentage of detailed design that has been completed. 
The following levels of precision are typical: 
 
   Type of Estimate   Precision 
   Conceptual (Master Planning) ±50% 
   Preliminary Design   ±30% 
   Final Design or Bid   ±10% 
 
For example, at the master planning level (or conceptual or feasibility design level), if a project 
is estimated to cost $1,000,000, then the precision or reliability of the cost estimate would 
typically be expected to range between approximately $500,000 and $1,500,000. While this may 
seem very imprecise, the purpose of master planning is to develop general sizing, location, cost, 
and scheduling information on a number of individual projects that may be designed and 
constructed over a period of many years. Master planning also typically includes the selection of 
common design criteria to help ensure uniformity and compatibility among future individual 
projects. Details such as the exact capacity of individual projects, the level of redundancy, the 
location of facilities, the alignment and depth of pipelines, the extent of utility conflicts, the cost 
of land and easements, the construction methodology, the types of equipment and material to 
be used, the time of construction, interest and inflation rates, permitting requirements, etc., are 
typically developed during the more detailed levels of design. 
  
At the preliminary or 10% design level, some of the aforementioned information will have been 
developed. Major design decisions such as the size of facilities, selection of facility sites, 
pipeline alignments and depths, and the selection of the types of equipment and material to be 
used during construction will typically have been made. At this level of design the precision of 
the cost estimate for a $1,000,000 project would typically be expected to range between 
approximately $700,000 and $1,300,000. 
  
After the project has been completely designed, and is ready to bid, all design plans and 
technical specifications will have been completed and nearly all of the significant details about 
the project should be known. At this level of design, the precision of the cost estimate for the 
same $1,000,000 project would typically be expected to range between approximately $900,000 
and $1,100,000. 
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SYSTEM IMPROVEMENT PROJECTS 

As discussed in previous chapters, several source, storage and distribution system deficiencies 
were identified during the system analysis. Project costs for water system improvements are 
presented in Table 6-1. Each recommendation includes a conceptual cost estimate. 
 
Unit costs for the construction cost estimates are based on conceptual-level engineering. 
Sources used to estimate construction costs include: 
 

1. RSMeans Heavy Construction Cost Data 
2. Price quotes from equipment suppliers 
3. Recent construction bids for similar work 

 
All costs are presented in 2016 dollars. Recent price and economic trends indicate that future 
costs are difficult to predict with certainty. Engineering cost estimates provided in this study 
should be regarded as conceptual level for use as a planning guide. Only during final design 
can a definitive and more accurate estimate be provided for each project.  
 

Table 6-1: Project Costs for Drinking Water System Improvements 
ID Project Description Timeframe Cost Estimate 

F-1 Country Classic Dr. Pipeline Install 1,520 ft of 8-inch 
pipeline @$114/LF 0–5 years $173,000 

F-2 14600 South Pipeline Install 925 ft of 8-inch pipeline 
@$114/LF 0–5 years $105,000 

F-3 1300 West Pipeline Install 1,825 ft of 8-inch 
pipeline @$114/LF 0–5 years $208,000 

F-4 Apple Crest Ln and 14850 
South Pipelines 

Install 2,590 ft of 8-inch 
pipeline @$114/LF 0–5 years $295,000 

F-5 Silverpoint Way Pipeline Install 335 ft of 8-inch pipeline 
@$114/LF 0–5 years $38,000 

F-6 Broad Stripes Drive Pipeline Install 60 ft of 8-inch pipeline 
@$114/LF 0–5 years $7,000 

F-7 Pheasant Hollow Lane 
Pipeline 

Install 1,300 ft of 8-inch 
pipeline @$114/LF 0–5 years $148,000 

C-1 Zone 2 Tank 
Construct 3 MG enclosed 
drinking water storage facility 
(@ $1/gal) 

0–5 years $3,000,000 

C-2 15000 South Pipeline Install 640 ft of 12-inch 
pipeline @$138/LF 0–5 years $88,000 

C-3 Zone 1 Main Transmission Install 1,698 ft of 24-inch 
pipeline @$245/LF 0–5 years $416,000 

C-4 Zone 3 Booster Station New 400 gpm Zone 3 Booster 
Station 0–5 years $200,000 

C-5 Zone 1 Tank 
Construct 5 MG enclosed 
drinking water storage facility 
(@ $1/gal) 

0–5 years $5,000,000 
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Table 6-1: Continued 
ID Project Description Timeframe Cost Estimate 

C-6 Zone 1 Transmission 
Pipeline 

Install 5,505 ft of 12-inch 
pipeline @$138/LF 0–5 years $760,000 

C-7 Zone 1 Main Transmission Install 6,065 ft of 16-inch 
pipeline @$165/LF 0–5 years $1,001,000 

C-8 Zone 1 Main Transmission Install 5,585 ft of 16-inch 
pipeline @$165/LF 0–5 years $922,000 

C-9 2200 West Pipeline Install 4,685 ft of 12-inch 
pipeline @$138/LF 0–5 years $647,000 

C-10 Zone 1 Transmission 
Pipeline 

Install 4,132 ft of 12-inch 
pipeline @$138/LF 0–5 years $570,000 

C-11 Zone 1 Transmission 
Pipeline 

Install 2,830 ft of 16-inch 
pipeline @$165/LF 0–5 years $467,000 

C-12 New Zone 2 Pipeline Install 2,650 ft of 10-inch 
pipeline @$124/LF 

With 
development $329,000 

C-13 Zone 1 Transmission 
Pipeline 

Install 3,300 ft of 10-inch 
pipeline @$124/LF 

With 
development $409,000 

C-14 New Zone 2 Pipeline Install 2,070 ft of 10-inch 
pipeline @$124/LF 

With 
development $257,000 

C-15 Zone 1 Transmission 
Pipeline 

Install 3,775 ft of 10-inch 
pipeline @$124/LF 

With 
development $468,000 

Total $15,508,000 
 
Figure 6-1 shows the location of each project listed in Table 6-1. 
 
FUNDING OPTIONS 

Funding options for the recommended projects, in addition to water use fees, could include the 
following: general obligation bonds, revenue bonds, State/Federal grants and loans, and impact 
fees. The City is already planning a water rate change to help fund priority projects and may 
need to consider a combination of these other funding options. 
 
With respect to water use fees, it is recommended that the City reevaluate water rates 
periodically. Rates should be high enough to cover the full cost of producing and delivering 
water so that it is not necessary to subsidize water delivery with other funding sources. 
Charging customers for the true cost of water reinforces the idea that water is a valuable 
commodity. In addition, charging too little for water can erode the financial stability of a water 
system and interfere with conservation efforts.  
 
General Obligation Bonds 
 
This form of debt enables the City to issue general obligation bonds for capital improvements 
and replacement. General Obligation (G.O.) Bonds would be used for items not typically 
financed through the Water Revenue Bonds (for example, the purchase of water source to 
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ensure a sufficient water supply for the City’s in the future). G.O. bonds are debt instruments 
backed by the full faith and credit of the City, which would be secured by an unconditional 
pledge of the City to levy assessments, charges or ad valorem taxes necessary to retire the 
bonds. G.O. bonds are the lowest-cost form of debt financing available to local governments 
and can be combined with other revenue sources such as specific fees, or special assessment 
charges to form a dual security through the City’s revenue generating authority. These bonds 
are supported by the City as a whole, so the amount of debt issued for the water system is 
limited to a fixed percentage of the real market value for taxable property within the City. 
 
Revenue Bonds 
 
This form of debt financing is also available to the City for utility related capital improvements. 
Unlike G.O. bonds, revenue bonds are not backed by the City as a whole, but constitute a lien 
against the water service charge revenues of a Water Utility. Revenue bonds present a greater 
risk to the investor than do G.O. bonds, since repayment of debt depends on an adequate 
revenue stream, legally defensible rate structure and sound fiscal management by the issuing 
jurisdiction. Due to this increased risk, revenue bonds generally require a higher interest rate 
than G.O. bonds, although currently interest rates are at historic lows. This type of debt also has 
very specific coverage requirements in the form of a reserve fund specifying an amount, usually 
expressed in terms of average or maximum debt service due in any future year. This debt 
service is required to be held as a cash reserve for annual debt service payment to the benefit 
of bondholders. Typically, voter approval is not required when issuing revenue bonds. 
 
State/Federal Grants and Loans 
 
Historically, both local and county governments have experienced significant infrastructure 
funding support from state and federal government agencies in the form of block grants, direct 
grants in aid, interagency loans, and general revenue sharing. Federal expenditure pressures 
and virtual elimination of federal revenue sharing dollars are clear indicators that local 
government may be left to its own devices regarding infrastructure finance in general. However, 
state/federal grants and loans should be further investigated as a possible funding source for 
needed water system improvements. 
 
It is also important to assess likely trends regarding federal / state assistance in infrastructure 
financing. Future trends indicate that grants will be replaced by loans through a public works 
revolving fund. Local governments can expect to access these revolving funds or public works 
trust funds by demonstrating both the need for and the ability to repay the borrowed monies, 
with interest. As with the revenue bonds discussed earlier, the ability of infrastructure programs 
to wisely manage their own finances will be a key element in evaluating whether many 
secondary funding sources, such as federal/state loans, will be available to the City. 
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Impact Fees 
 
Impact fees can be applied to water related facilities under the Utah Impact Fees Act. The Utah 
Impacts Fees Act is designed to provide a logical and clear framework for establishing new 
development assessments. It is also designed to establish the basis for the fee calculation 
which the City must follow in order to comply with the statute. However, the fundamental 
objective for the fee structure is the imposition on new development of only those costs 
associated with providing or expanding water infrastructure to meet the capacity needs created 
by that specific new development. Also, impact fees cannot be applied retroactively. 
 
SUMMARY OF RECOMMENDATIONS 

Several recommendations were made throughout the master report. The following is a summary 
of the recommendations organized by category. 
 
Source 
 
 Continue contracting with JVWCD for drinking water deliveries. Monitor water use and 

adjust the contract as necessary. 
 Consider an additional connection as land develops. The new connection is 

recommended at 1000 West 15000 South. 
 
Storage 
 
 Construct a Zone 2 tank (3 MG) to meet existing equalization storage and fire 

suppression requirements. 
 Construct a Zone 1 tank (5 MG) to meet existing and future equalization storage and fire 

suppression requirements. 
 
Distribution 
 
 Complete fire flow projects within the next five years. 
 Complete other capital projects as needed or to take advantage road construction 

projects or other situations of convenience. 
 
General 
 
 Encourage indoor and outdoor water conservation as outlined in the City’s recent Water 

Conservation Plan. 
 Maintain the hydraulic model. 
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APPENDIX B 
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CHECKLIST FOR HYDRAULIC MODEL DESIGN ELEMENTS REPORT 
 
This hydraulic model checklist identifies the components included in the Hydraulic Model 
Design Elements Report for  
 
 
                                                                                           
    (Project Name or Description) 
 
                              
          (Water System Number) 
 
                            
            (Water System Name) 
                                 
            (Date) 
 
 
The checkmarks and/or P.E. initials after each item indicate the conditions supporting P.E. 
Certification of this Report. 
 

1. At least 80% of the total pipe lengths in the distribution system affected by the proposed 
project are included in the model.  [R309-511-5(1)]  _____  

 
2. 100% of the flow in the distribution system affected by the proposed project is included 

in the model. If customer usage in the system is metered, water demand allocations in the 
model account for at least 80% of the flow delivered by the distribution system affected 
by the proposed project. [R309-511-5(2)]  _____ 

 
3. All 8-inch diameter and larger pipes are included in the model. Pipes smaller than 8-inch 

diameter are also included if they connect pressure zones, storage facilities, major 
demand areas, pumps, and control valves, or if they are known or expected to be 
significant conveyers of water such as fire suppression demand. [R309-511-5(3)]   
_____  

 
4. All pipes serving areas at higher elevations, dead ends, remote areas of a distribution 

system, and areas with known under-sized pipelines are included in the model. [R309-511-
5(4)]   _____ 

 
5. All storage facilities and accompanying controls or settings applied to govern the 

open/closed status of the facility for standard operations are included in the model. [R309-
511-5(5)]   _____  

 
6. Any applicable pump stations, drivers (constant or variable speed), and accompanying 

controls and settings applied to govern their on/off/speed status for various operating 
conditions and drivers are included in the model. [R309-511-5(6)] 

   _____  
 



 

 

7. Any control valves or other system features that could significantly affect the flow of 
water through the distribution system (i.e. interconnections with other systems, pressure 
reducing valves between pressure zones) for various operating conditions are included in 
the model. [R309-511-5(7)]   _____  

 
8. Imposed peak day and peak instantaneous demands to the water system’s facilities are 

included in the model. The Hydraulic Model Design Elements Report explains which of 
the Rule-recognized standards for peak day and peak instantaneous demands are 
implemented in the model (i.e., (i) peak day and peak instantaneous demand values per 
R309-510, Minimum Sizing Requirements, (ii) reduced peak day and peak instantaneous 
demand values approved by the Director per R309-510-5, Reduction of Requirements, or 
(iii) peak day and peak instantaneous demand values expected by the water system in 
excess of the values in R309-510, Minimum Sizing Requirements). The Hydraulic Model 
Design Elements Report explains the multiple model simulations to account for the 
varying water demand conditions, or it clearly explains why such simulations are not 
included in the model. The Hydraulic Model Design Elements Report explains the 
extended period simulations in the model needed to evaluate changes in operating 
conditions over time, or it clearly explains (e.g., in the context of  the water system, the 
extent of anticipated fire event, or the nature of the new expansion) why such simulations 
are not included in the model.  [R309-511-5(8) & R309-511-6(1)(b)]  _____  

 
9. The hydraulic model incorporates the appropriate demand requirements as specified in 

R309-510, Minimum Sizing Requirements, and R309-511, Hydraulic Modeling Rule, in 
the evaluation of various operating conditions of the public drinking water system. The 
Report includes: 

• the methodology used for calculating demand and  allocating it to the model; 
• a summary of pipe length by diameter; 
• a hydraulic schematic of the distribution piping showing pressure zones, general 

pipe connectivity between facilities and pressure zones, storage, elevation, and 
sources; and 

• a list or ranges of values of friction coefficient used in the hydraulic model 
according to pipe material and condition in the system. In accordance with Rule 
stipulation, all coefficients of friction used in the hydraulic analysis are consistent 
with standard practices. 

 [R309-511-7(4)]  _____  
 

10. The Hydraulic Model Design Elements Report documents the calibration methodology 
used for the hydraulic model and quantitative summary of the calibration results (i.e., 
comparison tables or graphs). The hydraulic model is sufficiently accurate to represent 
conditions likely to be experienced in the water delivery system. The model is calibrated 
to adequately represent the actual field conditions using field measurements and 
observations. [R309-511-4(2)(b), R309-511-5(9), R309-511-6(1)(e) & R309-511-7(7)]   _____  

 
11. The Hydraulic Model Design Elements Report includes a statement regarding whether 

fire hydrants exists within the system. Where fire hydrants are connected to the 
distribution system, the model incorporates required fire suppression flow standards.  The 
statement that appears in the Report also identifies the local fire authority’s name, 



 

 

address, and contact information, as well as the standards for fire flow and duration 
explicitly adopted from R309-510-9(4), Fireflows, or alternatively established by the 
local fire suppression agency, pursuant to R309-510-9(4), Fireflows. The Hydraulic 
Model Design Elements Report explains if a steady-state model was deemed sufficient 
for residential fire suppression demand, or acknowledges that significant fire suppression 
demand warrants extended model simulations and explains the run time used in the 
simulations for the period of the anticipated fire event. [R309-511-5(10)  & R309-511-7(5)] 
  _____  

 
12. If the public drinking water system provides water for outdoor  use, the Report 

describes the criteria used to estimate this demand. If the irrigation demand map in R309-
510-7(3), Estimated Outdoor Use, is not used, the report provides justification for the 
alternative demands used in the model.  If the irrigation demands are based on the map in 
R309-510-7(3), Estimated Outdoor Use, the Report identifies the irrigation zone number, 
a statement and/or map of how the irrigated acreage is spatially distributed, and the total 
estimated irrigated acreage. The indicated irrigation demands are used in the model 
simulations in accordance with Rule stipulation. The model accounts for outdoor water 
use, such as irrigation, if the drinking water system supplies water for outdoor use. [R309-
511-5(11)  & R309-511-7(1)]   _____  

 
13. The Report states the total number of connections served by the water system including 

existing connections and anticipated new connections served by the water system after 
completion of the construction of the project.  [R309-511-7(2)]   

  _____  
 

14. The Report states the total number of equivalent residential connections (ERC) including 
both existing connections as well as anticipated new connections associated with the 
project.  In accordance with Rule stipulation, the number of ERC’s includes high as well 
as low volume water users.  In accordance with Rule  stipulation, the determination of the 
equivalent residential connections is based on flow requirements using the anticipated 
demand as outlined in R309-510, Minimum Sizing Requirements, or is based on 
alternative sources of information that are deemed acceptable by the Director. [R309-511-
7(3)]   _____  

 
15. The Report identifies the locations of the lowest pressures within the distribution system, 

and areas identified by the hydraulic model as not meeting each scenario of the minimum 
pressure requirements in R309-105-9, Minimum Pressure Requirements. [R309-511-7(6)]   
  _____  

 
16. The Hydraulic Model Design Elements Report identifies the hydraulic modeling method, 

and if computer software was used, the Report identifies the software name and version 
used. [R309-511-6(1)(f)]   _____  

 
17. For community water system models, the community water system management has been 

provided with a copy of input and output data for the hydraulic model with the simulation 
that shows the worst case results in terms of water system pressure and flow. [R309-511-
6(2)(c)]  _____  



 

 

 
18. The hydraulic model predicts that new construction will not result in any service 

connection within the new expansion area not meeting the minimum distribution system 
pressures as specified in R309-105-9, Minimum Pressure Requirements.  [R309-511-6(1)(c)] 
  _____  

 
19. The hydraulic model predicts that new construction will not decrease the pressures within 

the existing water system to such that the minimum pressures as specified in R309-105-9, 
Minimum Pressure Requirements are not met. [R309-511-6(1)(d)]  _____  

 
20. The velocities in the model are not excessive and are within industry standards.  

_____ 
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WATER STORAGE AGREEMENT

THIS WATER STORAGE AGREEMENT (this "Agreement") is made this tottr

day of Apri l , 2007 (the "Execution Date"), between Bluffdale City, a

municipal corporation organized under the laws of the State of Utah ("Bluffdale"), and

the Jordan Valley Water Conservancy District, a water conservancy district organized

under the laws of the State of Utah (the "District").

RECITALS:

A. The District is a water conservancy district organized and existing

pursuant to the Utah Water Conservancy Act, as amended, Utah Code Ann,

(Supp.2006) SS 17A-2-1401 et  seq.,  for  the purposes, among others,  of

conserving, acquiring, appropriating, developing, storing, sell ing, leasing,

distributing, and stabil izing supplies of water for domestic, manufacturing, and

other beneficial uses;

B. Bluffdale is a municipality organized under the laws of the State of Utah,

which provides retail water service to residents within its boundaries and to

other customers;

C. Bluffdale purchases water from the District;

D. Bluffdale and the District have a beneficial and cooperative relationship,

and they voluntarily coordinate operations of certain features of their water

systems for their mutual benefit;

E. Bluffdale desires to have three (3) mill ion gallons of f inished water storage

capacity available to it;
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F. The District is wil l ing: (i) contemporaneously with the execution of this

Agreement, to enter into the Facil it ies Cooperation Agreement with the

Metropolitan Water District of Salt Lake & Sandy ("Metro"), and thereby purchase

three (3) mill ion gallons of f inished water storage capacity in a new water

reservoir constructed by Metro at the site of its Point of the Mountain Water

Treatment Plant ("POMWTP") in Draper City, Utah; (i i) to employ that storage

capacity for Bluffdale's benefit; (iii) to coordinate the operation of the storage

reservoir for the benefit of Bluffdale; (iv) to pay the operation and maintenance

costs associated with the storage capacity; and, (v) to provide Bluffdale peak

demand credits on water purchases in recognition of the downstream location of

Bluffdale's meter stations, all in accordance with the terms and conditions of this

Agreement; and,

G. Bluffdale is wil l ing to pay the District One Mill ion Three Hundred

Twenty-Three Thousand and 00/100 Dollars ($1,323,000.00) for the purchase of

the storage capacity, all in accordance with the terms and conditions of this

Agreement.

TERMS:

The parties agree as follows:

1. Purchase of Storaqe Capacitv.

gallons of f inished water storage capacity in

its Point of the Mountain Water Treatment

Bluffdale shall purchase three (3) mill ion

a water reservoir constructed by Metro at

Plant in Draper City, Utah (the "Bluffdale
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Storage"). Purchase of the Bluffdale Storage shall be completed by payment from

Bluffdale to the District as set forth below.

2. Storaqe Capacitv for Bluffdale's Benefit. The Bluffdale Storage shall be

for Bluffdale's benefit during the term of this Agreement.

3. Blufidale's Pavment to the District. ln consideration for the District 's

participation in the ongoing maintenance, and as payment for the Bluffdale Storage,

Bluffdale shall pay the District One Mill ion Three Hundred Twenty-Three Thousand and

00/100 Dol lars ($1,323,000.00) on the Execut ion Date.  Bluf fdale shal l  tender the fu l l

payment to the District on the Execution Date, and the District hereby acknowledges

receipt of full payment.

4. Costs.

(a) The District shall pay all routine operation costs associated with the

Bluffdale Storage, which shall include those costs attributable to normal, day-to-day

operations, l imited to direct costs, labor, energy and uti l i t ies, travel, training, office

supplies, l iabil i ty and hazard insurance, vehicles, uniforms, tools and equipment,

laboratory expenses, safety and security expenses, water quality testing, treatment

chemicals, and data processing, plus any administrative fee(s).

(b) The District shall pay all routine maintenance, repair, and

replacement costs associated with the Bluffdale Storage, which shall include those

costs attributable to normal maintenance, repair, and/or replacement which is

conducted on a regular or periodic basis to maintain it in good repair, working order,

and operating condition, l imited to direct costs, labor, energy and uti l i t ies, travel,

training, office supplies, property insurance (specifically including earthquake
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coverage), vehicles, uniforms, tools and equipment, laboratory expenses, water quality

testing, and data processing, plus any administrative fee(s).

(c) Bluffdale shall pay all extraordinary maintenance, repair, and

replacement costs associated with the Bluffdale Storage, which shall include those

costs attributable to unforeseen or extraordinary operation, maintenance, repair, or

replacement, including but not l imited to those costs attributable to the elimination of

Severe, recurring problems, and to acts of terrorism and to force majeure.

(d) Bluffdale shall pay all capital improvement costs associated with

the Bluffdale Storage. No capital improvements shall be made without Bluffdale's prior

approval, which approval shall not be unreasonably withheld or delayed.

5. General Operations.

(a) The District shall coordinate with others the administration and

management of the operations, maintenance, repair, and replacement of the Bluffdale

Storage in a manner consistent with this Agreement for the benefit of Bluffdale.

(b) Extraordinary operation, maintenance, repair, and replacement

costs and capital improvement costs shall be bil led quarterly as incurred, and all

invoices shall be due and payable within thirty (30) days of bil l ing.

(c) The District shall provide Bluffdale with reasonably detailed

invoices and supporling documentation showing the total extraordinary operation,

maintenance, repair, and replacement costs, and capital improvement costs.

(d) The operations of the Bluffdale Storage may be suspended

temporarily, in whole or in part, for operation, maintenance, repair, and replacement
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work. The District shall make good faith efforts to coordinate and schedule OMR&R

work with others based on Bluffdale's reasonable requests.

(e) Any payment under this Agreement not made when due shall bear

simple, annual interest at the Utah Public Treasurer's Investment Fund Rate,

commencing the day after the due date and accruing unti l paid in full.

6,  Peak Demand Credi t .

(a) The parties acknowledge: (i) the Bluffdale Storage is for the benefit

of Bluffdale; (i i) as of the Execution Date, Bluffdale purchased the Storage; and, (i i i)

Bluffdale's meter stations are at locations where the effect of storage moderating

Bluffdale's peak demands from the District cannot be measured directly.

(b) When the Bluffdale Storage is complete and operational and being

used for the benefit of Bluffdale, Bluffdale shall be given a total demand credit of two

thousand five hundred twenty (2,520) gallons per minute on the peak hourly demands

of its f lows measured at any meter station(s) along the 150th South Pipeline and the

150th South Pipeline Extension

(c) The adjusted peak hourly demands, as calculated in

subparagraph 6(b), shall be used by the District to calculate Bluffdale's annual water

rate in accordance with the District 's then-current rate methodology, policies, rules, and

procedures. On the Execution Date, the District used the Base-Extra Capacity Method

of the American Water Works Association, as interpreted and implemented by the

District. The District may choose periodically to change methodologies and/or to

change its interpretation and implementation of any methodology it selects, and/or to
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adopt,  amend, or abandon i ts pol ic ies,  ru les,  and regulat ions,  and, as a consequence,

the demand credit may provide different rate benefits to Bluffdale or none at all.

7. Representations and Warranties. The parlies make the following

respective representations and warranties as of the Execution Date, which

representations and warranties shall survive that date and any termination of this

Agreement:

(a) Bv Bluffdale. Bluffdale is a municipality duly organized under the

laws of the State of Utah and is duly authorized to conduct business in the State of

Utah. The persons signing this Agreement for Bluffdale have full authority to do so, and

Bluffdale has undertaken and obtained whatever formalit ies and approvals are

necessary to enter into and to carry out this Agreement, and this Agreement, when

executed, is legally binding on Bluffdale.

(b) Bv the District. The District is a water conservancy district

organized under the laws of the State of Utah. The persons signing this Agreement for

the District have full authority to do so, and the District has undertaken and obtained

whatever formalit ies and approvals may be necessary to enter into and to carry out this

Agreement, and this Agreement, when executed, is legally binding on the District.

(c) Bv Both Parties. There are no actions, claims, proceedings,

l it igation, or investigations pending or, to the best of the party's knowledge, threatened

before or by any court or governmental entity that could adversely affect the party's

abil ity to fulf i l l  the obligations undertaken hereby.
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8. Term.

(a) The parties acknowledge: (i) Bluffdale has the benefit of f inished

water storage capacity as granted by the District under this Agreement; (i i) the District 's

rights to that capacity arise from and are subject to applicable terms and conditions of

the Facil it ies Cooperation Agreement between the District and Metro; and,

(i i i) therefore, Bluffdale's rights to the Bluffdale Storage capacity are subject to the

terms and conditions of the Facil it ies Cooperation Agreement.

(b) This Agreement shall commence on the Execution Date and shall

terminate on the first to occur of the following: (i) the written agreement of the parties;

or, (i i) expiration or termination of the Facil it ies Cooperation Agreement.

9. No Assiqnment. Neither this Agreement nor any rights under this

Agreement may be assigned in whole or in parl by either party without the other party's

prior written consent.

10. lnterlocal Act Representations. To the extent this Agreement is governed

by the Utah lnterlocal Cooperation Act, Utah Code Ann. (Supp. 2006) SS 11-13-1

et seq. (the "Act"), the parties represent, acknowledge, and agree that this Agreement:

(a) Has been approved by each party's governing authority, which is

also each party's respective "legislative body," as that term is used in the Act;

(b) Prior to its execution, has been submitted to each party's attorney

authorized to represent it for review of proper form and compliance with applicable law;

(c) Specifies: (i) its duration; (i i) i ts purposes; (i i i) the manner of

financing, establishing, and maintaining a budget for the parties' joint and cooperative

undertakings; ( iv)  the manner of  acquir ing,  holding, and disposing of  real  and personal
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property used in the parties' joint and cooperative undertakings; and, (v) the methods to

accomplish the parlial or complete termination of the Agreement and for disposing of

property upon termination; and,

(d) Provides for operation and management of the storage capacity by

the District, which is the administrator of the parties' joint involvement and activity in the

reservoir, as the term "administrator" is used in the Act.

11 .  Misce l laneous.

(a) Notices. Any notice, communication, or payment required or

allowed by this Agreement shall be in writ ing and delivered by hand or sent by United

States mail or express courier addressed as set forth below:

lf to Bluffdale:

Bluffdale City
Attn: Mayor
14350 South 2200 West
Bluffdale, UT 84065

lf to the District:

Jordan Valley Water Conservancy District
Attn: General Manager
8215 South 1300 West
P. O. Box 70
West Jordan, UT 84088-0070

Either party may, by written notice delivered to the other, change the address to which

delivery shall thereafter be made. Any such communication shall be deemed effective

as of the date and time it is actually received.

(b) Construction and Enforcement. Each party and counsel for each

party have reviewed this Agreement and, accordingly, the normal rule of construction to

the effect that ambiguities are to be resolved against the drafting party shall not be
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employed in the interpretation of this Agreement, The parties agree that this

Agreement may be specifically enforced.

(c) Severabil itv; Waiver. ln the event a court, governmental agency, or

regulatory agency with proper jurisdiction determines that any provision of this

Agreement is unlawful, that provision shall terminate. lf a provision is terminated, but

the parties can legally, commercially, and practicably continue to perform this

Agreement without the terminated provision, the remainder of this Agreement shall

continue in effect. One or more waivers by either party of any provision, term,

condition, or covenant shall not be construed by the other party as a waiver of any

subsequent breach of the same by the other party.

(d) Bindinq Effect. This Agreement shall be binding upon and inure to

the benefit of the parties and their respective successors and assigns, if any.

(e) Attornev Fees, In any action arising out of this Agreement, the

prevail ing party shall be entit led to costs and reasonable attorney fees.

(0 No Third Partv Beneficiaries. This Agreement is not intended to

and shall not create any rights in any person or entity not a party to this Agreement.

(g) Entiretv of Aqreement. This Agreement represents the entire

agreement between the parties with respect to its subject matter and, with the exception

of paragraphs 6 and 8, shall be construed without reference to any prior or other

agreement(s) between the parties. Except as set forth in paragraph 6, this Agreement

does not modify, amend, or change the "City of Bluffdale Water Purchase Agreement

and Class B Petit ion" between the parties, as it may be amended, dated January 1,

1999. Other than good faith and fair dealing, there are no terms or conditions, express
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or implied, other than herein stated. This Agreement may not be amended or

supplemented except by an instrument in writing signed by both parties.

(h) Leqal Compliance. The part ies shal l  comply with al l  appl icable

federal, state, and local laws and ordinances in the performance of this Agreement.

Any terms which the parties as governmental entities are mandated by law to include in

this Agreement shall be considered part of this Agreement. The parties acknowledge

and agree that their rights and obligations under this Agreement are subject to their

compliance with the applicable provisions of the Utah Water Conservancy Act, the Utah

Metropolitan Water District Act, and applicable Utah and federal laws and regulations.

(i) Force Maieure. Neither party shall be deemed in violation of this

Agreement if it is prevented from performing any of its obligations by reason of

earlhquakes or other natural disaster; strikes or other labor unrest; power failures; civil

or military emergencies; acts of legislative, judicial, executive, or administrative

authorities; or any other circumstances which are not within its reasonable control.

0) Defined Terms. The following terms shall have the meaning(s)

given them in the Facilit ies Cooperation Agreement: "150th South Pipeline";

'150th South Pipel ine Extension"; and, "OMR&R."

"Bluffdale":

BLUFFDALE CITY

Claud ia  Ande
Its Mayor

City Recorder
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ATTEST:

Richard P. Bay

"District":

JORDAN VALLEY WATER
CONSERVANCY

By:
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STATE OF UTAH )
:  S S .

COUNTY OF SALT LAKE )

The foregoing instrument was

, 2007, by Claudia

municipality, on its behalf.

before me this day of

Mayor of Bluffdale City, a Utah

acknowledged

Anderson, the

My commission expires:

JENNIFER CRUM
NOIARY PUBLIC.STATE OF
r625 w. LO|S MEADOWS COURT

BLUFFDALE, UT 84065
Comm. Exp.03/31

STATE OF UTAH )
:  SS .

couNTY oF SALT LAKE )

The foregoing instrument was acknowledged before me this day of

Valleyt.-l Ofira , 2007, by Steven L. Taggart, the Vice Chair of the Jordan

Water Conservancy District, a water conservancy district organized under the laws of

the State of Utah, on its behalf.

REID EUGENE
NorARy puBLtc. srnriJ iilu

587 EAST HOLSTEIN WAY
MURRAY UT 84107

MY Crr r,-, , ,;,r ,f r FXptRES 06_01-2OOg

My commission expires:

/3t4

12

4. ,  , , - .e,  tJ l  84065

NOTARY PUBLIC, residing in
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GLOSSARY 

Average Daily Flow: The average yearly demand volume expressed in a flow rate. 
 
Average Yearly Demand: The volume of water used during an entire year. 
 
Build-out: When the development density reaches maximum allowed by planned development. 
 
Demand: Required water flow rate or volume. 
 
Distribution System: The network of pipes, valves and appurtenances contained within a water 
system. 
 
Drinking Water: Water of sufficient quality for human consumption. Also referred to as culinary 
or potable water. 
 
Dynamic Pressure: The pressure exerted by water within the pipelines and other water system 
appurtenances when water is flowing through the system. 
 
Equivalent Residential Connection: A measure used in comparing water demand from non-
residential connections to residential connections. 
 
Fire Flow Requirements: The rate of water delivery required to extinguish a particular fire. 
Usually it is given in rate of flow (gallons per minute) for a specific period of time (hours). 
 
Head: A measure of the pressure in a distribution system that is exerted by the water. Head 
represents the height of the free water surface (or pressure reduction valve setting) above any 
point in the hydraulic system. 
 
Head Loss: The amount of pressure lost in a distribution system under dynamic conditions due 
to the wall roughness and other physical characteristics of pipes in the system.    
 
Peak Day: The day(s) of the year in which a maximum amount of water is used in a 24-hour 
period. 
 
Peak day Demand: The average daily flow required to meet the needs imposed on a water 
system during the peak day(s) of the year. 
 
Peak Instantaneous Demand: The flow required to meet the needs imposed on a water system 
during maximum flow on a peak day. 
 
Pressure-Reducing Valve (PRV): A valve used to reduce excessive pressure in a water 
distribution system. 
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Pressure Zone: An area within a distribution system in which water pressure is maintained 
within specified limits. 
 
Service Area: Typically, the area within the boundaries of the entity or entities that participate in 
the ownership, planning, design, construction, operation, and maintenance of a water system. 
 
Static Pressure: The pressure exerted by water within the pipelines and other water system 
appurtenances when water is not flowing through the system, i.e., during periods of little or no 
water use. 
 
Storage Reservoir: A facility used to store, contain and protect drinking water until it is needed 
by the customers of a water system. Also referred to as a Storage Tank. 
 
Transmission Pipeline: A pipeline that transfers water from a source to a reservoir or from a 
reservoir to a distribution system. 
 
Water Conservation: Planned management of water to prevent waste. 
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ABBREVIATIONS 

ac  acre [area] 
ac-ft  acre-foot (1 ac-ft = 325,851 gal) [volume] 
DIP  Ductile Iron Pipe 
EPA  U.S. Environmental Protection Agency 
EPANET  EPA hydraulic network modeling software 
ERC  Equivalent Residential Connection 
ft  foot [length] 
ft/s  feet per second [velocity] 
gal  gallon [volume] 
gpd  gallons per day [flow rate] 
gpm  gallons per minute [flow rate] 
HAL  Hansen, Allen & Luce, Inc. 
hp  horsepower [power] 
hr  hour [time] 
in.  inch [length] 
irr-ac  irrigated acre [area] 
JVWCD  Jordan Valley Water Conservancy District 
kgal  thousand gallons [volume] 
LF  linear foot [length] 
MG  million gallons [volume] 
MGD  million gallons per day [flow rate] 
NAIP  National Agricultural Imagery Program 
mi  mile [length] 
psi  pounds per square inch [pressure] 
s  second [time] 
SCADA  Supervisory Control And Data Acquisition 
yr  year [time] 
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CHAPTER 1 - INTRODUCTION 

PURPOSE AND SCOPE 

The purpose of this part of the Water Mater Plan is to provide direction to the City of Bluffdale  
(the City) regarding decisions that will be made over the next 5 to 10 years to provide an 
adequate pressurized irrigation system for customers within the system’s service area. 
Recommendations are based on water use, growth projections, standards of the Utah Division 
of Drinking Water (DDW), the City’s General Plan, and standard engineering practices. The 
planning horizon for the master plan is build-out. 
 
This part of the master plan is a study of the City’s pressurized irrigation system. It addresses 
source requirements, storage requirements, and distribution system requirements. Capital 
improvements needed to meet the requirements have been identified and conceptual-level cost 
estimates have been provided. 
 
The results of the study are limited by the accuracy of growth projections, data provided by the 
City, and other assumptions used in preparing the study. It is expected that the City will review 
and update this master plan every 5–10 years as new information about development, system 
performance, or water use becomes available. 
 
BACKGROUND 

Bluffdale is located primarily in Salt Lake County, Utah, with a portion located in Utah County, 
Utah. The City is home to open spaces, dramatic views of the Wasatch Range, and a significant 
stretch of the Jordan River. Its unique semirural lifestyle has attracted many new residents and 
businesses, increasing the population in the last 20 years from about 1,700 to 8,000 and 
incurring rapid housing and infrastructure expansion (Bluffdale 2014a). 
 
MASTER PLANNING APPROACH 

About 40 independent City-owned and private pressurized irrigation (PI) systems serve portions 
of Bluffdale. The City’s drinking water system provides water for outdoor use to other parts of 
the city. Service areas for both drinking water and pressurized irrigation systems were 
delineated during a March 2016 workshop with City staff (Figure 1-1). 
 
The City’s pressurized irrigation system consists of water sources, pumps, storage facilities, 
valves, and pipes. The system must be able to responding to daily and seasonal variations in 
demand. In order to meet these goals, each of the system components must be properly 
designed and operated. Furthermore, careful planning is required in order to ensure that the 
system is capable of meeting the City’s needs through build-out. 
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Pressurized Irrigation 

For planning purposes, four scenarios were identified: 
 

1. Irrigation by City pressurized irrigation systems (City owned, privately operated; 
built to City standards) 

2. Irrigation by private pressurized irrigation systems (privately owned, privately 
operated) 

3. Irrigation by City drinking water system only (no pressurized irrigation system) 
4. Undeveloped areas (future City pressurized irrigation systems) 

 
The master plan assumes the following:  
 

1. City pressurized irrigation systems will continue to irrigate their existing service 
areas. No drinking water demand for irrigation is assumed in these areas. 

2. Since the longevity of private pressurized irrigation systems is uncertain, 
irrigation demand in these areas will be planned as if supplied by the drinking 
water system. 

3. Existing developments with only the City drinking water system (no pressurized 
irrigation) will continue to be irrigated with the City’s drinking water system, 
except the area bounded by Redwood Road, 14400 South, 2700 West, and 
Bangerter Highway, which the City identified as a potential pressurized irrigation 
service area given an anticipated reclaimed water source. Otherwise, no new 
pressurized irrigation systems will be planned in areas already served by drinking 
water. 

4. All new developments will require a working pressurized irrigation system 
constructed to City standards. The City will not allow any more private 
pressurized irrigation systems. 

 
Both existing and future needs were evaluated in this master plan. Existing pressurized 
irrigation demands were calculated according to HAL’s experience with similar systems and an 
analysis of existing irrigated area. Future water demands were projected by analyzing existing 
demands for each land use type in Bluffdale and applying the result to undeveloped areas 
according to the City’s anticipated future land use as documented in the General Plan (Bluffdale 
2014a, 2014b, 2015a). See Figures 1-2 and 1-3. 
  
In order to facilitate the analysis of Bluffdale’s pressurized irrigation system, a hydraulic model 
was prepared in EPANET and analyzed for future conditions. Recommendations for system 
improvement were prepared based on the results of these analyses.  
 
KEY SYSTEM DESIGN CRITERIA 

Table 1-1 summarizes key pressurized irrigation system design criteria. The design criteria, 
described in later chapters, were used to evaluate system performance and recommend future 
improvements. Pressurized irrigation systems are not regulated by the Utah Division of Drinking 
Water. Since the state standards for outdoor water use have been observed to be inadequate 
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Pressurized Irrigation 

for such systems, this master plan proposes design criteria that exceed the state standards and 
represent more realistic pressurized irrigation demands observed in other Utah cities. 
 

Table 1-1: Key Pressurized Irrigation System Design Criteria 

Parameter Criteria1 Existing 
Requirements 

Estimated 
Build-Out 

Requirements 

Irrigated Acreage Calculated 803 irr-ac 1,030 irr-ac 

Source 
Peak Day Demand 

Average Yearly Demand 

 
7.50 gpm/irr-ac 
3.13 ac-ft/irr-ac 

6,023 gpm 
2,513 ac-ft 

7,725 gpm 
3,224 ac-ft 

Storage 
    Equalization 

 
0.0283 ac-ft/irr-ac 

 
22.7 ac-ft 

 
29.1 ac-ft 

Distribution 
Peak Instantaneous Flow 

    Max. Operating Pressure 
    Min. Operating Pressure 

 
15.00 gpm/irr-ac 
City Preference 
City Preference 

 
12,045 gpm 

100 psi 
40 psi 

 
15,450 gpm 

100 psi 
40 psi 

1. Design criteria proposed here exceed those of Utah Administrative Code R309-510 for outdoor use: peak day 
demand, 4.52 gpm/irr-ac; average yearly demand, 2.69 ac-ft/irr-ac; equalization 0.0125 ac-ft/irr-ac; and peak 
instantaneous flow, 9.04 gpm/irr-ac 
 
PRESSURE ZONES 

Since many separate pressurized irrigation systems exist in Bluffdale, no specific pressure 
zones have been designated. For planning purposes, HAL recommends five approximate zones 
as presented in Table 1-2 and Figure 1-4. Note that Zones 3E and 3W (east and west) are 
hydraulically similar but geographically separated. These two zones may be connected with a 
pipeline through the planned Porter Rockwell Boulevard or some other convenient corridor. 
 
The design criteria presented in this master plan are separated by pressure zone. 
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Table 1-2: Recommended Pressurized Irrigation Pressure Zones 

Zone Description 
Approx. 
Head (ft) 

Lower 
Service 

Elevation 
(ft) 

Upper 
Service 

Elevation 
(ft) 

1 Northern Bluffdale; Utah Lake 
Distributing Canal by gravity 4570 4350 4480 

2 Central Bluffdale; Welby–Jacob Canal 
by gravity 4700 4480 4610 

3E Gravel pit 4810 4610 4720 

3W West edge 4810 4610 4720 

4 Camp Williams, Utah Data Center 5090 4720 5000 
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Figure 1-4: Recommended Pressurized Irrigation Pressure Zones 
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CHAPTER 2 - IRRIGATED AREA 

TYPICAL IRRIGATION DENSITIES 

For this master plan, HAL analyzed aerial imagery (AGRC 2014) and land use (Bluffdale 2014a, 
2014b, 2015a) in Bluffdale to quantify typical irrigation densities, i.e., the proportion of a given 
land use that is irrigated. A representative sample of each developed land use was examined 
and the irrigated area measured relative to the gross development area. For land uses which do 
not yet exist, values of similar land uses were assumed. Table 2-1 presents these results. 
These densities were used in computing irrigated areas for existing and build-out conditions for 
both the pressurized irrigation system and the drinking water system. 

 
Table 2-1: Typical Irrigation Densities 

Land Use1 Typical Irrigation 
Density2 

VLDR - Very Low Density Residential 57% 
LDR - Low Density Residential 41% 
CR - Cluster Residential 36% 
RMF - Residential Multifamily 32% 
MU - Mixed Use 18% 
NC - Neighborhood Commercial 43% 
C - Commercial 7% 
RC -  Regional Commercial3 7% 
BP - Business Park3 7% 
LI - Light Industrial 2% 
CI - Civic Industrial 45% 
FS - Federal/State Government 7% 
PROS - Parks, Recreation, Open Space 40% 
Cluster Subdivision Open Space4 0% 

1. See General Plan Land Use Map (Bluffdale 2014b). 
2. Irrigated area divided by gross development area. 
3. Not yet developed. Assumed similar to Commercial. 
4. Natural open space (not irrigated). 

 
EXISTING IRRIGATED AREA 

The existing estimated area irrigated by the pressurized irrigation system is 803 irr-ac. Irrigation 
provided by private irrigation systems and the City’s drinking water system were excluded from 
these estimates per the assumptions presented in Chapter 1. 
 
Existing pressurized irrigation service areas and their demands were tabulated in a geographic 
dataset and summed by pressure zone. Table 2-2 presents the irrigated areas associated with 
each recommended irrigation pressure zone under existing conditions. 
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Table 2-2: Existing Irrigated Area 

Zone Irrigated Area 
(irr-ac) 

1 343 

2 302 

3E 3 

3W 145 

4 10 

Total      803 

 
 
BUILD-OUT IRRIGATED AREA 

The amount of irrigated area at build-out was estimated by applying the values of Table 2-1 to a 
fully built-out condition for each land use. The estimated area irrigated by the pressurized 
irrigation system at build-out is 1,030 irr-ac.  
 
Future pressurized irrigation service areas and their demands were tabulated in a geographic 
dataset and summed by pressure zone. Table 2-3 presents the irrigated areas associated with 
each potential irrigation pressure zone under build-out conditions. 
 
The increase in irrigated area assigned to the pressurized irrigation system is attributed to the 
development of privately irrigated or unirrigated land. 
 

Table 2-3: Build-Out Irrigated Area 

Zone Irrigated Area 
(irr-ac) 

1 403 

2 427 

3E 22 

3W 152 

4 26 

Total 1,030 
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CHAPTER 3 - SOURCES 

EXISTING SOURCES 

Table 3-1 summarizes the City’s existing pressurized irrigation sources. 
 

Table 3-1: Existing Pressurized Irrigation Sources 

Source Pressure 
Zone 

Diameter 
(in.) 

Capacity 
(gpm) 

Capacity 
(ac-ft) 

     

     

     

     

     
     
     
     

Total   
 
 
 
PUMP STATIONS 

Table 3-2 presents the City’s existing pressurized irrigation pump stations. 
 

Table 3-2: Existing Pressurized Irrigation Pump Stations 

Name Location From Zone To Zone Pumps 
Rated Capacity 

(gpm) 

      

      

 
EXISTING SOURCE REQUIREMENTS 

Pressurized irrigation sources should be able to meet the expected demand for two conditions: 
peak day demand and average yearly demand. Peak day demand is the water demand on the 
day of the year with the highest water use and is used to determine the required source capacity 
under existing and build-out conditions. Irrigation systems should also be able to supply the 
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average yearly demand. Average yearly demand is the average volume of water used during 
the course of one year. 
 
Existing Peak day Demand 
 
For the existing irrigated area described in Chapter 2, the peak day source capacity required to 
meet the City’s existing pressurized irrigation demands is 6,023 gpm. Table 3-3 presents 
existing source requirements for each potential pressure zone.  
 
Existing Average Yearly Demand 
 
For the existing irrigated area described in Chapter 2, the average yearly source capacity 
required to meet the City’s existing pressurized irrigation demands is 2,513 ac-ft. Table 3-3 
presents existing source requirements for each potential pressure zone. 
 

Table 3-3: Existing Pressurized Irrigation Source Requirements 

Pressure 
Zone 

Peak day 
Demand 

(gpm) 

Average 
Yearly 

Demand 
(ac-ft) 

Existing 
Capacity 

(gpm) 

Existing 
Capacity 

(ac-ft) 

Surplus 
(Deficit) 
Capacity 

(gpm) 

Surplus 
(Deficit) 
Capacity 

(ac-ft) 

1 2,573 1,074     

2 2,265 945     

3E 23 9     

3W 1,087 454     

4 75 31     

Total 6,023 2,513     

 
 
BUILD-OUT SOURCE REQUIREMENTS 

Pressurized irrigation demands will increase with development. Future source requirements 
were determined in the same manner as existing source requirements after calculating the 
number of projected irrigated acres. 
 
Build-Out Peak Day Demand 
 
For the build-out irrigated area described in Chapter 2, the peak day source capacity required to 
meet the City’s build-out pressurized irrigation demands is 7,725 gpm. Table 3-4 presents build-
out source requirements for each potential pressure zone.  
 
Build-Out Average Yearly Demand 
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For the build-out irrigated area described in Chapter 2, the average yearly source capacity 
required to meet the City’s build-out pressurized irrigation demands is 3,224 ac-ft. Table 3-4 
presents build-out source requirements for each potential pressure zone. 
 

Table 3-4: Build-Out Pressurized Irrigation Source Requirements 

Pressure 
Zone 

Peak day 
Demand1 

(gpm) 

Average 
Yearly 

Demand 

(ac-ft) 

Existing 
Capacity 

(gpm) 

Existing 
Capacity 

(ac-ft) 

Surplus 
(Deficit) 
Capacity 

(gpm) 

Surplus 
(Deficit) 
Capacity 

(ac-ft) 

1 3,022 1,261     

2 3,203 1,337     

3E 165 69     

3W 1,140 476     

4 195 81     

Total 7,725 3,224     

 
SOURCE RECOMMENDATIONS 

It is recommended that Bluffdale pursue additional secondary water sources to supply its 
pressurized irrigation system. These may include: 

• Canal shares 
• Shallow groundwater 
• Conversion of abandoned private wells 
• Other secondary water wells 
• Reclaimed water from Jordan Basin Water Reclamation Facility 
• Geneva Rock wells in Zone 3E when land is developed 
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CHAPTER 4 - STORAGE 

EXISTING STORAGE 

The City currently has no secondary water storage, though an irrigation pond is being planned. 
 
EXISTING STORAGE REQUIREMENTS 

Pressurized irrigation storage facilities should be able to provide equalization to meet peak 
demands during the time when demand exceeds the capacity of the sources. The existing 
storage requirement for Bluffdale’s pressurized irrigation system is 22.7 ac-ft. Table 4-1 
summarizes the storage requirements by pressure zone. 
 

Table 4-1: Existing Pressurized Irrigation Storage Requirements 

Zone 
Equalization 

(ac-ft) 
Existing 

Capacity (MG) 

Surplus 
(Deficit) 

Capacity (ac-ft) 

1 9.7 0.0 (9.7) 

2 8.5 0.0 (8.5) 

3E 0.1 0.0 (0.1) 

3W 4.1 0.0 (4.1) 

4 0.3 0.0 (0.3) 

Total 22.7 0.0 (22.7) 

 
 
BUILD-OUT STORAGE REQUIREMENTS 

The storage volumes required at build-out are based on the same criteria described for existing 
conditions. The build-out storage requirement for Bluffdale’s pressurized irrigation system is 
29.1 ac-ft. Table 4-2 summarizes the storage requirements by pressure zone.  
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Table 4-2: Build-Out Pressurized Irrigation Storage Requirements 

Zone 
Equalization 

(ac-ft) 
Existing 

Capacity (MG) 

Surplus 
(Deficit) 

Capacity (ac-ft) 

1 11.4 0.0 (11.4) 

2 12.1 0.0 (12.1) 

3E 0.6 0.0 (0.6) 

3W 4.3 0.0 (4.3) 

4 0.7 0.0 (0.7) 

Total 29.1 0.0 (29.1) 

 
 
STORAGE RECOMMENDATIONS 

To address existing and future storage deficiencies, it is recommended that Bluffdale construct 
irrigation storage ponds in each zone, beginning with Zone 1 (11.4 ac-ft) and Zone 2 (12.1 ac-
ft). 
 
The planning of Bluffdale’s future water infrastructure hinges critically on the proper siting of 
drinking water and pressurized irrigation storage facilities. Their locations will influence the 
layout of major transmission pipelines, pump stations, and water sources. 
 
Figure 4-1 shows recommended elevations and locations for pressurized irrigation storage 
ponds. The elevations indicated correspond to the approximate hydraulic grade line of each 
pressure zone (the elevation of the free water surface). To the degree possible, ponds should 
be located near these elevations in order to minimize pumping requirements and provide 
efficient and reliable service. This figure is a starting point; as a next step, a more detailed siting 
study is recommended to identify potential pond sites and select the most feasible ones. 
 
The City is already exploring the feasibility of a large irrigation pond in southern Bluffdale near 
the existing 2 MG recycled-water tank and the Welby–Jacob Canal. An existing 16-inch-
diameter pipeline conveys recycled water from the Utah Data Center from the tank to the city 
park. Since the terrain is steep here, it may be possible to construct ponds for both Zones 1 and 
2 near each other but at different elevations.  
 
The City may consider whether this pond should also be designed to accommodate recreational 
uses similar to Riverton’s Blackridge Reservoir, provided that the recreational aspects do not 
impair its hydraulic purpose to equalize irrigation demands.  
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In Utah, three types of open reservoirs are common for secondary water storage: concrete, 
earthen, and polypropylene. Enclosed tanks may be used for secondary water, although they 
are discouraged as it is difficult to remove sediment from them and they are the most expensive. 
 
Larger ponds require permitting through the Division of Water Rights’ Dam Safety program, 
when over 10 ac-ft and posing a hazard. Ponds over 20 ac-ft with an embankment requires a 
dam safety permit. 
 
HAL’s experience is that the concrete-lined ponds are the most durable; however, they are the 
most costly. A recent project placed costs at $120,000/ac-ft.  
 
The next most costly pond is an earthen pond, with a concrete floor for housekeeping. Costs are 
dependent on type of soil material in the area. A recent large 25 ac-ft pond had a cost of 
$90,000/ac-ft.  
 
The least expensive initial cost is typically a pond with a polypropylene liner with a concrete 
floor. A recent project had a cost of $77,000/ac-ft. However, a polypropylene liner may only 
have a design life of 20 years. After the liner fails, it will need to be replaced. 
 
A geotechnical report will assist in identifying a least expensive pond type by assessing the soil 
types and if import materials will be required for building the embankment. Costs cited here do 
not include property acquisition. For planning purposes, this master plan assumes an earthen 
pond with a cost of $90,000/ac-ft. 
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CHAPTER 5 - DISTRIBUTION SYSTEM 

EXISTING DISTRIBUTION SYSTEM 

The pressurized irrigation distribution system consists of all pipelines, valves, fittings, and other 
appurtenances used to convey water from water sources and storage ponds to water users. 
 
EXISTING DISTRIBUTION SYSTEM REQUIREMENTS 

Bluffdale prefers a minimum pressure of 40 psi and a maximum pressure of 100 psi in its 
pressurized irrigation system. Minimum pressures occur during peak instantaneous demand, 
which for existing conditions is estimated at 12,045 gpm.  
 
BUILD-OUT DISTRIBUTION SYSTEM REQUIREMENTS 

The existing system requirements also apply to the projected build-out system. Minimum 
pressures occur during peak instantaneous demand, which for build-out conditions is estimated 
at 15,450 gpm. 
 
HYDRAULIC MODEL 

A computerized hydraulic model of the City’s water distribution system was developed to 
analyze the performance of the existing and future distribution system and to prepare solutions 
for existing facilities that cannot meet the design criteria. The software used for the model was 
EPANET 2.0. This program, developed by the U.S. Environmental Protection Agency, models 
the hydraulic behavior of pipe networks.  
 
HAL developed a future pressurized irrigation model based on the irrigation demands described 
in Chapter 2. The model contains major demand nodes in each pressure zone and existing 
major pipelines. 
 
ANALYSIS METHODOLOGY 

The EPANET model was used to analyze the performance of the pressurized irrigation system 
for projected future demands relative to the design criteria and City preferences of Chapter 1. 
The results of the model for each of the conditions are discussed below.  
 
DISTRIBUTION SYSTEM RECOMMENDATIONS 

Transmission pipelines should accompany the ponds recommended in Chapter 4. Since the 
exact locations of the ponds have not yet been determined, HAL has assumed nominal lengths 
for each transmission segment according to central demand nodes and the suggested ponds 
sites along the elevations shown in Figure 4-1. 
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CHAPTER 6 - WATER RIGHTS 

In the course of the master planning process, the City requested HAL’s assistance with matters 
pertaining to water rights, namely an exaction policy and change application recommendations. 
 
WATER RIGHT EXACTION – OUTDOOR USE 

The City should adopt a policy for water right exaction based on the following points. These 
matters were discussed with and/or circulated to City staff in March 2016 and received firm 
support. 
 
HAL recommends that the City of Bluffdale exact water rights at 5.0 acre-feet per irrigated acre 
(ac-ft/irr-ac) from new developments for the purposes of outdoor irrigation. An additional 
exaction for indoor use is also required. Under Utah law, 5.0 ac-ft/irr-ac is the full irrigation duty 
in this part of the state—the water right required to legally irrigate an acre of land.  
  
Regardless of the water rights, the actual irrigation water use may differ from the exaction 
depending on user behavior, climate, and other factors. (At the two properties on Apple Crest 
Lane in Bluffdale, the only two installed secondary meters at the time of this study, observed 
use was 3.1 and 7.4 ac-ft/irr-ac over a one-year period). Even with the full duty exacted, the City 
should continue to encourage outdoor water conservation to reduce demand. Water resources 
vary seasonally and annually, and in drought conditions, the full amount may not be available. 
 
Developers may cite R309-510 as requiring only 2.69 ac-ft/irr-ac in Bluffdale (Map Zone 5). This 
is a minimum value based on the actual water consumption of a particular grass type. The rule 
states that the water supplier must then “consider water losses due to factors such as 
evaporation, irrigation delivery method, overwatering, pipe leaks, etc.” and “apply a safety factor 
to the irrigation demand in the design accordingly.” The 5.0 ac-ft/irr-ac duty is consistent with 
Utah water law and provides a sufficient safety factor for the City of Bluffdale. 
  
Where possible, it is recommended that the actual irrigated area in a proposed development be 
calculated for the exaction. This means the actual, planned landscaped area on which the 
irrigation water will be applied (turf, shrubs, flowers, etc.). Otherwise, the gross-area values in 
Table 2-2 may be used. 
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CHAPTER 7 - CAPITAL IMPROVEMENTS PLAN 

Throughout the master planning process, the three main components of the City’s pressurized 
irrigation system (source, storage, and distribution) were analyzed to determine the system’s 
ability to meet existing demands and the anticipated future demands at build-out. Capital 
improvements were recommended to correct deficiencies. 
 
PRECISION OF COST ESTIMATES 

When considering cost estimates, there are several levels or degrees of precision, depending 
on the purpose of the estimate and the percentage of detailed design that has been completed. 
The following levels of precision are typical: 
 
   Type of Estimate   Precision 
   Conceptual (Master Planning) ±50% 
   Preliminary Design   ±30% 
   Final Design or Bid   ±10% 
 
For example, at the master planning level (or conceptual or feasibility design level), if a project 
is estimated to cost $1,000,000, then the precision or reliability of the cost estimate would 
typically be expected to range between approximately $500,000 and $1,500,000. While this may 
seem very imprecise, the purpose of master planning is to develop general sizing, location, cost, 
and scheduling information on a number of individual projects that may be designed and 
constructed over a period of many years. Master planning also typically includes the selection of 
common design criteria to help ensure uniformity and compatibility among future individual 
projects. Details such as the exact capacity of individual projects, the level of redundancy, the 
location of facilities, the alignment and depth of pipelines, the extent of utility conflicts, the cost 
of land and easements, the construction methodology, the types of equipment and material to 
be used, the time of construction, interest and inflation rates, permitting requirements, etc., are 
typically developed during the more detailed levels of design. 
  
At the preliminary or 10% design level, some of the aforementioned information will have been 
developed. Major design decisions such as the size of facilities, selection of facility sites, 
pipeline alignments and depths, and the selection of the types of equipment and material to be 
used during construction will typically have been made. At this level of design the precision of 
the cost estimate for a $1,000,000 project would typically be expected to range between 
approximately $700,000 and $1,300,000. 
  
After the project has been completely designed, and is ready to bid, all design plans and 
technical specifications will have been completed and nearly all of the significant details about 
the project should be known. At this level of design, the precision of the cost estimate for the 
same $1,000,000 project would typically be expected to range between approximately $900,000 
and $1,100,000. 
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SYSTEM IMPROVEMENT PROJECTS 

As discussed in previous chapters, several source, storage and distribution system deficiencies 
were identified during the system analysis. Project costs for water system improvements are 
presented in Table 7-1. Each recommendation includes a conceptual cost estimate for 
construction. 
 
Unit costs for the construction cost estimates are based on conceptual level engineering. 
Sources used to estimate construction costs include: 
 

1. RSMeans Heavy Construction Cost Data 
2. Price quotes from equipment suppliers 
3. Recent construction bids for similar work 

 
All costs are presented in 2016 dollars. Recent price and economic trends indicate that future 
costs are difficult to predict with certainty. Engineering cost estimates provided in this study 
should be regarded as conceptual level for use as a planning guide. Only during final design 
can a definitive and more accurate estimate be provided for each project. 

 
Table 7-1: Project Costs for Pressurized Irrigation System Improvements 
Project Description Timeframe Cost Estimate 

Zone 1 Pond 11.4 ac-ft earthen impoundment (@ 
$90,000/ac-ft) 0–5 years $1,026,000 

Zone 1 Transmission Assume 20-inch dia., 5,000 LF @ 
$200/LF 0–5 years $1,000,000 

Zone 2 Pond 12.1 ac-ft earthen impoundment (@ 
$90,000/ac-ft) 0–5 years $1,089,000 

Zone 2 Transmission Assume 20-inch dia., 1,000 LF @ 
$200/LF 0–5 years $200,000 

Zone 3 Pond(s) 4.9 ac-ft earthen impoundment  (@ 
$90,000/ac-ft) 5–10 years $441,000 

Zone 3 Transmission Assume 12-inch dia., 3,000 LF @ 
$138/LF 5–10 years $414,000 

Zone 1 Pump Station Pump station for reclaimed water from 
JBWRF 10–20 years $500,000 

Zone 4 Pond 0.7 ac-ft earthen impoundment (@ 
$90,000/ac-ft) 10–20 years $63,000 

Zone 4 Transmission Assume 12-inch dia., 1,000 LF @ 
$138/LF 10–20 years $138,000 

Total $4,871,000 
 

In addition to the listed existing projects, the City will also need to plan for pipeline replacement.  
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FUNDING OPTIONS 

In addition to water use fees, funding options for the recommended projects could include the 
following: general obligation bonds, revenue bonds, State/Federal grants and loans, and impact 
fees. In reality, the City may need to consider a combination of these funding options. The 
following discussion describes each of these options. 
 
With respect to water use fees, it is recommended that the City reevaluate water rates 
periodically. Rates should be high enough to cover the full cost of producing and delivering 
water so that it is not necessary to subsidize water delivery with other funding sources. 
Charging customers for the true cost of water reinforces the idea that water is a valuable 
commodity. In addition, charging too little for water can erode the financial stability of a water 
system and interfere with conservation efforts.  
 
General Obligation Bonds 
 
This form of debt enables the City to issue general obligation bonds for capital improvements 
and replacement. General Obligation (G.O.) Bonds would be used for items not typically 
financed through the Water Revenue Bonds (for example, the purchase of water source to 
ensure a sufficient water supply for the City in the future). G.O. bonds are debt instruments 
backed by the full faith and credit of the City, which would be secured by an unconditional 
pledge of the City to levy assessments, charges or ad valorem taxes necessary to retire the 
bonds. G.O. bonds are the lowest-cost form of debt financing available to local governments 
and can be combined with other revenue sources such as specific fees, or special assessment 
charges to form a dual security through the City’s revenue generating authority. These bonds 
are supported by the City as a whole, so the amount of debt issued for the water system is 
limited to a fixed percentage of the real market value for taxable property within the City. 
 
Revenue Bonds 
 
This form of debt financing is also available to the City for utility related capital improvements. 
Unlike G.O. bonds, revenue bonds are not backed by the City as a whole, but constitute a lien 
against the water service charge revenues of a Water Utility. Revenue bonds present a greater 
risk to the investor than do G.O. bonds, since repayment of debt depends on an adequate 
revenue stream, legally defensible rate structure and sound fiscal management by the issuing 
jurisdiction. Due to this increased risk, revenue bonds generally require a higher interest rate 
than G.O. bonds, although currently interest rates are at historic lows. This type of debt also has 
very specific coverage requirements in the form of a reserve fund specifying an amount, usually 
expressed in terms of average or maximum debt service due in any future year. This debt 
service is required to be held as a cash reserve for annual debt service payment to the benefit 
of bondholders. Typically, voter approval is not required when issuing revenue bonds. 
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State/Federal Grants and Loans 
 
Historically, both local and county governments have experienced significant infrastructure 
funding support from state and federal government agencies in the form of block grants, direct 
grants in aid, interagency loans, and general revenue sharing. Federal expenditure pressures 
and virtual elimination of federal revenue sharing dollars are clear indicators that local 
government may be left to its own devices regarding infrastructure finance in general. However, 
state/federal grants and loans should be further investigated as a possible funding source for 
needed water system improvements. 
 
It is also important to assess likely trends regarding federal / state assistance in infrastructure 
financing. Future trends indicate that grants will be replaced by loans through a public works 
revolving fund. Local governments can expect to access these revolving funds or public works 
trust funds by demonstrating both the need for and the ability to repay the borrowed monies, 
with interest. As with the revenue bonds discussed earlier, the ability of infrastructure programs 
to wisely manage their own finances will be a key element in evaluating whether many 
secondary funding sources, such as federal/state loans, will be available to the City. 
 
Impact Fees 
 
Impact fees can be applied to water related facilities under the Utah Impact Fees Act. The Utah 
Impacts Fees Act is designed to provide a logical and clear framework for establishing new 
development assessments. It is also designed to establish the basis for the fee calculation 
which the City must follow in order to comply with the statute. However, the fundamental 
objective for the fee structure is the imposition on new development of only those costs 
associated with providing or expanding water infrastructure to meet the capacity needs created 
by that specific new development. Also, impact fees cannot be applied retroactively. 
 
SUMMARY OF RECOMMENDATIONS 

Several recommendations were made throughout the master report. The following is a summary 
of the recommendations organized by category. 
 
Source 
 
 Continue to account for all canal shares and other secondary water sources. 
 Pursue reclaimed water from Jordan Basin Water Reclamation Facility. 
 Pursue additional groundwater sources, including new and abandoned wells. 

 
Storage 
 
 Construct adequate storage ponds for each pressure zone. The City currently has no 

irrigation storage facilities. 
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Distribution 
 
 Construct transmission from each pond to a central service area. 
 Consider a pipeline replacement program to replace undersized or aged pipes. 

 
General 
 
 Encourage indoor and outdoor water conservation as outlined in the City’s recent Water 

Conservation Plan. 
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REQUEST FOR CITY COUNCIL ACTION 
To:    Mayor and City Council 
From:    Jennifer Robison, Senior Planner 
Date:    5 October 2016 
Business Date:   12 October 2016 
Subject: Preliminary and Final Subdivision Applications for The Preserves at 

Springview Farms for eighteen (18) residential lots on a private right of 
way. 

Staff Presentation: Jennifer Robison 
 
 
RECOMMENDATION: To approve The Preserves at Springview Farms and Final Subdivision Plat Applications 
as recommended by the Planning Commission on October 5, 2016. 
 
BACKGROUND: 
The applicant recently came before the Planning Commission and City Council to amend the General Plan and 
Zoning Map for the subject property. The applications were evaluated and approved by the City Council on 
May 25, 2016 to Low Density Residential for the General Plan in this area and R-1-10 zoning with an Infill 
Overlay. The Infill Overlay as approved with a Concept Plan allows the applicant to develop the subject 
property with additional or modified requirements specific to this project.  
 
The Planning Commission recommended approval with the following conditions: 
 

1. That all requirements of the City Code and adopted ordinances or modifications by the Infill Overlay 
zoning requirements approved by City Council are met and adhered to for the proposed subdivision. 

2. That the final plat and all relevant construction drawings comply with the Bluffdale City Engineering 
Standards and Specifications and all recommendations by the City Engineer and Public Works 
Department prior to recordation of the final plat. 

3. That all requirements identified in the memo dated 9/30/16 by Dan Tracer be complete and approved 
by the City Engineer prior to any construction activities on the property. 

4. That the project adheres to all requirements of the International Fire Code and requirements of the 
City Fire Chief. 

5. That all private and public easements be conveyed in a form acceptable to the City Attorney prior to 
the recordation of the final plat(s). 

6. That information regarding drainage systems be included on the final plat drawings and approved by 
the City Engineer prior to recordation of the final plat.  

7. That prior to any grading of property or construction, a Land Disturbance Permit and SWPPP Permit 
be approved and construction activities be coordinated with the City Engineer’s office. 

8. That adequate secondary water shares be provided to the City prior to recordation of the final plat. 
9. That an ownership and maintenance plan for the private right of way be provided to the City prior to 

recordation of the final plat. 
 
PREVIOUS ACTIONS 

- October 5, 2016: Planning Commission conducted a public hearing and recommended approval of the 
applications 5-0. 

- May 25, 2016: City Council approved rezone to R-1-10 I-O (Infill Overlay) and Concept Plan. 
  

 
 



SUPPORTING DOCUMENTS 
- DRC Staff Report for Planning Commission – Dated September 30, 2016 
- Maps and Plat 

 











Approved with the R-1-10 I-O (Infill Overlay): 
• Modified street cross-section for Private 

Street 
• Setbacks: 

• Front – 25 feet 
• Side – 10 feet 
• Rear – 25 feet 

• Phasing  
• Design Guidelines 
• Future 10’ Trail access 
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Development Review Committee 

14175 South Redwood Road 
Bluffdale, UT  84065 

801.254.2200(o)  801.446.8642(f)  TTY 7-1-1  
 

DRC STAFF REPORT 
30 September 2016 

 
To:  City of Bluffdale Planning Commission 
Prepared By: Jennifer Robison, Senior Planner, on behalf of the DRC 
 
Re: The Preserves at Springview Farms Preliminary and Final Subdivision Plat 

Application No.: 2016-31 
Applicant(s): Ken Olson  
Project Location: Approximately 1650 West 14500 South 
General Plan: Low Density Residential 
Zoning: R-1-10 (I-O) Infill Overlay  
Acreage: 10.41 acres 
Request: Recommendation of Preliminary and Final Subdivision Plat for eighteen (18) 

residential lots on a private street. 
 
SUMMARY  
 
The applicant desires the Planning Commission and City Council to consider the Preliminary and Final Plat 
for The Preserves at Springview Farms concurrently as permitted by the City subdivision ordinances.  
 
The applicant recently came before the Planning Commission and City Council to amend the General Plan 
and Zoning Map for the subject property. The applications were evaluated and approved by the City Council 
on May 25, 2016 to Low Density Residential for the General Plan in this area and R-1-10 zoning with an Infill 
Overlay. The Infill Overlay as approved with a Concept Plan allows the applicant to develop the subject 
property with additional or modified requirements specific to this project.  
 
ANALYSIS 
 
General Plan and Zoning. The proposed subdivision complies with the General Plan as Low Density 
Residential and the zoning is R-1-10 I-O (Infill Overlay) residential. There will be 18 new lots created for future 
homes and other residential uses. 
 
Anticipated Uses, Layout, and Phasing.  
The lots in the subdivision will have frontage on a private street and cul-de-sacs. The access to a public street 
is provided by one point of ingress and egress access from Loumis Parkway thru the Wood Duck Hollow 
Phases 3 and 4 on Muscovy Duck Way and Rouden Duck Lane. The Planning Commission and City Council 
discussed several options and evaluated the total number of lots and length of one point of access during the 
zoning amendment process to be consistent with City ordinances. CW Management is willing to reduce the 
total amount of approved lots by one lot for Mr. Olson to achieve 18 new lots within The Preserves 
subdivision. The applicant is proposing to develop the subdivision in three phases.  
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Private Street Improvements.  Title 12-5-3.B.2 states “At present, it is the preference of the city for all 
subdivision streets to be dedicated public streets. However, if private streets are approved, they must be 
constructed to meet all requirements of public streets in case the city is required to maintain the streets 
in the future, unless they comply with adopted alternate standards for private rights of way. The land 
area for private streets or rights of way shall not be included in or counted toward the minimum area 
required for a lot.”  The Planning Commission and City Council evaluated at length the approval of a 
private street and modified cross-section design with the zoning application. The subdivision application 
is proposing the following consistent with the Infill Overlay zoning requirements: 

1. Canvasback Lane – 55’ right of way width coming into the subdivision to the first roundabout 
for the ability for larger vehicles to turn around. The second roundabout will have a 40’ 
radius. Curb and gutter will be installed. A sidewalk will only be on one side of the street with 
access to a possible future trail connection on the rear of lot 203 to the south. 

2. Preserve Court – 28’ right of way with curb and gutter and a sidewalk only on the north side of 
the street. 

3. Street lights will be installed and easements for all public and private utilities are provided. 
4. The improvements for the entire street including curb, gutter, asphalt, sidewalk and utilities 

will be constructed with the first phase of the subdivision. 
5. The private streets will be owned and maintained by a Homeowners Association. 

 
Parcel A with Existing Home: The entire property owned by Mr. Olson includes a portion of the property with an 
existing home. The subdivision includes this property identified as Parcel A. This parcel will be accessed from an 
existing right of way south to 14600 South. 
 
Design Guidelines: The Infill Overlay zoning requirements provide design guidelines to be evaluated by the 
developer, Homeowners Association, and/or a design review committee for the subdivision. Perimeter 
fences will be installed as part of the subdivision, but types and colors will be determined by the developer. 

 
Adequate Public Utilities and Infrastructure.  The necessary infrastructure and public utilities will be 
constructed with the subdivision.  
 
Lot Sizes, Setbacks. Lot sizes are a minimum 10,000 square feet excluding the private street. The frontage and 
width of the lots meet the minimum requirement of 100’ and 30’ in the cul-de-sac. Building envelopes are 
shown on each lot with the required setbacks to meet the frontage and width requirements. The typical front 
setback is 25’ from the street which includes a 15’ sidewalk and utility easement on the north side of Preserve 
Court and on the west side of Canvasback Lane. Side setbacks are a minimum of 10’ on each side and a 25’ 
rear yard setback. 
 
Trail access. A 10’ pedestrian trail access is planned entering from Canvasback Lane between lots 202 and 
203 which will follow along the side of lot 203 and Parcel A to the existing right of way leading to 14600 South. 
The trail will be open to the public with an easement during daylight hours only. 
 
Secondary Water Shares and System. City ordinance requires secondary water shares to be provided in the 
name of the City and subdivision. Water share certificates with the adequate water requirement of 3 acre feet 
per gross acre of real property developed shall be acquired and provided to the City by the applicant prior to 
the recordation of the final plat. The secondary water system will be part of the Sage Estates Secondary 
Water System as approved by the City with other properties along Loumis Parkway. Mr. Olson is required to 
install his portion of the secondary water system with this subdivision. 
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DRC REVIEW AND COMMENTS 
On behalf of the City Manager, the City’s staff involved in development review and administration meets 
together as a Development Review Committee (DRC).  The DRC generally consists of the City Manager, City 
Attorney, City Engineer, Public Works Operations Manager, the City Planner, and other outside consultants as 
needed from time to time.  The comments of the DRC members have been included in this staff report and 
the recommended conditions of approval for the project.   
 
City Engineer.  The subdivision is subject to the Bluffdale City Engineering Standards and Specifications or 
recommendations of the City Engineer. Requirements for construction by the City Engineer and Public Works 
Department are included as conditions of approval. A memo dated 9/30/16 is provided by Dan Tracer for 
items to be completed with construction drawings and are conditions of approval. 
 
Fire Chief.  Fire Chief Roberts approved the plans as submitted to include 4 fire hydrants as shown on the 
Sewer and Water Plan page C05 dated 8/10/16. 
 
City Planner.  The Planning Division is recommending approval with the recommended conditions. 
 
DRC STAFF RECOMMENDATION FOR THE PRESERVES AT SPRINGVIEW FARMS PRELIMINARY AND FINAL 
PLAT APPLICATIONS: 
 
DRC Staff recommends that the Planning Commission forward a positive recommendation to the City 
Council for The Preserves at Springview Farms Preliminary and Final Subdivision Plat Applications subject to 
the following conditions:    
 

1. That all requirements of the City Code and adopted ordinances or modifications by the Infill Overlay 
zoning requirements approved by City Council are met and adhered to for the proposed subdivision. 

2. That the final plat and all relevant construction drawings comply with the Bluffdale City Engineering 
Standards and Specifications and all recommendations by the City Engineer and Public Works 
Department prior to recordation of the final plat. 

3. That all requirements identified in the memo dated 9/30/16 by Dan Tracer be complete and approved 
by the City Engineer prior to any construction activities on the property. 

4. That the project adheres to all requirements of the International Fire Code and requirements of the 
City Fire Chief. 

5. That all private and public easements be conveyed in a form acceptable to the City Attorney prior to 
the recordation of the final plat(s). 

6. That information regarding drainage systems be included on the final plat drawings and approved by 
the City Engineer prior to recordation of the final plat.  

7. That prior to any grading of property or construction, a Land Disturbance Permit and SWPPP Permit 
be approved and construction activities be coordinated with the City Engineer’s office. 

8. That adequate secondary water shares be provided to the City prior to recordation of the final plat. 
9. That an ownership and maintenance plan for the private right of way be provided to the City prior to 

recordation of the final plat. 
 
 
MODEL MOTIONS FOR THE PRESERVES AT SPRINGVIEW FARMS APPLICATIONS: 
 
Motion for a Positive Recommendation – “I move we forward a positive recommendation to the City Council 
for The Preserves at Springview Farms Preliminary and Final Subdivision Plat Applications 2016-31 subject to 
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the conditions and based on the findings presented in the staff report dated September 30, 2016, (or as 
modified by the conditions below):” 

1. List any additional findings and/or conditions… 
 

Motion for a Negative Recommendation – “I move we forward a negative recommendation to the City 
Council for The Preserves at Springview Farms Preliminary and Final Subdivision Plat Applications 2016-31  
based on the following findings:” 

1. List all findings for denial… 
 
 



 

 
Memo 

 

Date: September 30, 2016 

From: Daniel Tracer, Assistant City Engineer 

To: Jennifer Robison, Associate Planner 

Planning Commission 

CC:  

RE: The Preserve at Springview Farms – Review Status 

 
 
The City of Bluffdale Engineering Department has completed their review of the most recently 
submitted plans for The Preserve at Springview Farms.  All of the comments have been addressed to 
our satisfaction except for the following: 

• The drainage report is insufficient and must be updated in much greater detail before it can 
be accepted. 

• The SWPPP has not been accepted and still requires changes to be in compliance with our 
stormwater pollution prevention standards. 

• Lots need addressing to be submitted for review. 
• Provide lot and monument on subdivision plat. 
• Add tie-in to the Point of Beginning on subdivision plat. 
• The subdivision drainage design is not complete and requires substantial updates before it 

can be accepted. 
• Note must be added to plat stating the geotechnical reports recommendations that no 

foundation slabs be constructed within 3 feet of the groundwater elevation. 
 
Please contact me if you have any questions regarding this update. 
 
 
Dan Tracer, E.I.T. 



CITY OF BLUFFDALE, UTAH 

Ordinance No. 2016-06 

AN ORDINANCE AMENDING THE BLUFFDALE CITY GENERAL PLAN LAND USE 
MAP AND OFFICIAL ZONING MAP BY CHANGING THE LAND USE 
DESIGNATION OF APPROXIMATELY 10.57 ACRES OF LAND LOCATED WITHIN 
BLUFFDALE CITY, STATE OF UTAH, FROM CIVIC INSTITUTIONAL TO LOW 
DENSITY RESIDENTIAL, AND AMENDING THE OFFICIAL ZONING MAP BY 
CHANGING THE ZONING DESIGNATION OF APPROXIMATELY 10.57 ACRES 
FROM R-1-43 RESIDENTIAL TO R-1-10 1-0 (INFILL OVERLAY) RESIDENTIAL, 
OTHERWISE KNOWN AS THE PRESERVE AT SPRINGVIEW FARMS GENERAL 
PLAN AND ZONE CHANGE. 

WHEREAS Kenneth Olson (the "Applicant") has initiated an application to amend the 
Bluffdale City General Plan Land Use Map and Official Zoning Map by changing the General 
Plan Land Use designation from Civic Institutional to Low Density Residential, and changing the 
Official Zoning Map from R-1-43 Residential to R-1-10 I-0 (Infill Overlay) Residential, for 
approximately 10.57 acres of property located at approximately 1654 West 14600 South; and 

WHEREAS the Planning Commission has reviewed and made a recommendation to the City 
Council concerning the proposed changes to the General Plan Land Use Map and Official 
Zoning Map of Bluffdale City and that these changes facilitate fmiher appropriate mixes of 
residential land uses in Bluffdale and found that the proposed changes are consistent with the 
General Plan's density recommendations; and 

WHEREAS the Planning Commission has reviewed and made a recommendation to the City 
Council concerning the proposed changes to the General Plan Land Use Map and Official 
Zoning Map of Bluffdale City pursuant to the Bluffdale City Land Use Ordinance and the Utah 
State Code, and the City Council has found the proposed amendments to be warranted and not 
detrimental to the public health, welfare and safety of the City of Bluffdale; and 

WHEREAS the Platming Commission has reviewed and made a recommendation to the City 
Council concerning the proposed changes to the General Plan Land Use Map and Official 
Zoning Map of Bluffdale City and the specific I-0 zone conditions will be adopted as part of the 
official ordinance more particularly illustrated and described in Exhibit B; and 

WHEREAS the proposed amendments to the General Plan Land Use Map and Official Zoning 
Map set fotih herein have been reviewed by the Planning Commission and the City Council, and 
all appropriate public hearings have been held in accordance with Utah law to obtain public input 
regarding the proposed revisions to the General Plan Land Use Map and Official Zoning Map. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
BLUFFDALE, STATE OF UTAH, AS FOLLOWS: 



Section 1. General Plan Land Use Map Amendment. The Bluffdale City General 
Plan Land Use Map is hereby amended to change the future land use designation from Civic 
Institutional to Low Density Residential for approximately 10.57 acres of property within the 
City of Bluffdale, located at approximately 1654 West 14600 South, more particularly illustrated 
and described in Exhibit A 1, attached hereto and incorporated herein by this reference. 

Section 2. Zoning Map Amendment. The Bluffdale City Official Zoning Map is 
hereby amended to change the zoning designation from R-1-43 Residential to R-1-1 0 I-0 (Infill 
Overlay) Residential for approximately 10.57 acres of property within the City of Bluffdale, 
located at approximately 1654 West 14600 South, more particularly illustrated and described in 
Exhibit A1, attached hereto and incorporated herein by this reference. 

Section 3. Inflll Overlay (1-0) Zoning Adoption and Conditions. The subject 
property described in attached Exhibit A1, is subject to the conditions and restrictions found in 
the attached Exhibit B. 

Section 4. Effective Date. This Ordinance shall take effect upon publication or 
posting, or thirty (30) days after passage, whichever occurs first. 

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF BLUFFDALE, 
STATE OF UTAH, THIS 25th DAY OF May, 2016. 

Council members 

Alan Jackson 
Ty Nielsen 
Boyd Preece 
Justin Westwood 
James Wingate 

Voting: 
AYE NAY 

X 

X 
X 
X 
X 

2 
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LEGAL DF:SCRIPTIOI\S 
(FRO M T IT LE REPORTS) 

Oc;innin~ at a roint North 697.54 fe-et ~nd East 289.08 fcC't from the Ccmcr ofStctio n 10, 
Tcmnsh lp 4 Soulh, Rau~c I West. Salt Lnkc Me-ridian and rwuung tllCnc:c: NnrUt 7-J' \5' Wen ;:o 
fed, more or Ins; Lhcnce North47' West 48 feet, more or less, thence North 183 S4 fel'l. thence 
F.a•t 250 feel, thence &mtl1 108 7:5 feet , theocc South 60" W~:sl 2.:!S 91 fee:t to the: f'OII\I <'f 
bt-;1nnms;. 
l' arcell: 
lles;inninw, 31 a pc:>int North 177.54 fo:d and East 304 08 feel and Nortl1 425.31 feet, nwe nr leu, 
fro.nth" C'tntcr o( Sec1ion 10. Township 4 SOtuh. Ran~o: 1 We:st, S~lt Lake Meridian and Nnning 
!hence 1'\onb 74.27 feet. more or lt:ss; thcm:c: E:ut ISO ft-c: l; thence North 13J.J7 fed, more or l<)i, 
th~rn:e South 60' We~ 225.91 feet; tkn« Sou1h 7J 711 fe:c:t, more or k $S, thcf'h:t Somh 16'-l~lr 
Ea.it 26, II f«l. n\Qrc or Ius. to the: point of begin ning. 
J>aru l .l: 
Jkg iMing It a roint North697.54 f~t a.nd East 2S9.~ fett from !hcCtntcro( SeciiOII 10. 
Township -1 South, Range I \V(":st. Sah Lake: Meridian and runoin& thence South 7-&.65 (cCI, more 
OC" kss, to the Nonhcasto:rly bt~o~: ofS\\o:d S~)lh\'ISJOO. tlkml;;e North J6•4X'32. Wut I I 4 f\'tl, 
more or leiS thmc:c North 5S"59'44" WcS1 54 I I fed. thcn.:c Norlh O'Ol '..W" West 74 K! fce:t. 
mC\fe or less . 1~ South 47' East 48 fed. mOf< Of less: thcnc:c Sol.llh 7.a• J5' F..ast 20 f«t, m(M'e 
Of leu. 10 the poin1 of bt"!inning. 
Pa rec-14: 
DeJiMinlat thr Nonb line of 14600South SD\.'"tt; saKI point~ North 122.19 (e<t and C.St 
304.08 (ect (ronllhe: CentcrofScction 10, To"'"t~lnp 4 Sou1h. Ranzc I Wen. S:alt Lake Mmd1U1 
and rmn~ lilcnf.·c North 24.:!. 91 fed, morr or tess. lhcn...-c: $oulh 87'1728" \\'dt 15 66 fm . mOJc: 
or ku; thence South !4!.! fe«. rnofeor k »: 1hmc-e: East 15 (et'tto the pomt ofbcs mn•na. 
LC't-f. and F..tccptln& the-re: from any pomon I~""' "11h1n the boun..bllC"I of S•·eet SubdmiiOn. 
a«Qn,hni: to the oflk 1al pb l thttc:u{ llll file: and of rtturd m the Salt Lake Coonty Recordrr's 
Office. 
Parct'IS: 
Commtntmc at a pomt ~89.0& (ct t Wtand 440.54 feet 1\onh from thet<"ntcrofSC"CtiOt'IIO. 
Tov. ruo:lnp 4 South, Rance I We~. S"llt Ukc O:asc and MendJan. and runnin~ thence Nonh 257 
fec:t . mnreOt le:u to the South nght of way hac: oflhc: S..1ulh JonbnCanal, ti~Nonh 74' 15' 
Wes-t ::0 (c:et mon: or lc:-s:s. alonG sa1d Soolh hnc. tlKncc: North 47"00 \\'dt 48 (cct, nW'Ire or leu 
th.:t"K:e 1\orth 543 fct·t more or lc:ss. to an existing. fcoce; th~ncc East 53 fte: l a lOll£: U1d l"'cne<: 
thence N1ltth OJ "J<r East l2S fc-c:t, more or le-ss, a lnng ancxtnu~ ft-1M:e to an cxtstu~; ftnce llluch 
iJ a property boundary line thai has been n:f.:rrcd to in a Uoundary Agrl.'"cmcnt tccordcd in Book 
1387 11 Pasc 121 ofF.:bruaf)· 4 , 1957; th.>llee Easterly 9SI fcc:t. more or lcs1, :aiOtl£: an uiS1i111: 
fence and s1ud bound:ny line: 1hence South 262 fl.'et. 11101e or lc:s.~. to the Nonh bank of1hc Jord;m 
Riv<"r; thct"ICC South 5 1' 00' West 790 fcl.'l, mor..• or ks~. ali\ II~ the 5a1d NMth b.:ml. of the Joubn 
Ri\'cr; !hence South 05'00' Ea~t 100 feet mme or li.':", IIM!tiCe \\'est 156 fcct , lhencc South 47'-18' 
Wcsl 147,25 fl.'et; thence We:~>t 110 fcet1o tht point ofbt'~lnnt ne. 

Len and Excc:pltng lhl.'refrum that parcel of ~r<nmJ eonn-yed by Ui"nJillllin f . Merrill anJ Verda S 
\lerrill. h1s wife. to K30ul En•el)· Austin. Jr. and J'ayt Aust m. his" ifc. by Ouit Claml Deed 
f\'~·ordo:d february 26, 1951, as Emry No. 1235766, m Oook ti38al Pa~Jc 251 ofOfficJal Records, 

GRAPHIC SCALE 

(11' FEET) 
I inch• SOn. 

I 

HI6"55'12·E 

223.21 161.73 

s 
1\0TES 

I) llu: purpose of this Sur.·cy is to rro,·Kk a Bound;uy & ToJ>Opaphical Suryey & 
Ccrrifturion for rhe parcels ~hown and described h~r~on The boundM)' shown hereotr 
follow~ deeds, and f.:oces. The feoccs arc: e ither follow<d to honor Roond:uy Line 
A1rn·mcnts, or arc followed ~'t':au~ of conwrJ:llions ~tWt't'tl our client mnd adjoccnl 
l:l.nd owners in which rh~ adja~ur land OI\11CI'f claimed rhat rhcir propctl)' went ro 
certain fcnccs. rScenott: li iOl 

1)Title Cornmiunenrs ptepared by FO\rndm Title Comp:~ny. S~lt LAke Cuy, Lr11h, Order 
1\o. -1981966, Efft'cthe Oates: Janu.ary 7. 2015 wa8 milited in the prc:paration of this. 
Sur-•c:y. Focus Engiuc:c-ring & Sun-eying, LLC ts entitle-d to rely un the accuracy of said 
documents. and is not li3ble for errors 11nd omissions based on &he rtlianc-e of ~id Title 
Reports. Unless ooh.-d otherwise, all t\~Ord j)OII\:cls a11J eascmenu noted on this Surwy 
are r..-f.:Nnc-.:d from s-aid dOC"umcnU.. 

J) The Basis of Bearing fOf this Survey is NO' OJ'46''W aloog !Itt V. Sectt on lint from 1he 
South Y. Corner to the Konh y, C"fner nf S\-.:lion 10, T4S, k iW, SLO&M ~~shown 
hereon. All deeck and pl;~.ts of r«oul ullhl«< tn the 1!0\.lr)C or this Sun·ey hll.\'e b«n 
rOU!.ed to n13tth 1he :~forttooniono:-d basts of bt:lnns:. or 10 Other Sc-cttoDI.monunll.-nl 
hne.s telll.II\'C to uid ~sis o( bt:arina per nw::asured lines shown hereon. 

4)Venk.al d3t3 (eon1ours :.nd Sr<K c:kV31tons) shov.-n h(reon iJ lwtd on the: NAVD81 foot 
tqUI\"~knt ck\·~ion of 4434.58 pubhshcd by tht" Salt Lake County S~UVe:yor on tho!- East 
Y. Comr:rofSc-rt.oi• IO. HS. R I W, SLB&M 

5 ) •5 rrbar & np{FOCUS ENG) 10 be: W:t312111 boiii'Miary comtts unkn AOI.:--d otho:rnik". 
6)This dnt•in~ iu desip~, and inH"ntion lhtre:of, IS lht pr09ffl)' or Focus Elltin«rin, &: 

StlfYC)'inr;. LLC. and If submiued to. and IS for 1ht c-:ou:lus1vt lbC o( th< d.ent rcfacnctd 
on the Sun·cy. Onl) c:optcs alllhorii.C'd ln "'"Titinc and indi,·idwll) stclkd and SC'a.kd by 
the Sun·C')-or ma}' be \lSf"d u 1ht oOk u.l "ock of the SurvC")'Of, 

7) ExC"C'pt as spec-aflt"llly state-d Of ~ho~o~-n 011 th1S dr.~wtnJ:. rtO :Uim'J~ h:ai bun rNdc :as 1 

pa.r1 of lhis SW"\C')' to obl;~in ur shuw d3u ooncunnlC tX&Stc:n«, me, dcplh.. c-ondi1ioft, 
np~city. o r kK:acion o( any u1iliry or n'IUniCIP"IIf!Ublk s.«vW:t- faciliry. For 1nfonn.ation 
retarding 1hcsc utilit;cs or facilities. oonc.act the *P9f(lt)rit te tJl'IK')'. 

8) E.u·ept as Spc'Cif~eall)' slate-d or slxw.-n on lhis dnwtn,, this Sun cy don not rurportto 
rcn«t any or 1hc follo"ing wbh.-h may be applictble to the propc-nies shown hereot~: 

1 C";tSCfllcnts. eocumbninas, building K"lb3d:: linn. rc-stticth-e: c1wc-nants. subdi,•ision 

~
I rl"""l'll K"tJon 1.0mng ot other bnd ust r~tnctions Undc:tgrout~d uuhues hOl'e been Joho''"" 

hereon ba,.ed on obuned evide-nce Addmonal t.mhtiC'S. uH:Iudtns;. bu1 not !united to 
I rov.t:r phont- <:able TV, v.;ucr, se"er 4!0rm dram3gc, etc 11\:l)' uut ""h•n the 

j I ~;~:;~~ C~~~~o~~~:~· o~~~rs ~~~; ,;,';~~ ~~::0~1t1:on~at~:~~~;:~d :C:au1~o~;~t';! 
I _ _ - - _ 1!.c locat1ons o( 1be ex•stm& utiht1t1 may not be rdt( d upon as bcttlK cx act or complct~ 

_ .1.--- ' ..... ....._ \dd1honal e:<plor:ttwn \cnficauon and rd01.:81ion ~( ~X151mK u llhln:s \\Ill be !he sok 
_ .- ' rt$pon~lblhl} of :my contr.1ctor pnot to. or dunn¥ con~tnJcllon Qf an~ addmon:d 

,... .- \ nnfMO\ ernenl§ 
.,.. + \1) Due to the c:onfuston o f bound:lf) hnc loc."lons 1n tht' arc3 lt\trnl :~.grcemcnli have 

kiVU. BLUff [STATBi \ I be-rn made betv.c:en :.d_JOimng l:md owncn; Tht~c: Dirccmc:nt5 have been hd d :u the: 
O.""TR' ~ S I ~J~' RK 91 ro u6 /,.. I boundaf) of 1hu sul"q The nonh hnc of thiS suncy follows ::m <JIK'It t\1 fence 1h;1.t has 

/ 1 bc:tn l«atc-d, and 1s dcKnbcd 111 Boundary Lme Asrcc:ment dated Feb 4 , 1951 Book 
,.. "' 1 1387 Page 121. The _loc:ation of tliC' fence dN-s not mat~·h dl< matht matical location of 

/ the & . .-sc-npuon. Pomons of th~ w~st bou1wbry follow a fenc-e and SWEET Su bdi,·ision 

/ // 1
1 ~;era;,;~~~1v:e::~~~~ C::; :,!;n~~ o~ ~~e:c~ ~~!8,:~~:,0~~':; ;;~~~~Y 

/ 1 Dcnms R. :and JanKe: B. Nichols. In a ducUUIQn kt""t<n our chtnt :and ~lr 1'\tchols. 
/ I Mr. N1chols •old htm that he claims to 1hc: (t'ncc The (e"'"e ~~o·a.s he-ld as 11\e: bound:ary 

/ / I bctwt"Cn 1he: Subj«l Property an.J l•nd dil!mcd by Mr NK:hols 1M fence- a lon1 the 
1 

1 
1 south line of S;l.l(! doted appt':ars Kl lw: bet"''" " 1 to 2 rce:t $0Uth of 5aid d«d.. 

/ 1 IOJ Portioos of Lbt" propt'nin sbov.-n hl:rroo lic "ithin the: fo lto....i nJ thrn- zonn 
I / acc«Jm' to FEMA ( F«knl En..._"'ft:CM)' ManaJemcnt A;cMy) F.I.R..:\t. (flood 

I / lmunnce Rate :\1ap}lf-&903SC0511G. Map R<"viscd. Scplcmbcr 25, 2009. 
I / a) Zono: X (arcu d~ttmincd to be outside lht 0.2• • annual ch:aot<" floodpl3in) 

I / b)locx X (arc;n of 0.~. a.nnwl chan«: flood: arc~ of 1~. :mnwl chanu nood wuh 
I /// a\"Cf3~ ckplhs of los than I fOCM of ••th drainagt' arc:u leu than I sqti3Tt nule. and 

I / / :uns prott'Citd by knn from " • anrwal dwH:c flood) - stwkd hC'reon 
I .,.,.,., c)Zone AE{bH<"flooddc\-ationsdctc:nmntd) 

I ~ ,...,...,... 

\ / .... -/ -- ----

------
• nd bc:in& dt"seribo:d as follows: 
C'ommcncmg at a pointll9 feet South and 3.34 f..-et East of the Southeast comer o ( lhe 1\onhc:JSI 
Quarte-r of the Northwest Quarter of Section IU, Town5l1ip .& S~th. Rang~ I We:st. Saoh LaJ..e: Uaose 
and J!.kridi:tn. and running thence West 103 feet: tltenec Nntth 119 r~·ct ; lhl.'rk:e East 110 (ect: 
Lllcnce Southwr.ilc-rly 119 feet to the potnl ofbc:.:irmin£. Also le).f :~nd ex~cptinr: thst pa1ccl of 
ground con\"t)'t'd by Phill M:llhew~ 01nd Jo~~phinc W, M;uhewi. hu>b:;~nd and "''rc. to Pnl(knti3l 
Fedcrnl Sa,·inss and l.oan Association, a Corpor:uion of tilt United St:~tcs of Amtric:l by W:~rr:~nty 
Ottd t«orded Jm1e 2!. 1978. as Entry 1'\o. 3127702. in Book 469S at Page 135 and being 
tk sc-ribc:dasfollows: 
Dq;mmns al a poi nt on the Nonh line of 14600 &lulh Strert. Sll\d pomt mOfe !pcciflc:~lly 
dc~eribcd :u being ~nnh 177.54 feet and E.a!t.lM .SO fe<t:and l"onh 25 feet frQm tl~o: "enter of 
Section 10, To\\n ship 4 South, Range I \\'est, Salt L01kr Oasc and ~1ni.Jian . and MUtmS: thence 
Nonh 47-US fw: thtnct' East 18U fttt; 1hcncc: Nonh BJ.J7 ft"et: thC'nce Et)l (130.51 rc~; thence 
Smnh 5 1"00"00" \\"o:sl 590 78 feet alon~ the Jordan nwr, thcn .. :c Sooth .swoo· East 99 64 feet, 
lhet"ICC v.·c~ 15600 («I. thence Sooth .&7·4~'00" Wut 1-17 ~5 feet. ~nee Soutll :JS 00 feet to th< 
Nonh hnc o( s.:nd 14600 South Street; lbcnce \\'eSI 95.00 feet1o tht" po1nt ofbcvinninJ. 
Alse, IC'SJ tnd Utt'pl inl:lhtrdronl th t- lollo~·iag Srntc ls of land. dtst rlbed a.s Colle"s: 
Tract 1: 
T"ht land dcKribcd in th.:il c-ertain Qui1claim fJced. recorded July I. 200!, as 1-..ntry No. 1~79173, 
in Book 8615 a1 Pa~e 3291 ofOffi..-!31 Rc-cords, de:k'ribtd as foiiO\\'f~ UtJmninJ a1 a potnt North 
697.54 fc:c1 and East2f!9.0!1: feet from the Ce:nterofS«t1on 10. Townstur 4 South, Ran~ I West, 
Salt taLc M\"fldtanand running tbtno:e North 74• 1 S' WcstlO (m, more or k ss. thmc<" North 47"' 
\Ye:sc4S f«L more: Of k-55. d)ef)Ce Korth 183 54 fcct , lho:ncc East 250 («t. the-nc-e Soultt 108 75 
f«t. lhtnce Sool.h fiJ" Wcsc ns 91 feet to lhe poUl( ofktUU"Jifll. 
Traetl : 
The land de::Knbcd m that cotrl<lm Quitc-laim lkcd .. r«ordc-d July I . :!00~ • ., Entry f\o. 11:!79171. 
in Book S615 at Pas:c 3290 of O fficial Records. dncn"bcd as: follnws 
0C"£.1Nnn; at a point l'\orth 177.5--1 fcctand East 3~ .01 ft"et and Nonh 425.31 fe~'"l. more: or ku. 
frorn lht" Ccn1cr of St('tion 10. Township 4 South. R»>EC I Wc:$1. Salt l.~l.c Mcnd1an aAd Nnl'lllll: 
thence Sonh 74.27 fe-et fllOfc or k": 1hence: F..ast ISO fut. I hence Non It I JJ.J7 fut. tnot"t Of lcss. 
thence Soolh fU West !25 91 f.:c t, lhenc<" South 7.• 7S (ee:t more: or leu, thence Sootlt '6.48'\2. 
East 26.1 1 feet, more or lcj.!O,to the: po1n1 of be:ainnln&-
Tnct3: 
The: b nd deKribc:d in 1hat ec:nain Quildaim [)ccd. recorded July I, 2002. •• ( n try Ko. 8279772. 
in Book 8615 at rage 32QI ofOfti-cial Re-ccards. de~tibcd n fo llo" s 
Rrs•nn1n1: at a. po1n1Konh 697.54 feet and Ea)t 289.08 feel (rom the: Center ofSc:o:t10n 10. 
TCiwnship 4 Sou1h, ROlnge 1 \\'('sT. Salt l ake ~·ltndi;,n and runnin' thenct' S0111h 74.0S feet , more 
m luf, lo the Nmtl)e3stcrlv I me o f Swe:cl Subdl\'lSIOn.thc:ncc: North 16' 48'\:!• \\'c:sl II 4 (ctt. 
more or leu, !hence Notth jg.•)9'·U" \\'..:~1 )~ II feet. thence Nortl1 0"03'44~ West 74 82 r«t 
mon: ._, ku~ tllt:n~c South 4 1" Ea~t 48 fl·et . more or less. tlM:nec South 
74'15' E~ut :!ll l'<.""tt ntOit t>tlt·$$. to tlw JX•int llfbct&;UU1lllt 
Tract 4: 
Thc: l;1.nd dcKnhed in that. certain QUttCI31tn OcC"d. rl.'corded July I. 200~. 0) Cmry No. ~1::!79774. 
1n Book 8615 at Pa.~e 329J of Offie1al Recordf. dcK"nbcd as (ullow•: 
Ut~ llln•n,atthe North hnt ofl 4600 ~th Street; u td point bcu1g Nunh 1:!2. 19 fw Gnd East 
304.08 feet fro1n the Ccntt-r ofS«t•on 10. To wnsh1p -1 Soulh , R:tngc I West Salt L:lke Mtndl:an 

and runrung lht'nce Nvnh 2~2 91 teet. more 01 kss. ll~o:twc: Soutll 87'17'211' West 15 66 feet, more 
Mleu; thence: Soulh 242.21i:~t, morC' or less: th~·Dtc En t 15 fc.:tto !he romt o(bc; mning 
T ract !': 
Any ponion lyin; "'·ithin 1lte bolundarics of Sweet Subdi,•ision, :ttcording to lht o fficial pl ~t 
•hereof on fil t a11d of record in the- S:.lt Lake Counly R«otder's Office:. 
Parctl 6: (Ri .:ht of Wa~·) 
To Gether with a risht ofway di:~closed in 11!~1 c:cnain Wamnty Deed recorded Junc 22, 197!1, as 
Emry No. 3127701. in Book 4695 .11 Page 133 of0ffici31 Records 3nd be:ins de:scribcd" follo" s: 
Commc-nd ng o.ta point 289.08 feet East and 440.54 feet Nonh from the: etmcr of Section 10. 
Township 4 South, Range I \\'u t, Salt l.ake Ba5-e and Metld1~n: 11nd nmn1n1; Jhence E:a.-t )) rect; 
thence South ~38 feci; thence: West 33 feet; thence: :-.lurtb 23tt (c<:t tO I he point u( be~innins.
Parerl 7: (Righi of Way) 
TOi!clher with a n; ht of way di$CIOSC'd 1n that ccn3in \\'amnty tkrd r«ordcd Juoc 2:!, 1978, as 
Entry No. J 12770:!. 10 Book 4695. a! Pa_ee 135 ofOffic1al Records. •nd bci na: d~cribc:d 3S 
follows: 
BC'jl:Jnn ing on the :"'llonh line of 14600 Soul II Street s..td pouH mort sp«if~tally deKriMd u bt'1n; 
Nonh 177.5-1 feet and E.asi J0-4.80 f«l and North 25 feet from the C"O:Ili\'I" OfS«tiOII 10. Township 
4 South.~n£r I We::sl, Salt Lake: Base and Mcndtan, and N rvtinJ thenc<" We" IS 00 f« l loan 
existing fmc.: line: 1hencc Noolrl -174.58 (eet alone saiJ (cnce. lhci"K"<" r:.as125.00 fe:o:t, 1hcncc South 
474.5! feet; them:e \\'est 10 f«tiOlho.: point a fbctinnina 

C0)1POSITE SUR\'[\' Dt:SC" IU,.riO!\" 
A ponion of the l'-.'E'I.i o( Sc:cuon 10. Townsbap 4 ~h. Ran;t I \\'eJI, Salt l.a.k<" Base:: and 

MeridiaR, m«e: par.K:ularl) described as foUows: 
Bt'giNunt a~ a pc:Hnt on the Noohe:u tcrty hnl.' of SWEET Sl.lbdlvts'on X«))"dmt: to lht 

Offtctal Plat lhcrcc ( on flk in lhe Office o f 1hc: Salt l31c Coun~y Recorder. sa1d po1n1 loc:a1ed 
"'W03'46-w along lht V. Scc1ion hnc 599.91t feel and Eut 305.46 f«1 frumtht Cc:n1tt 1J.i Comet 
of SKIIon 10, TO\\nship 4 South. Range I WrsL S:ah Lah K:aw and Mend•al\; thence alone 131d 
plat tbc follo"in~; 3 oourxs: NJ6•48'1 4""W (JJbt Nl6•.as·3rw, 4S 19 fn:t : 1hcrM:c N58•.S9'16" W 
(pUt N58°59'-14 '"'W' 54.11 f<"~t; tbe:ncc NO"')'l6-W (rlat Nl,.0)'44- W) 1-1149 fcc:t to tiK' 
Nor'thc:as.t romer of said plat; tbo:nce North alon& !hat rcal propcrt) dcsmbcd in Dt-ed Book 10207 
Page- IJQ9 amd l>«d Book 10201 P•.:e .\521 of th<" Official k\'tOTds nf Salt l ake Counl)' .\SQ.47 
fe-et to a fcna- line: 1hcnce SK9• ur55'"E alone saud fence hne 70.39 feet , thence NIO' I 9'45~E 
126.47 feel to an ancient fence line ck;cribcd in a Oound~f) Line A"cc-mc-nt r«ordcd in Deed 
Rook 1387 Po~gc 121 o( the: Offirial Records of Salt Lake Coun1y: the:rtct' alon' i::~id ftnct- 1ht' 
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Exhibit B. 

The Preserve at Springview Farms -INFILL OVERLAY 
ZONING REQUIREMENTS 

A. Developer Obligations 
1. The design guidelines and covenants proposed by the developer will be recorded at time of 

recording of the subdivision and be administered by the developer or homeowner's 
association design review committee, as the case may be. 

a. Ramblers will have a minimum of2,400 sq. feet finished on the main floor. 
b. Two Story dwellings will have a minimum of 3,000 sq. feet fini shed above grade, 2,200 sq. ft. 
minimum on the main floor. 
c. All homes will be custom designed and meet the design guidelines for exteriors, garages, roof, 
placement, etc. as outlined in the design guidelines and covenants, as administered by the developer 
or homeowner's association design review committee, as the case may be. 

2. The subdivision concept plan attached (Exhibit D) will be the general design of the subdivision 
(excluding remainder parcel) and shall be revised for 18 lots maximum, contingent upon the property 
to the north (Wood Duck Hollow Subdivision) does not exceed 13 lots total. 

a. The community will be private with a Homeowners' Association (HOA) to be formed prior to 
the recording of the subdivision. 
b. The private roads including asphalt, sub grade, sidewalks, curb & gutter, island planters, trail, 
etc. will be maintained by the HOA. 
c. The street cross section allowed is the typical cross section as outlined on the concept plan. 
d. Sidewalks and Trail wi ll be installed as per the concept plan. 
e. Perimeter fences will be installed as per the concept plan. 
f. Bluffdale City shall have an easement for access to the streets, water lines culinary & 
secondary. 
g. A 10 foot w ide trail w ith 6 inches of base and 2 inches of asphalt will stub to the south for 
future pedestrian connectivity. This trail will be open to the public with an easement (daylight hours 
only). 
h. Developer will install street lights based on the street light design sample attached, 
spacing/location to be determined with final subdivision approval. 

B. Lot Standards 
1. Minimum lot area: 10,000 sq. ft. 
2. Minimum lot width: 100ft., except fo r lots located on an approved radius. 
3. Minimum setbacks: 

a. Front setback: 25 ft. 
b. Side setbacks: 10 feet on each side. 
c. Rear setback: 25ft. 

4. Public utility easements: To be determined at time of subdivision approval. 
5. The remainder parcel to the south of the ! S lots wi ll not be part of the HOA, design guidelines 

and will be subject to Bluffdale City R-1-10,000 sq. foot lot zoning requirements. 



C. Architectural Guidelines 

1. All architectural guidelines will be strictly enforced according to The Preserve At Springview 
Farms Architectural Guidelines & Covenants, by the deve loper or homeowner's association 
design review committee, as the case may be. 
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BLUFFDALE 
14175 Redwood Road, Bluffdale, Utah 84065; Tel. 801-858-0490; mfaz io@blllffa le.com 

Date: 6 January 2016 

From: Michael Fazio, P.E. 

To: Vaugh Pickell 

Grant Crowell 

CC: Mark Reid 

Me,no 

RE: Porter's Point Road Cross-Section and Access to Noell Nelson Drive 

Porter's Point subdivision has only one road to access more than 30 lots. The subdivision is between 

the East Jordan Canal and the Westgate Subdivision. The road aligns through the subdivision from 
the south (Westgate Subdivision), curving to the East towards Noell Nelson Drive. A second access 
from Noell Nelson Drive is a requirement for safety and circulation according to City code. 

The 200-feet (circa) segment of the road approaching Noell Nelson Drive is necked between the 

Westgate town homes property and the south bank of the East Jordan Canal. The width of available 
land for a road is about 40-feet within this segment. This narrow portion of the road cannot conform to 
any of the City standard cross-sections and must be modified to allow a second access to the 

subdivision. I recommend allowing the road cross-section through the narrow area to be modified to 

follow these minimum requirements, 1. Minimum of 24-feet paved road, 2. 2.5-feet curb and gutter 
with maximum 2% cross-slope, 3. 6-feet wide sidewalks on each side of the road , and 4. A fence 
along the north sidewalk. 



To: Grant Crowell 

stevemplan, lie 
Stephen G. Mccutchan 
land planning urban design 

1750 East Janella Way 
Sandy, UT 84093 
801-557-6945 

stevemplan@gmail.com 

From: 

Jennifer Robison 
Bluffdale City Planning 
Steve Mccutchan 
October 11, 2016 Date: 

Re : Resubmittal of Porter's Point Town homes Project Plan for City Council Consideration 

On behalf of Newman Construction, we are resubmitting the Porter's Point Town homes Project Plan for City 
Council consideration. We would like the reconsideration to be placed on the City Council's Wednesday, 
October 12, 2016 meeting. 

The Project Plan includes the following revisions based upon the City Council's comments. 

1. Access to Private Park - The Conceptual Site Plan has been revised to include a walking path from the 
end of the private drive to private park in the northeast corner of the neighborhood. 

2. Width of the Public Street Improvement Section - The correct improvement width is forty (40) feet. The 
document text and figure has been revised to reflect this. 

3. Modified Public Street Section - The area between East Jordan Canal and the northeast property line is 
only 40 feet. In consultation with both the City Engineer and the DRC, it was determined that a modified 
cross section that included sidewalks on both sides and the standard improvement width would be 
acceptable in the unique situation for the short distance necessary (roughly 350 feet) . 

4. Off-Street Parking - Section 2.d. of the Project Plan shows that, based upon the City's new parking 
ordinance, there are 75 parking spaces required. The development has 130 parking spaces in the form 
of garage spaces, driveway spaces and off-street parking spaces. The number of parking spaces 
provided is 1.73 times the City's requirement. This number does not include any on-street parking 
spaces that are also available. 

5. Length of the Private Street-The private street is roughly 175 feet in length. We have consulted the 
City's Fire Chief and he has approved the 175-foot length with the nine (9) units that are proposed. It is 
important to note that this private drive is substantially different than the shared driveway units located 
in Independence at the Point. The Porter's Point Town homes units have a minimum of twenty (20) feet 
between the private drive and the garage door, sufficient to park two cars. The units in Independence 
Point only have a few feet, not enough to park two cars in the driveway. 

6. Architectural Guidelines - We have added the architectural guidelines that have been recently approved 
for use in both Westgate and Independence Village. These require the approval of an architectural 
review committee and require a minimum of 30% masonry or cement fiber paneling, upgraded porch 
posts, minimum six (6) inch wood or wood-like raised door and window surroundings and special 
treatments on side and rear facades that face a street, park or trail. There are also additional 
requirements. 



7. Fencing - After pricing the TREX fencing and reviewing the concerns of The Marketplace homeowners 
about the high cost of the TREX fencing, we are recommending the use of tan colored vinyl fencing. 
Vinyl fencing is used throughout the Independence at the Point neighborhood. We have included an 
example photo of the fencing to be used. 

8. Disposition of Open Spaces - There is needs to be a discussion at the meeting about the disposition of 
the open spaces. We have labeled the open spaces as private in the Project Plan, but we are open to 
whatever disposition the City Council wishes to take. 

Additional issues that were discussed at the meeting but are not part of the Project Plan include the acquisition 
of the railroad property and the future development of the pedestrian bridge across the canal. Regarding the 
railroad property, we submitted a quit claim deed from the railroad that demonstrated that the property had 
been transferred to Jeff Newman. If there are any problems with this, please let me know immediately. We are 
working under the premise that the quit claim deed clearly shows that the Newman's own the adjacent railroad 
property. 

Regarding the pedestrian bridge, we request that the consideration of the bridge construction be part of the 
review of the Newman property to the north. If the bridge were to be constructed at this time, it would be a 
bridge leading to nowhere, or more specifically, no trail. As the north area is planned and developed the bridge 
and continuation of the trail can be constructed together. 

Please contact me if there are any questions. 

Steve 
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1. MAJOR CHANGE PROJECT PLAN AMENDMENT 

Newman Construction proposes a Major Change Project Plan Amendment to obtain approval to 
construct 32 townhomes on approximately 5.83 overall acres and 4.09 net development acres (1.74 
acres associated with the East Jordan Canal) located within the original Independence at Bluffdale's 
Westgate neighborhood. The Project Plan, Exhibit B to a Development Agreement between the 
property owners and Bluffdale City, will replace the Independence at Bluffdale Development 
Agreement adopted in December 2007 pertaining to the subject property. 

2. PORTERS'S POINT CONCEPTUAL PROJECT PLAN 

a. Conceptual Site Plan 

Figure 1 is the proposed Porter's Point Conceptual Site Plan. The Project Plan area includes 
approximately 4.09 net development acres located west of Noell Nelson Drive {1000 West) and north 
of the recently approved Aclaime at Independence Westgate development. The 4.09 net 
development acres is located between the northerly boundary of the new Westgate development and 
the south boundary of the East Jordan Canal. The 4.09 net development acres does not include the 
East Jordan Canal. 

The approximately 4.09 net 
development acres is part of a 
roughly 20.2 parcel owned by the 
William J Newman. It is difficult to 
determine the exact number of 
dwelling units permitted by the 
original Independence at Bluffdale 
Development Agreement and 
Project Plan on the 4.09 net 
development acres because the 
original plan proposed to move 
the canal along the boundary that 
separates the Newman's property 
from the new Westgate 
development. The concept plan 
for the Westgate Neighborhood 

Ltge.nd 

• ~J,N,-- .,.~ ~ .... 
• v(.,.......,· .. ,u· 
- .+(.~,,..,."' .. -
...... J ........ ,.,"Tf-• 
··v:!.-·.'JA :.0-

PROPOSED ZONE PLAN 
Westgatt Ne ighborhood 

from the original Project Plan is shown in the right. However, the 32 units is part of the 147 units 
permitted on the entire property owned by the Newman Family. 

It is roughly estimated that the 4.09 net development acres would have permitted 32 35' x 70' single 
family detached lots. The Conceptual Plan illustrates the development of 32 single family attached 
units, or townhomes. The units are accessed either by fronting onto the continuation of Chimney Pass 
Drive, a public street as it exits the Westgate development or on a 24-foot-wide private drive that 
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extends north from the public street. The public street continues east to intersect with Noell Nelson 
Drive (1000 West). 

The Conceptual Plan also illustrates active open spaces and the continuation of the City trail north 
from the Westgate development 

_...... - .. 
Porters Point Townhomes 
Newman Construction 

stevemplan ~~~v:-::;':~:;wav 
Stephen G. McCutchan (801) 557-694S 
1.-.d pbNVflC i,ib Ml 0,,.11.,, .st e\lemplan@gmall.com 

.• 
Overall Acres: 
East Jordan Canal Acres: 

~~:,,c/,~~e~Hfn~~:t Acres: 
Req'd Off-Street Parking: 
Garage Parkins: 
Driveway Parking: 
Parking Spaces: 
Total Off-Street Parking: 
Private Active Open Space (Acres): 

Table 1 

5.83 
1.74 
4.09 

32 
75 
64 
64 

2 
130 

0.53 

Porter's Point Townhomes 
Concept Plan Statistical Summary 

Land Use 

Townhome Units 

Active (Trail) 

Active (Recreation Areas) 

Total Active Open Space 

Public Street 
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Acres Residential 

2.40 
0.08 
0.45 

0.53 
1.18 

Major Change Amendment 
Porter's Point Project Plan 

Density 

{DU/Ac) 

13.33 

October s. 2016 

No. of 
Units 

32 
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b. Open Space and Trails Plan 

The original Independence Project Plan proposed 1.3 
acres of "Active Open Space" for all of the Newman's 
property. Porter's Point Townhomes proposes 0.08 
Acres of Active open space within the extension of the 
trail from the Westgate neighborhood and 0.45 acres of 
Active open space for other open spaces. The connection 
across the canal will link all of the Newman's property to 
the entire Independence trail and park system and the 
future Jordan School District sites in the Day property. 
The Public Active open spaces would be owned and 
maintained by the City. The Private Active open space 

Gravel 
Surface 

5.0 

Asphalt Trail Gravel 
Built to City Standards Surface 

10.0 5.0 

20.0 

Trail Cross Section 

areas will be owned and maintained by a homeowner's association. 
conceptual trail cross section. 

The figure to the right is a 

c. Street Cross Sections 

Porter's Point Townhomes streets include a public street and a private drive. The public street will be 
constructed with three similar cross sections because as the street proceeds east toward Noell Nelson 
Drive, the width of the land between the north boundary of the Westgate development and the 
prescriptive easement of the East Jordan Canal narrows from 60, to 50 and finally to 40 feet 
immediately prior to the intersection with Noell Nelson Drive. We are proposing to maintain the 
standard Independence curb to curb section of 30 feet (25 feet of asphalt) for the length of the street. 
In the SO-foot area, the parkway on the north side of the street is deleted and the five-foot sidewalk is 
placed directly behind the curb. In the 40-foot area, the south side parkway is deleted and the 
sidewalk moved to the back of curb. The sidewalks are 5 feet on both sides of the street. As a result, 
the sidewalks are located on both sides of the street for the entire length. 

A short, 24-foot-wide private drive is also used to access nine (9) units. There are two off-street 

Public Street - 60' ROW 

5.0 10.0 d 
Sidewalk--Parkway - 2 . ..,. 

30.0 

25.0 
10.0 I 5.o 

·2.s---Parkway-~ Sidewalk 
30.0 

60.0 

Public Street (Partial Section A) - 50' ROW 
L. ~ 

5.0 -- 10.0 ~ 5- 25.0 ·2 5- 5.0 
Sidewalk Parkway · · --~Sidewalk 

30.0 20.0 
-- - - 50.0-

Public Street (Partial Section B) - 40' ROW 

5.0 j - --- 25.11-------2.s- 5.0 
·sidewalk Sidewalk! 

t--~ 20.0 -~-~20.,1------
40.0 

Private Drive 

:__,2.:J -
12.0 

24.0 --- ---ROW 

parking spaces at the end of the 
private drive and room for snow 
removal. 

These figures illustrate both the 
street sections proposed and the 
location of the varying public street 

sections. 

h1u~,,i,rC1r• ! 
1-N A:"" 
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d. On-Street and Off-Street Parking and Snow Removal 

Porter's Point Town homes is primarily served by a public street, the continuation of Chimney Pass 
Way. The City's recent parking ordinance revisions require a total of 75 off-street parking spaces, two 
per unit and one guest space for every three units. There are two spaces in each garage or 64 spaces, 
two spaces in each driveway or 64 spaces and two parking spaces for a total of 130 off-street parking 
spaces. 

Snow removal of the private drive can be stored at the end of the private drive in HOA maintained 
private open space areas. 

3. DESIGN GUIDELINES 

Porter's Point Townhomes 
proposes a single unit type, a front 
loaded, two story townhome. 
Variety in the appearance of the 
townhomes will be achieved by 
both varying the unit mix within 
buildings and varying the number 
of units per building. The figure to 
the right is a conceptual 
perspective view of the front 
elevation of a typical building. 

a. Setbacks 

(1) Front yard setbacks shall be a minimum of ten (10) feet. Front accessed garages facing a street 
shall be setback a minimum of twenty (20) feet either from the back of sidewalk or the edge of 
the private drive. 

(2) Interior side yard setbacks shall be a minimum of five (5) feet. Sideyards adjacent to a street or 
alley shall be setback a minimum of ten (10) feet. There shall be a minimum of ten (10) feet 
between buildings. 

(3) Rear yards shall be setback a minimum of ten (10) feet. 

All other development standards shall be subject to the requirements of Section 11-llG-12 Table 2 of 
the Mixed Use (MU) Zone. 

b. Architectural Guidelines 

a. Porter's Point Townhomes Architectural Review Committee {PPTARC) 

The C, C & R's shall be recorded with any plat and shall form the Porter's Point Town homes 
Architectural Review Committee (PPTARC) and give it the power and responsibility to 
review all building construction within the development. The PPTARC shall be comprised of 
a minimum of two (2) individuals who have experience in either design or construction. The 
minimum responsibilities of the PPTARC shall be the following. 

stevemplan, lie 

Prior to submittal to Bluffdale City for building permit review, the PPTARC shall approve 
all dwelling unit types including the variety of elevations, materials, color schemes, 
landscaping and accessory buildings. 
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The PPTARC shall provide Bluffdale City with an approved set of plans and a letter of 
approval that shall be included with the submittal package for building permit review. 

The PPTARC shall approve all conceptual and final landscape plans for the design and 
construction of the HOA Park and the trail. 

Prior to submittal to Bluffdale City for building permit review, the PPTARC shall approve 
all requests for fencing construction to ensure that the Porter's Point Town homes 
thematic fencing is to be constructed. 

b. Architectural Design Guidelines 

stevemplan, lie 

Porter's Point Townhomes requires enhanced architectural elements and features that 
will result in homes that are thematic and include enhancements to visible side and rear 
facades from either public streets, park or trail. The following architectural design 
guidelines shall dictate the design and construction of homes within Porter's Point 
Townhomes: 

Stucco, masonry, fiber cement siding and/ or similar construction products shall be 
used on all exterior walls. No vinyl siding shall be permitted. 

A minimum of two (2) elevations shall be drawn for each dwelling unit type. 
Differences between elevations may include rooflines, use of exterior materials, 
color schemes, use or size of porches, window location, size, shape or treatments 
and similar features that vary the appearance of the elevation. 

Where the same dwelling unit type is to be constructed adjacent to or directly 
across the street, a different elevation shall be used including a different roofline, 
exterior materials and color schemes. 

A front fac;:ade shall include either masonry or fiber cement siding that covers a 
minimum of 30% of the fac;:ade not including the area of the garage door. 

Windows and doors on the front fac;:ade shall be trimmed with wood or a wood-like 
product that is a minimum six inches (6") in width. 

Covered porches shall be supported by a minimum six-inch (6") wood or wood-like 
post that extend from a minimum thirty-six-inch (36") and 12-inch (12") width based 
covered by the same masonry or fiber-cement siding used on the front fac;:ade . 

Where masonry is used on the front exterior at corners, it shall be wrapped around 
to the side exterior a minimum of 24 inches. 

Rooflines shall not be flat or at a low angle, generally described as less than a 6:12 
pitch. 

Rear or side end facades that are visible to a street, a park or trail shall include 
additional treatments such as, but not limited to, the addition of the front fac;:ade 
wainscoting down the visible side fac;:ade, additional fiber cement siding, additional 
windows, pop-outs and window or door wood or wood-like trims a minimum of six 
inches (6") in width. 
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c. Street Tree Plan 

The Autumn Blaze Maple is being planted as the street tree for Chimney Pass Way in the Westgate 
neighborhood. Therefore, the same tree will be planted on the street continuation within Porters 
Point Town homes. It is estimated that 31 street trees can be planted in the neighborhood. All street 
trees shall be planted as mandated in Bluffdale City Code Title 7 Chapter 4. 

d. Fencing 

The consistent and uniform installation of 
thematic fencing will contribute to the 
Porter's Point Townhomes sense of 
neighborhood. The thematic fence, a 
vinyl construction in the tan color. 

The developer will be required to install 
the fence in side yards between buildings, 
on the right of way line of corner lots to 
within five (5) feet of the corner of the 
house, on lot lines where a park or trail is 
located and along the property line with 
the East Jordan Canal. The homeowner 
may choose to install additional thematic 
fencing along other lot lines. 

A detailed fence plan including type, construction and locations shall be included with the required Site 
Plan approval. 
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