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BLUFFDALE CITY COUNCIL
MEETING AGENDA
Wednesday, February 24, 2021
Notice is hereby given that the Bluffdale City Council will hold a meeting Wednesday, February 24, 2021, at the Bluffdale City Hall, 2222 West
14400 South, Bluffdale, Utah scheduled to begin promptly at 6:00 p.m. or as soon thereafter as possible. This meeting will also be broadcast
live t o the public at: www.bluffda le.co m.
The public may comment at the meeting or by emailing comments to
co uncilmeetingcom ment@bluffdale.com. 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.

WORK SESSION 6:00 P.M. - (The work 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 work session).
1.

Roll Call

2.

Presentations a.

Discussion related to Transportation access planning, staff presenter, Michael Fazio.

b. Review of allowed uses in the live/work units within the Marketplace subdivision, staff presenter, Grant
Crowell.
BLUFFDALE CITY COUNCIL REGULAR BUSINESS MEETING 7:00 P.M.
1.

Roll Call, Invocation, Pledge of Allegiance*

2.

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) . Additionally, comments for this item and all Public
Hearing items may be submitted via email to: councilmeetingcomment@bluffdale.com.

3.

CONSENT AGENDA 3.1 Approval of the January 27, 2021, City Council Meeting Minutes.
3.2 Approval of Resolution No. 2021-11, awarding the Road Maintenance Projects Throughout the City
project.

4.

Presentation and update on UTA's microtransit pilot and the future of FrontRunner, presenter, Carlton
Christensen, UTA Board Chair.

5.

PUBLIC HEARING - Consideration and vote on Ordinance No. 2021-01, for a proposed Zoning Text

Amendment Application to enact BCC 11.80.060 for a R-SL Residential Senior Independent Living Zone
including all development standards and requirements, Howland Partners, applicant, staff presenter,
Jennifer Robison.
6.

PUBLIC HEARING - Consideration and vote on Ordinance No. 2021-02, for a proposed Zoning Map
Amendment Application for approximately 4.50 acres from Residential R-1-43 Zone to Residential Senior
Independent Living Zone (R-SL) located at approximately 13975 South 2700 West, Howland Partners,
applicant, staff presenter, Jennifer Robison.

7.

CONTINUED: Consideration and vote on Resolution No. 2021-04, regarding a reduction in Water bill for all

disabled Veterans, staff presenter, Bruce Kartchner.
8.

Mayor's Report

9.

City Manager's Report and Discussion

10. 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).
11. Adjournment
Dated: February 19, 2021
I HEREBY CERTIFY THAT TH E FOREGOING NOTICE AND AG ENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE TRIBUNE, AND
TH E DESERET NEWS; POSTED AT THE BLUFFDALE CITY HALL, 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.UTA H.GOV

/Jb~

Wendy L. Deppe, CMC
City Recorder

In compliance with the American with Disa bilities Act, individ uals needing assistance or other services or accommodation for this meeting
should co ntact 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 or lead the Pledge of Allegiance.

BLUFFDALE CITY COUNCIL
MEETING MINUTES
Wednesday, February 24, 2021
Present:

Mayor Derk Timothy
Wendy Aston
Traci Crockett
Jeff Gaston
Mark Hales
Dave Kallas

Staff:

Mark Reid, City Manager
Todd Sheeran, City Attorney
Bruce Kartchner, Administrative Services Director
Natalie Hall, Emergency Preparedness Manager
Grant Crowell, City Planner/Economic Development Director
Shane Paddock, Public Works Director
Warren James, Fire Chief
Michael Fazio, City Engineer
Jennifer Robison, Senior City Planner
Wendy Deppe, City Recorder

Others:

Ryan Hales, Hales Engineering

Mayor Timothy called the meeting to order at 6:00 p.m.
WORK SESSION
1.

Roll Call.

All members of the City Council were present.
2.

Presentations.
a.

Discussion Related to Transportation Access Planning, Staff Presenter,
Michael Fazio.

City Engineer, Michael Fazio reported that the corridor along 2700 West is becoming a hot spot
for development. Several developers have expressed interest in the area and as a result, he
requested that Ryan Hales from Hales Engineering assist in studying the corridor to better
understand how to organize development and access. Mr. Hales reported on the issue of access
management.
Mr. Hales explained that access management balances the mobility of traffic with the need for
access, which is a significant benefit for any development. The concept of access management
using the example of a freeway has increased mobility and faster speeds, yet limits access. As you
go down the scale to local streets, there is increasing access with reduced mobility or speeds.
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Mr. Hales explained that access management also looks at signal spacing and access spacing. The
more conflict points on a given roadway, the more potential for collisions. A good access
management policy minimizes this vehicular conflict, which improves safety.
Mayor Timothy commented that every time the City has added a signal within the Utah Department
of Transportation ("UDOT") system, they spend a lot of money to connect the signal to UDOT's
system. He asked about the importance of signal spacing if the signals are timed. Mr. Hales
explained that when there is equidistant spacing between signals, there should be a better
progression through the signal system. If the signals are closer than they would normally want,
the communication between the two signals is not as efficient. They time the signals so that when
a light turns green at one signal, it begins to dissipate traffic in time for the approaching traffic to
go through the green light. He acknowledged that the coordination of the signals is not always
accomplished. He used the example at 14600 South, and 14800 South, which are four-way
intersections.
Mr. Fazio added that there is a flaw in the system because it waits until the light is triggered rather
than having mid-block detection, which would be ideal. He explained that UDOT is invested in
dead-end detection. Mr. Hales added that the current system would be more efficient if there were
four-way intersections along this corridor with equidistant spacing because it is easier to time the
lights to keep the flow of traffic moving.
Mr. Hales discussed the example of University Avenue in Provo. The signals are timed so that
traffic flows through a 30-second bandwidth. This means that if a vehicle starts from a red light
and maintains the correct speed, it will not hit another red light along that corridor. The lights
were timed to control the speeds along that corridor. Mr. Hales stated that for the most part, UDOT
does a good job of coordinating signals but in some cases, it needs work to make it function even
better.

Mr. Hales explained that they want to strike a balance between flow and progression along the
corridor, while at the same time providing access for commercial properties. He used an example
of poor access management on State Street in Orem and highlighted the multiple curb cuts along
that corridor.
Mr. Hales next presented an example of good access management in Saratoga Springs. In trying
to move a large amount of traffic through a corridor, an efficient access management program
helps accomplish that while maintaining the investment in the roadway for a longer period of time.
The more curb cuts along a corridor, the more it slows down vehicles, which results in more friction
that clogs the corridor.
Mr. Hales described negative and positive offsets. A negative offset in a three-lane condition has
overlapping left turns that create a high potential for vehicle crashes. A positive offset allows left
turns with enough distance between to not overlap. The intent is to avoid negative offsets and add
more positive offsets. The best alignments involve intersections that line up with each other.
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Mr. Hales reported that in Bluffdale, 2700 West is a major collector corridor as identified on the
Transportation Master Plan. The spacing is designated with a minimal signal spacing of 1320 feet,
minimal street spacing of 660 feet, and commercial access spacing of 3 30 feet. He highlighted the
latter two numbers.
He explained that UDOT has its own access management standards. In the case of Bangerter
Highway and 2700 West there is a future planned· interchange, so UDOT wants to ensure that the
cross-streets flow well into the interchange. It was noted by Mayor Timothy that they want to
ensure that the proposed interchange is not just a flyover. Mr. Hales indicated that access
management guidelines are mandated by State law and bind the developer. If the Access
Management Plan deviates from State law, they are required to obtain a written variance.
Mr. Hales explained that there is a corner clearance requirement on the radius of interchange access
ramps delineating how close to the interchange the first access point can be installed. If the
clearance requirement is not met, the developer is required to go through a lengthy process to
establish how they can offset the negative impacts of the close proximity.
He reiterated that UDOT's standards are similar to those included in Bluffdale's Transportation
Master Plan. UDOT's standards require a minimum interchange to crossroad access spacing of
500 feet. With respect to the plan for 2700 West, 13900 South is located 680 feet south of the
interchange. The intersections are planned as full access intersections with the other access points
being restricted. Here, there is access for the existing buildings that is very close to the proposed
interchange, and UDOT may suggest a raised median through the area due to the close proximity
of the existing access points.
Mr. Hales showed what the access points would look like in this area, assuming a full interchange.
They have also contemplated the potential for a roundabout in this location. He noted that they
are presenting options and alternatives to consider as a City, recognizing the requirements that
UDOT might place on the access points near this proposed interchange.
Mayor Timothy remarked that it makes sense to have a plan so that when developers come in, they
already know what the plan entails. He used the example of connecting commercial areas with a
single access point. Mr. Hales agreed and noted that sometimes a City does not have that
oppo1iunity. He stressed the importance of looking at each development as it comes in and
evaluating whether there are cross-access easements that could be implemented to allow the flow
of traffic. He recognized the difficult decisions involved in balancing the desire for economic
development with good access management.
It was noted that the City Code requires connectivity be addressed by developers. Mr. Hales

suggested that the City Attorney be consulted to determine whether the City could mandate crossaccess for commercial development. The Council discussed whether mandating access, especially
for existing developments, constitutes a taking. Mayor Timothy suggested that they take steps to
ensure that funds are available for connectivity to ensure that these areas are developed properly.
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Mr. Hales presented the cross-access through a property on 1780 West. He looked at the planned
extension of 1780 West that ties into 13800 South. This area has approximately five acres ofretail
development and will generate approximately 65,000 square feet of potential retail. They
calculated the trip generation for a development of this size projected out to the year 2025. He
added that the Maverik has its own roadway system that takes traffic behind 1780 West, so the
intention would be to continue that system to the north. There is a lot of traffic projected in the
area and their goal is to minimize the traffic through the neighborhood.
In response to an inquiry, Mr. Hales stated that he did not model any increase in traffic through the
neighborhood as they did not anticipate going through the neighborhood to the west. Their study
put all of the cut-through traffic onto 1780 West, which is a better route than going through a
neighborhood. He stated that once 1780 West is complete, traffic through the neighborhood will
likely decrease.
Council Member Kallas inquired about the timing for making the access changes to 2700 West
conform to UDOT standards. Mr. Fazio confirmed that UDOT is currently focused on their
environmental reports, so any changes would be further down the line. Mayor Timothy pointed
out that 2700 West has jumped to near the top of the priority list and could be completed before
13400 South.
Council Member Kallas also raised issues regarding safety with increased traffic on Redwood
Road from Porter Rockwell Boulevard once the bridge is opened. He commented that the
interchange is dangerous due to the topography on the northwest corner. Mr. Hales stated that
UDOT has an advance warning system that lets drivers know when the lights are changing. The
issue could be raised with UDOT.
Mayor Timothy was surprised that an acceleration lane for the right turn from Porter Rockwell to
Redwood Road was not installed and suggested that UDOT should expect that development will
make that change. Mr. Hales explained that an acceleration lane would limit the ability to have
access on that corner.
b.

Review of Allowed Uses in the Live/Work Units within the Marketplace
Subdivision, Staff Presenter Grant Crowell.

City Planner/Economic Development Director Grant Crowell discussed the subdivision located
north of Summit Academy High School, referred to as Marketplace. Within the subdivision are
live/work units in the areas marked as B and C, as presented to the Council. The Development
Agreement specifically provided for these live/work units. Mr. Crowell added that there are 19
additional parking spaces for the units with parking allowed on the street. He reported that there
have been a number of questions about the adequacy of parking in the neighborhood. He noted
that this area served as a catalyst for the update to the City's parking standards for multi-family
development after 2014.
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Mr. Crowell reported that he serves on the Business License Committee and the Code specifies the
allowed uses in live/work units. Some of the allowed uses are very specific, while certain
activities, such as food preparation and sales, are excluded. He repmied that the Business License
Committee denied a business license to someone wishing to operate a candy store from one of the
units.
Mr. Crowell suggested that they review the pennitted uses to determine whether there would be
any inclination to expand them. He noted that some of the uses are inconsistent with the terms
they use in other sections of the zoning ordinance. Many of the allowed uses could fit under the
heading of "office." He mentioned that a nail salon could be categorized under the heading of
"personal service establishment." He stated that there have been concerns with parking and the
fact that investors are coming into these neighborhoods and renting units. They have not'found
anything that would necessitate enforcement action.
In response to an inquiry from Council Member Kallas, Mr. Crowell stated that the use table was
approved in conjunction with this project, which is within a mixed-use zone with a Development
Agreement layer. Mr. Crowell added that the live/work units were constructed in the last phase of
the project. If they were not constructed as live/work units, they would have been constructed
years earlier as townhomes.
Council Member Aston asked about the rationale for excluding food preparation as a permissible
use. Mr. Crowell recalled that they did not want deli establishments because they would generate
too much traffic. He acknowledged that they likely did not consider a business such as a small
candy company. It was noted that the live/work spaces contemplated service-oriented businesses
as opposed to retail businesses. The approved businesses presented to the Council were all serviceoriented businesses. Mr. Crowell reported that one of the owners inquired as to whether the
Council would be willing to expand the allowable uses to include personal services, such as nail
salons. It was expressed that personal services would likely fit within the allowed uses that are
currently in the use table.
The Business Licensing Committee rejected applications from the candy store and a nail salon.
They also rejected an application from a business owner who was not planning to live in the unit,
which is contrary to the residency requirements for the units. It was mentioned that expanding the
allowable uses would be an easy adjustment to make. Council Member Aston commented that if
personal services were allowed, limits on the number of people in the unit should be addressed as
well. Additionally, it was noted that the units were not built for food preparation, so the Health
Department would not approve that use, however, food could be sold out of the units. Council
Member Kallas commented that personal services such as hair salons would be a great use in the
units.
Mr. Crowell confirmed that the Council agreed to allow the Planning Commission to sponsor
updates to the use table to include personal services. They could potentially carve out different
food sales uses and issues surrounding parking could be addressed later. It was suggested that the
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off-street parking be assigned. Mr. Crowell stated that he could obtain input from the property
manager regarding the potential for assigned parking.
The Council invited Mr. Crowell to provide recommendations regarding allowing food services
and to address the parking issues. It was suggested that they immediately address the current
applicant for the nail salon and undertake a more comprehensive revision to the use table, similar
to how they handled the home occupation ordinance. It was confirmed that the nail salon applicant
had already purchased the live/work unit and the manager is living there. Mayor Timothy agreed
that they should move forward with the application as soon as possible.
City Attorney, Todd Sheeran confinned that the application would have to go before the Planning
Commission before coming back to the Council for approval. It was suggested that as part of the
expedited process, that they expand the allowable uses to personal services generally and not limit
them to this application for a nail salon.
3.

Adiournment.

The Work Session adjourned at 6:50 p.m.
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Present:

Mayor Derk Timothy
Wendy Aston
Traci Crockett
Jeff Gaston
Mark Hales
Dave Kallas

Staff:

Mark Reid, City Manager
Todd Sheeran, City Attorney
Bruce Kartchner, Administrative Services Director
Natalie Hall, Emergency Preparedness Manager
Grant Crowell, City Planner/Economic Development Director
Shane Paddock, Public Works Director
Warren James, Fire Chief
Michael Fazio, City Engineer
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Wendy Deppe, City Recorder

Others:

Carlton Christensen, Utah Transit Authority ("UTA")

BLUFFDALE CITY COUNCIL REGULAR BUSINESS MEETING

Mayor Timothy called the Regular Business Meeting to order at 7:00 p .m.
1.

Roll Call, Invocation, Pledge of Allegiance.

All members of the City Council were present.
Pastor Doug Homok offered the invocation and led the Pledge.
2.

PUBLIC FORUM

Kay Middleton reported that she resides in the Palisade Acres neighborhood. She discussed two
parcels of land, totaling seven acres in size that were purchased by the City to build a new Public
Works Building. She presented a visual to the Council that showed the location of 32 established
homes on one-acre lots and 19 established homes on lots greater than one acre. The triangle
between the two locations was a seven-acre plot where the City wants to construct the Public
Works Building. She acknowledged that they are outgrowing the City infrastructure, but urged
the Council to think logically about the type of business being contemplated. It conducts very
commercial operations and the neighborhood is not a good location for a Public Works Building.

Ms. Middleton further stated that if any commercial company came to the City with this particular
standard of operations and asked the City to rezone the property to commercial, it would be denied.
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She stated that in the past 20 years there has never been discussion of developing commercial in
this area.

Michael Muir gave his address as 2547 Perschon Circle and stated that there are a number of
communities in Bluffdale that have their own water system. In his community, there are 27 citizens
on the Perschon Acres Water Users Association. He stated that the billing is inconsistent and
incorrect, and when they do receive bills they are charged a 15% service fee. He stated that it
seems unimportant to the City, yet it creates a great deal of stress for those who are trying to make
sure the billing is correct for those in their community. He stated that all of the surrounding
communities are also having problems with inconsistent billing. Mr. Muir understood that
municipalities need to cover their operating costs but a little bit of explanation and communication
would be helpful.
There were no further public comments. Mayor Timothy closed the public forum.

3.

CONSENT AGENDA
3.1

Approval of the January 27, 2021, City Council and Planning Commission
Meeting Minutes.

3.2

Approval of Resolution No. 2022-11, Awarding the Road Maintenance
Projects Throughout the City Project.

Dave Kallas moved to approve the Consent Agenda. Wendy Aston seconded the motion.
Vote on motion: Traci Crockett-Aye, Dave Kallas-Aye, Mark Hales-Aye, Wendy Aston-Aye,
Jeff Gaston-Aye. The motion passed unanimously.
4.

Presentation and Update on UTA's Microtransit Pilot and the Future of
FrontRunner, Presenter, Carlton Christensen, UTA Board.

Carlton Christensen, Utah Transit Authority ("UTA") Board Chair reported that the prior year
began with a lot of optimism, including a planned celebration of their 50th anniversary as an agency
providing service along the Wasatch Front. Due to the pandemic, many of their plans were
canceled. In November 2019 they began an on-demand service provided by Via, a third-party
microtransit service provider. It allowed for service in many areas that historically did not have
sufficient transit service. The service met and exceeded their projected demands. In early March
2020, they were very good numbers just before the onset of the COVID-19 pandemic.
Mr. Christensen explained that coverage for the service is primarily intended to allow someone to
get to a connection point within the transit system. It also provides intercommunity transportation
within the geo-coded area. They have seen improved customer service as a result of the program.
Mr. Christensen reported that the technology provided by Via allows a user to request a service
that arrives within a 15-minute time frame. Prior to the pandemic, the service was contemplated
to include shared rides, but as a result of the pandemic, they reduced the number of passengers.
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Due to COVID-19, they experienced a significant decline in ridership. They went from around
180,000 passengers per day to 42,000. Those numbers have steadily increased in recent months,
and on some routes, they have higher service than they did last March. The service also helped
identify many of their key routes where essential workers are dependent on transit services.
Mr. Christensen reported that since COVID-19, they have improved their cleaning and safety

procedures. They suspended many of their marketing efforts so the service may not have been as
well-known last year. He presented statistics on the rate of increase from inception of the program
to early March 2020. They noticed that from March 2020 on, the Wheelchair Accessible Vehicles
("WAV") rides were essential and allowed many individuals who previously did not qualify for
paratransit service to have accessible rides to their destinations.
Mr. Christensen presented the March 2020 numbers and stated that it was important to factor in

that prior to this service there was no transit service in these locations. Within a few months, it
was determined to be a good way for residents to access the UTA system. Mr. Christensen
presented a map of the geo-coded areas where riders can access the service. It picks up riders
within a short distance of where the ride was requested. He also presented a map depicting
pinpointed destinations in one day's activity. The map showed a high concentration of use at
transit stations, with secondary locations at many local businesses.
Mr. Christensen stated that originally the pilot program was scheduled to last one year. Given the
pandemic, they extended the pilot program through August 2021. The UTA Board recently
adopted a five-year service plan that includes microtransit service not only in Bluffdale but other
areas within the six-county region that is serviced by UTA. While they are calling this program a
pilot program, he did not see UTA pulling away from it. They are currently in the procurement
process of seeing how they might utilize this service in other areas that do not lend themselves to
traditional transit service. He reported that while Bluffdale does not have any flex routes, some of
these routes in other communities might be suspended sometime between this spring and August.
They plan to transition those riders to the microtransit service.
Mr. Christensen reported that they have integrated their electronic fare medium to this service and

employers or students at one of the partner institutions are already integrated into the app. They
are also trying to connect this service with out-of-area paratransit services. In response to an
inquiry from Mayor Timothy, Mr. Christensen stated that UTA will evaluate whether to bring this
microtransit service in-house versus continuing to utilize a third-party provider. For the short term,
they will utilize the third-party provider. He noted that the third-party provider adds a lot of
flexibility in tenns of scheduling and drivers. Additionally, the technology associated with the
service is proprietary to third-party providers.
Mr. Christensen explained that the app allows users to rate their experience and they are seeing
ratings in the 4.8 to 4.9 out of 5.0 range. The average response time is 11 to 13 minutes. He noted
that the vendor they currently use provides this service worldwide and one of their main customer
service facilities is located in Lehi. Mr. Christensen stated that the Governor has recently proposed
a $350 million investment into FrontRunner. He reported that FrontRunner is the backbone of
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UTA 's system, but they are limited because it is primarily a single-track system. As a result, the
best frequency they can achieve is 30 minutes. If they are able to get the frequency ofFrontRunner
to 15 or 20 minutes, it would create a much more integrated system. FrontRunner was described
as a critical asset to economic development as they look to doubling the population and limitations
that the 1-15 corridor has with moving transportation.
Mr. Christensen noted that with double-tracking, they are looking at more frequent service, adding
capacity, and increased reliability. He presented the objectives UTA continues to pursue, which
include improvement of air quality, enhancing safety at crossings, and serving as the backbone for
future development. Mr. Christensen reported that they are in the process of designing a strategic
plan and coordinating some of the business needs around the enhancement. They have contracted
with a world-renowned company that perfonns operation modeling that will help guide UTA to
where investments will have the highest return. They are also in the process of hiring a new Project
Manager to help with the environmental design and project management features. He presented
the timeframe for these activities, which includes the goal of beginning construction in late 2022.

In response to an inquiry, Mr. Christensen stated that the cost of the project as mandated by the
Legislature would be $350 million, with the total project costing $450 million. He added that UTA
will pursue federal funding and other potential funding sources to bridge the gap. Legislative
leadership strongly supports the project so they remain cautiously optimistic that the funding will
be approved as requested.
Council Member Kallas asked if additional stations and electrification is included in the $350
million project scope. Mr. Christensen responded that the project scope does not include
electrification, but they are looking at other types of trains, and diesel-generated electricity is
increasingly a more viable option. He added that in the future, the project could involve the
addition of stations. He noted that they cannot add stations until the double-tracking system is in
place. UTA will not double track the entire route but will to the degree they can.
Mayor Timothy recalled the presentation made to the Wasatch Front Regional Council and
addressed the upgrade to the engines, which was approved because electrification was predicted
far into the future. Mr. Christensen confirmed that electrification is still further down the line but
explained that they are in the process of overhauling the engines to be fuel-injected, more efficient,
and cleaner burning. Both electrified and diesel-generated cars can run on the same system. They
can still utilize current trains and potentially new trains on the same system. He concluded by
stating that there is a lot oflife remaining in the current trains, especially with the engine overhauls.
5.

PUBLIC HEARING- Consideration and Vote on Ordinance Number 2021-02, for a
Proposed Zoning Text Amendment Application to Enact BCC 11.80.060 for an R-SL
Residential Senior Independent Living Zone including all Development Standards
and Requirements, Howland Partners, Applicant, Staff Presenter, Jennifer Robison.

6.

PUBLIC HEARING-Consideration and Vote on Ordinance 2021-02, for a Proposed
Zoning Map Amendment Application for Approximately 4.50 Acres from Residential
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R-1-43 to Residential Senior Independent Living Zone {R-SL) located at
Approximately 13975 South 2700 West, Howland Partners, Applicant, Staff
Presenter, Jennifer Robison.
Mayor Timothy reported that agenda items 5 and 6 would be discussed together but voted on
separately.
Senior City Planner, Jennifer Robison reported that in January the applicants came before the City
Council and proposed an ordinance to enact a Residential Senior Independent Living Zone with
new text and development standards. The text and development standards were determined to
meet the requirements of the General Plan.
The goals of the proposed text amendment include high-quality housing options that are affordable
for all segments of the population, allow proximity to public uses, and buffer the impacts of more
intense land uses from lower-density residential neighborhoods. The Council considered a text
amendment in April 2020 to amend the General Plan to include multi-family residential. The City
Council approved the amendment to include the new land use designation. Mrs. Robison reported
that following the last meeting, the Council asked staff to provide text amendments to address the
Council's concerns. Mrs. Robison presented the changes in the four areas requested by the
Council.
She first addressed the changes in the Qualifications section. The title was changed from
"Minimum Project Area and Maximum Density" to "Qualifications." Mrs. Robison read the four
qualification items and noted that they added items 1 and 4. Mrs. Robison also· presented a map
that is part of the Transportation Plan. It was approved in 2020 and illustrates the language used
in the amendments. She highlighted the area known as 2700 West, shown in yellow on the map,
which is a major collector on the City's functional classification map in the Master Transportation
Plan.
She highlighted the blue map that depicts Bangerter Highway and reported that the red line shown
on the map is Redwood Road, which is identified as an arterial roadway. The language that
requires "access from a City designated collector street," refers to the area shown in yellow on the
map. Mrs. Robison reported that at the Council's request, they decreased the number of attached
units from six to four. She next addressed the changes based on parking concerns. She noted that
as part of the Qualifications section, each unit is required to have a driveway. Language was added
to provide clarity and to clarify the prohibition of parking in the alley.
Mrs. Robison read the changes in the Development and Design Standards Section. Language was
added to ensure that guest parking complies with the current Code requirements utilized for all
multi-family residences. The requirements specify that guest parking shall be evenly distributed
throughout the project and easily accessible.
In response to an inquiry from Council Member Gaston regarding the rear setbacks, Mrs. Robison
stated that they analyzed all of the multi-family development in the area and other areas of the City
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and detennined that the proposed setbacks are consistent. She read language requiring a rear
setback of 15 feet measured from the right-of-way. Otherwise, the rear setback may be a minimum
of 10 feet. In many multi-family developments, a lower setback is required for the building. With
this project, where they are planning to have more internal open space, the developer would be
allowed to include more open space within the development. It was noted that the project allows
decks to extend an additional two feet, making the distance between properties eight feet.
Mrs. Robison confinned that it is consistent throughout the entire Code. She added that much of
what is in the ordinance is consistent with every other residential zone in the City.
Council Member Gaston stated that people who own one-acre lots should realize that a building
could potentially be constructed eight feet from their property in this zone. Mrs. Robison explained
that there are provisions in the development standards that require a wall and fencing for these
types of projects to mitigate some of the potential impacts.
In response to an inquiry regarding the language change from a " guestroom" to "loft,"
Mrs. Robison stated that the ordinance restricts dwelling units to a maximum unit size of two
bedrooms on the main floor. A bonus room or loft is allowed with the second-story floor option
over a garage. For consistency, they found that because it was addressed further in the ordinance,
they wanted to ensure consistency in the language throughout. Adding the additional loft space
would not add any height to the building itself. The ordinance only allows the building to have a
height of up to 3 5 feet.

Council Member Gaston remarked that he would expect senior development projects to include
one-story units, and commented that this application appears to be opening the door to high density,
single-family development that is more expansive than senior living.
Council Member Kallas commented that the homeowner could use the bonus room or loft in any
way they desire. Mrs. Robison clarified that the plan meets the requirements of the zone. It was
added that allowing the bonus room improves the product and is an optional feature of the units .
Council Member Crockett stated that she had seen bonus rooms used extensively as playrooms
and other ways that fit well with this demographic.
Mrs. Robison added that one of the requirements of the ordinance is that property zoned Senior
Independent Living is required to share a common boundary with a commercial zone. She
indicated that the current zoning in the area is General Commercial. The Midvalley Bible Church
is the owner of the property and is proposing that the housing be placed on a portion of the property
that is in a designated location as shown on the map. Mrs. Robison explained that the Senior
Independent Living must share a common boundary with a Commercial zone. There is no
delineation of how much of that boundary must be shared. It was suggested by Council Member
Gaston that the language be more specific that the entire shared boundary be Commercial. Specific
to this parcel, he suggested that the length of the shared boundary be included. Mrs. Robison added
the ordinance is specific to this property and there are currently no other parcels in Bluffdale where
the zoning ordinance could be utilized.
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It was suggested by Council Member Gaston that there are other lots that could fall within this
ordinance. He identified commercial projects proposed within 1,500 feet of Bangerter Highway
in the yellow area that could be applied for within this zone. Mrs. Robison reminded the Council
that they can add as many requirements as they desire under the Qualifications section of the text
amendment.
There was discussion regarding the fact that development in the area just pulled out, which means
that a road may not be installed, which could landlock certain parcels on the back side. It was
suggested by Council Member Kallas that any road going in would be arterial and not a major
collector as required under the ordinance.
Council Member Gaston identified a number of areas on the map that could meet the criteria under
this ordinance. He stated that this application should have been submitted as a special district.
Although it does not meet the acreage requirement for a special district, the applicant could have
asked the Council to lower the special district requirements. He did not like the way the project is
zoned and stated that residents are concerned about future projects. He noted that he lives east of
the project and is defending the residents and not his own interests.
Council Member Gaston suggested that the applicant reapply for a special district. Council
Member Aston suggested that having the applicant apply for a special disttict could create more
issues in the future because they open development up to special district zoning. Council Member
Crockett commented that lowering the special district standards result in applications from many
seeking different uses.
City Attorney Todd Sheeran reported that under the law, rezoning a property is fundamentally a
legislative act. The City Council is, therefore, entitled to particular deference, and their decision
will be upheld unless 'wholly discordant to reason and justice.' He illustrated this concept with a
few examples. Mr. Sheeran stated that the City Council is not legally obligated to approve a rezone
in one area of the City, even though it approved a similar application in another area.
With respect to the current application, Mr. Sheeran stated that if in the future a developer wants
to apply for a rezone under the Independent Senior Living Ordinance and meets all of the
requirements, the Council would not be obligated to approve the rezone. Mr. Sheeran explained
that with these types of decisions, any rezone application, whether approved or denied, is more
than likely defensible as long as there is reasoning behind the decision. Approval does not legally
require the Council to approve or deny any other project. The City Council possesses broad
discretion pursuant to Utah case law and Code.
It was confirmed that even if a project fits within the zoning criteria for a rezone, the Council is
not required to grant the application. Council Member Gaston cautioned that while there is
discretion, they are still opening the door to more applications with the proposed ordinance.
Mr. Sheeran stated that the proposed ordinance would not require the Council to approve any
project in the future. Council Member Hales commented that the ordinance does not open the door
since every application is considered independently.
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Council Member Crockett noted that the claim that the proposed ordinance would open Pandora's
box is understandable but fear-based. In order for that to happen, the entire Council would have
to have a completely different attitude about development in the City. She stressed that the
ordinance is specific to this project, which has been well received in the community.
Council Member Gaston did not want the project on the west side of Bluffdale. Council Member
Crockett indicated that she would protect the one-acre lots. She added that they are trying to
achieve the same goal but people have different visions of how the goals will be accomplished.
Mayor Timothy opened the public hearing on agenda items 5 and 6. The public was reminded to
be respectful in their comments.
Theresa Johnson gave her address as 3342 West 14400 South and did not want to see a precedent .
set requiring the City to approve these types of projects elsewhere. She echoed the comments of
Council Member Hales that perhaps there should be additional verbiage in the application to
provide protection. She commented that the request has been rushed and she was unaware of the
application until recently. She did not want to be put in the position of telling another property
owner what they want next to them but stated that they need to be careful in the process.

Ms. Johnson stated that there is a lifestyle that everyone in the community wants and has striven
for many years to preserve. She would not like to see an application like one this rushed through.
She wanted to make sure that they have the correct verbiage or the correct type of application and
that all are in agreement. She requested that the City Attorney clarify whether there is something
that could be put in writing guaranteeing that similar projects would not be approved in the future.
She has lived in Bluffdale for 20 to 25 years and her experience was that when one City Council
and Mayor promise something, it does not hold years later. She asked that the Council and the
Mayor think about how to achieve what might be right in this instance, but protect everyone in the
long run and make sure that it is done right to provide the needed protections.
Tressa Christensen gave her address as 2295 West Spencer Crest Drive and stated that she and her
family have lived in Bluffdale for 16 years. Recently, they have faced the prospect of becoming
'empty-nesters,' and in weighing their options, have looked at land for a new home in areas
throughout the State. They concluded that Bluffdale is a jewel. Ms. Christensen stated that her
family lived in Riverton 10 years prior to moving to Bluffdale. In the last 26 years, they watched
Draper and Herriman become like every other city in the valley that monetize their planning. She
expressed gratitude for Bluffdale's past Council Members who had a vision, kept their promises,
and held the line to keep Bluffdale rural. She recognized that growth is inevitable and essential
for any community but the incremental chipping away at the one-acre parcels cannot be tolerated.

Ms. Christensen stated that the idea of a City Senior Center is not a bad one. However, the land is
currently zoned one-acre residential. The Council can say that changing the zone this one time
would not set a precedent for developers. She did not believe that they can guarantee the outcome
of the proposed zone change. She did not consider spot zoning to be good planning and stated that
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the City cannot guarantee that only those 55 and older will live in the new homes. She stated that
there are other options that do not set a precedent for developers. A tree-lined cemetery, an assisted
living center, or a community swimming pool were identified as options.
Ms. Christensen stated that each Council Member campaigned specifically to protect one-acre
zoning. Each looked her in the eye and promised that the one-acre lots would be protected. She
agreed with the zoning that took place in Independence and stated that high density has its place
in Bluffdale. Ms. Christensen stated she loves all of Bluffdale. Everyone has made life plans
based on the Council 's promises. Even if the City finds a way to fightback the developers, a future
City Council could tweak the language and allow the proposed development to occur and bring
high-density further into the community. She wanted to see Bluffdale grow and prosper but not
by setting a risky precedent that threatens their way of life.
Mark Strong gave his address as 2628 Clydesdale Circle and identified his home on a map
displayed. He indicated that the City Attorney was very clear that this in no way sets a precedent
for a future decision, however, any lot at any time is up to the City Council to approve or deny.
He had spoken with other attorneys as well who confirmed this. Mr. Strong further highlighted
what means the most to him. He received a phone call recently from another Bluffdale resident
who wanted to understand why he supports the change. He reiterated that if he thought it would
remain one-acre lots he would fully support it, however, he did not think that the finances work
out for the Church to do that in the future. He spoke with a resident for a while, and in the end,
both of their hearts were softened. He stated that if a large commercial development goes in in the
future, or a high rise goes in to justify the cost, other property values will not change, but his will.
He found it refreshing to speak with the resident and he was grateful for the conversation.
Mr. Strong reported that he supports the request because it is reasonable for the area. He would
probably object to this type of development elsewhere in the City. He expressed his support for
the project.
An unidentified Female stated that the government is imposing restrictions on the residents and it
seems to be getting worse. People campaign for one thing and once elected, do whatever they feel
like and do not represent the people. She read all of the Council Member's statements and spoke
to several of them. All agreed to protect the one-acre lots. She recognized that development is
coming and expressed the hope that they can band together and keep rural Bluffdale intact. She
requested that the Council keep the one-acre lots as promised. She suggested that some Council
Members did not understand what the homeowners meant by protecting the one-acre zoning. She
stated that the property was purchased knowing that it was zoned one-acre residential. She
concluded by stating that the Council Members campaigned on this and if they vote to approve,
she will be disappointed in government.
Christy Garner gave her address at 13911 South 1950 West and asked why the Council has been
so willing to make a change for this particular developer. She directed her comments to Council
Member Crockett and asked why the Council's attitude on this project is prevalent here.
Ms. Gamer continued by stating that Bluffdale's official symbol represents the ability to have
animals. People live in Bluffdale because of the open space. There is nowhere like Bluffdale
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anywhere else in Salt Lake County. All of Bluffdale's neighboring cities have allowed so much
high-density zoning that the once rural towns no longer have the look or feel of a rural community.
Ms. Garner disagreed with Council Member Crockett's statement that this is not a rural
community. This is a rural area with open space. The rural feel attracts certain types of people
who want to live a rural lifestyle and who are independent thinkers. She added that as candidates,
they solicited the citizens to listen to their pleas and to support them by promising to maintain oneacre zoning. She commented that their stance on one-acre zoning was the first and most important
question they were asked.
Ms. Gamer continued by stating that every time a new City Council is elected, they test the waters
of downsizing lot sizes. For as long as Bluffdale has been incorporated, the citizens have insisted
on maintaining the one-acre lot size. She reported that neither the developer nor the Church voted
the Council into office and the Council is not accountable to them. The citizens feel betrayed.
Ms. Garner stated that they have pages of signatures from new and longtime residents who are
emphatic that the Council maintain one-acre lots. She urged the Council not to disregard this
strong outreach of citizens to guide them in this decision-making process. Ms. Garner concluded
by stating if any Council Member votes for the zone change, they have no conscience and no honor
and will only serve one term. Ms. Garner referenced the Council and Mayor's insistence on
allowing Maverik in the neighborhood, citing resident support. With this project, they have
evidence that the citizens do not support it. She requested that the Council not approve the zoning
change.

Joanne Frost gave her address at 1703 West Prairie Hill Drive and reported that she and her
husband moved to Bluffdale a few years ago and love it here. They have also been members of
the Midvalley Bible Church for over 40 years. Ms. Frost served on the original Building
Committee when the Church decided to build in Bluffdale. When they decided as a congregation
to sell property, they wanted to ensure that the neighborhood and its citizens would be supportive
of a 55+ c01mnunity. She reported that after meeting with many of the neighbors, most were in
favor of the proposed development.
Ms. Frost stated that the proposed development encompasses less than five acres and will provide
those who need to downsize the ability to stay in Bluffdale. The senior living community will
benefit the neighbors who border the development and will be a quiet neighborhood. She
understood why some residents want to maintain one-acre lots but stated that what is proposed will
be a win-win for the City and the Church. The Church will be able to pay off its debt and do more
for the City.

Leanne Morris gave her address as 14489 South 3400 West. She stated she has lived in Bluffdale
for 17 years. When the Council Members were campaigning, taking care of elderly residents was
important to her. She recounted her discussions with Council Member Gaston and commended
him on his stance. As she looks at the ordinance, she would not support it. She queried why a
senior living community would be required to be 1,500 feet from commercial. She also asked why
the units will be limited to two bedrooms and if the law will determine how owners use their units.
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She referenced the presentation materials and expressed her objection to multi-family wording,
preferring the tenn 'senior living.' She echoed the points made by those in opposition to the
ordinance that the verbiage would allow or even require commercial development. Senior living
communities do not have to be next to a major vehicle arte1y. The language is flawed and she
suggested that the Council not pass the ordinance and consider how to include the elderly in the
c01mnunity. The verbiage should be specific to senior living and not open the door to other types
of development. She would not support anything that would allow one-acre parcels to be changed.

Karen Ouimette gave her address as 2613 Clydesdale Circle and addressed previous comments
made. She noted that no one is interested in buying the one-acre lots because no one wants to live
that close to the freeway and commercial. Additionally, the parcels are landlocked and no one else
wants them. Ms. Ouimette stated that the proposed project is the right thing to do. They are not
talking about constructing these types of units all over the City and the citizens want this
development where it has been proposed. The developers are undertaking this development at a
loss and are doing it to help the Church. This is not a typical large development because the
neighborhood does not want commercial in their backyard. She stated that she did not want to
look out her window and see buildings and trucks all day long. A quiet 55+ community would be
perfect in the proposed location.
Michael Muir gave his address as 2547 West Perschon Circle and stated that the Midvalley Bible
Church has been a wonderful addition to the City. He described himself as a God-fearing man and
knows that if the Council desires to follow the existing zoning, God will move mountains for them
to accomplish what they must by selling the land and keeping it as one-acre lots. He offered his
prayers to the Council to accomplish that.
Mr. Muir stated that the citizens want to keep their one-acre lots. Many have worked hard to be
able to buy a one-acre lot. He manages an 88-unit apartment complex that is federally subsidized
for low-income housing and he knows what apartments can do to a community. These one-acre
lots should remain residential. He commented that people will purchase the lots despite the
proximity to commercial.
Mr. Muir commented that he is also a real estate broker. In his experience, there are brokers who
look at a property and ask how it is zoned. When they built Perschon Acres, he was tasked with
finding a buyer. Brokers in the valley suggested that the parcel be subdivided but the parcel was
zoned one acre and was forced to remain that way. There are also brokers who look at property to
see how they can triple their money by rezoning. This developer is involved in the proposed
rezone. Mr. Muir urged the Council to preserve the one-acre lots.

An unidentified male speaker prefaced his cormnents by stating that it is not the Council's
obligation to make sure that a property owner makes a profit off of their land or to rezone property
so that someone can make more money. He asked what has occurred since the Council denied the
project that allowed it to be back on the table. He considered what is proposed to be illegal spot
zoning. He commented that if the Council approves the request, the proposed lofts will create
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another bedroom resulting in the need for additional parking. He has served on the Planning
Commission, County Board of Adjustment, and is a developer/builder who is disappointed when
he sees what is happening with multi-family housing. He recognizes that it is necessary to provide
affordable housing but he did not think it is necessary for this property. He urged the Council to
make sure that their decision is justified and supported by findings.

Tammy Rasmussen gave her address as 14044 South 1700 West and reported that she read a news
article from 2007 that discussed how Herriman was about to get bigger at Bluffdale's expense.
She read from the article the following: "The Utah Supreme Court gave developers who own 4,000
acres of undeveloped land in Bluffdale the authorization to cut ties with the City and become part
of Herriman, a city more amenable to their plans for the land." Ms. Rasmussen was opposed to
changing the zoning in the area being discussed. She was aware of countless residents who are
fed up that the zone is sought to be changed yet again. Many citizens will not stand before the
Council and express their opinions because they feel that their words fall on deaf ears. Residents
feel that many on the Council do not care about the citizens of Bluffdale. Campaigns were based
on promises to not change the one-acre zones in the City.
Ms. Rasmussen relayed that in the past 20+ years living in Bluffdale, she has witnessed the falsity
of the claims that this change would only apply to this project. Those who were represented as
approving of the rezone do not live in the City. She stated that Bluffdale is supposed to reflect
country living and should stand out for its uniqueness to surrounding cities. The City should not
bow down to developers who want to create another high-density development. The first image
that greets you when you look up the City's website is sprawling fields with horses, the canal, and
houses in the background. Bluffdale's logo is a bee with a horse. She urged the Council to exercise
integrity and honor and uphold the current zoning.

Connie Robbins gave her address as 14455 South 2585 West and apologized for her last entrance
at the last City Council Meeting. She did not, however, apologize for her frustration. The Council
has determined that 2700 West and Bangerter Highway are to become gateways into the City. It
is shortsighted to think that creating the zone does not open the door to high-density development.
If passed, she did not know how anyone could believe that this zone and others like it will not
explode as they have in neighboring cities. If the City Council holds strong to the one-acre zoning,
one-acre neighborhoods will continue to be built. She stated that Council Member Crockett claims
to protect one-acre lots, but in response to a question, she stated "There are currently many people
who live on one acre lots who do not follow City ordinances with regard to the number of animals
they have and some home occupations that do not follow Code. Many have unkempt lots."
Ms. Robbins stated that the proposed zone has nothing to do with home occupations or unkempt
lots. The Council could use Code Enforcement to deal with those types of issues. They have a list
of 440 people who oppose the rezone. If it passes, the residents' way of life, space, and animal
rights will disappear. She referenced the developer's statement that all neighbors approve of the
project but claimed that is not true. The handful of residents who live on Clydesdale Circle should
not carry more weight than the hundreds of others who are opposed to it. Some areas are already
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designated multi-housing, commercial, and retail/co1mnercial. She urged the Council to not set a
precedent for this type of zoning.

Connie Crapo gave her address as 2123 West 14200 South and stated that Bluffdale is a little patch
of heaven. She has lived here for 22 years, having moved from Washington. Once they arrived,
developers wanted to develop high-density housing and many were passionate about their land,
and now she knows why. She stated that she can grow a garden and keep chickens and horses.
The land allows her to be self-reliant, which is powerful. Ms. Crapo stated she is 65 years of age
and has 22 grandchildren. She and many of her neighbors, who are also senior citizens, are
passionate about their land. Just the mention of one-acre zoning resulted in them all signing the
petition. Ms. Crapo reported that this past summer she went to Independence and felt
claustrophobic. She was grateful that she lives in a part of Bluffdale with one-acre zoning. She
pleaded with the Council to preserve it.
Stanley Ouimette gave his address as 2613 Clydesdale Circle and identified the location of his
property. He reported that his wife spoke to some of the people who signed the petition who were
told that the property in question was on the west side of 2700 West and that they were building
apartments. He stated that the petition was signed out of fear. Mr. Ouimette described features of
his property and did not want anyone to lose their animal rights. He stated that the 4.5 acres behind
the Church has no access so the subject property cannot be sold as one-acre lots. Without the
developer constructing a road, no one can build a home there.
Mr. Ouimette stated that developing homes on the property provides a buffer for those who live
there. The opinions of the landowners matter. Most of those who are opposed to the rezone are
not affected by it. He commented that good government involves making choices situationally.
He did not want the one-acre zoning changed and stated that what is being changed is a small piece
ofland while everything else in Bluffdale will remain intact. He was surprised to see politics being
played within the City Council.

Cindy Strong gave her address as 2628 West Clydesdale Circle and addressed the complaints by
some that the process is being rushed. She explained that those who are directly involved know
that this has been going on for quite some time. They have sat through many meetings with the
Planning Commission and have written numerous letters. She clarified that this project is not for
a senior center and will be independent adult senior living. She did not want to be a proponent of
something that would be the end of Bluffdale as they know it so she drove to a South Jordan
neighborhood that borders a 55+ community called Harvest Village. She reported that the people
she spoke with love living next to the 55+ community. Many stated that the residents are quiet,
there has not been any crime, and traffic was not a problem until Costco and Wal-Mart came in.
She was told that if they had a choice between commercial and a 55+ community, they would
definitively vote for the wonderful neighbors they have.
Ms. Strong stated that the reason this project is not dead is because it is the right thing for this
property and will beautify the land. The Church has been trying to sell the property for years and
if this proposal is not approved, they will continue to actively seek a buyer. It is not reasonable to
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assume that the land wi ll remain as it is, so it is likely that another buyer may develop it as
commercial. Many of those who spoke live off of2200 West and have had to live with the Maverik
in their backyard.

Mont Robbins gave his address as 14455 South 2585 West and indicated that he is a card-carrying
member of a group called the Land Barons of Bluffdale. He and his wife purchased their lot when
he was 53 years old and it took three to four months to clear the land of trash. He suggested that
the City purchase the land and construct a cemetery. He referenced comments on Facebook
regarding the need to take care of elderly residents, and a cemetery would do just that. They could
install 1,100 plots at a cost of $2,000 to $5,000 each. He reported that he owns two plots in Draper
and frequently receives calls from people wanting to buy his plots. Mr. Robbins urged the Council
to consider other uses and stated that a cemetery would be a great asset to the community.
Ran Marchant gave his address as 13886 South Oxfordshire Drive and reported that he attended
the Open House on the Public Works facility that is planned near his neighborhood. He also
listened to the comments made tonight. He was frustrated that people are saying that this is a very
isolated situation because it is not. He recalled conversations during the campaign that they were
committed to not changing the zoning west of Redwood Road. Mr. Marchant reported that he had
a conversation with Traci Crockett the previous night and appreciated the fact that she attended the
meeting. He was sympathetic to the fact that there are people that live close to this proposal. While
some support the development, it seemed like they support it not because they think it is best for
Bluffdale, but because they don't have confidence that the current City Council or future City
Council will maintain the one-acre lots. Mr. Marchant suggested that there were other options to
consider. He asked the City Council to think about creative solutions rather than voting for the
rezone.
Machelle Jenkins gave her address as 2295 West Statehood Drive and was opposed to the proposal
because of where it is located. She felt there were spots in the City where it is appropriate and
where it is not. She asked if it would be possible to put information in the Bluffdale Newsletter to
let citizens know what will be discussed during City Council Meetings. She read information
related to 55+ communities from the Utah Realty Group, which stated that most allow people under
55 to purchase homes but have restrictions on children under 18 years of age living in the home.
Ms. Jenkins wondered if it would really be for people over the age of 55. She also asked each
member of the City Council if they had a conflict of interest in relation to the proposal. All of the
Council Members reported that they did not have a conflict of interest.
Allan Lord gave his address as 3754 West Pheasant Hollow Lane and commented that he has been
a resident of Bluffdale for more than 25 years. He expressed sympathy for both sides and
understood that it is a difficult decision. Mr. Lord agreed with some of the previous speakers and
wondered if there were other potential options to explore. He felt it was important to look at the
long-term consequences of the decisions made.
Nancy Lord gave her address as 3754 West Pheasant Hollow Lane and referenced the earlier
question about conflicts of interest within the City Council. She commented that sometimes people
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have conflicts of interest that they do not recognize or acknowledge. If anyone has a conflict of
interest that is different than the average citizen, it needs to be disclosed. Ms. Lord believed that
Traci Crockett and Dave Kallas have direct conflicts of interest. If they vote yes on the proposal,
she intended to file a Complaint regarding violation of the Ethics Rules with the Political
Subdivisions Ethics Review Commission.

Pastor Doug Hornak gave his address as 1202 East Park Drive and identified himself as the Pastor
of the Midvalley Bible Church. He referenced the book Blinded by Might and stated that the
takeaway is the need for compromise. Pastor Homok felt it was important to do what is best for
the majority of people as well as those who are most impacted by the decisions. He commented
that the development will occupy 4.5 acres of land or less than 1% of the area of Bluffdale. The
proposed 28 units were intended to serve as a buffer between the one-acre lots and commercial
properties. He felt it was unfair for members of the public to criticize the integrity of the Council
and believed the City Council was doing the right thing if they voted in favor.
Royal Kirkman gave his address as 2614 West Clydesdale Circle and commented that he is directly
impacted by the proposal. Mr. Kirkman had spoken to the four bordering neighbors .. One wants
one-acre lots and another wants things left the way they are but was afraid that commercial will be
developed. He did not believe it would be a one-time rezone and asked the City Council to vote
no on the proposal.
Tony Smith gave his address as 13881 South Lincolnshire Court. He moved to Bluffdale because
of the one-acre zone and believed the decision made on the proposal would set a precedent.
Mr. Smith is in an area that could be affected by this precedent and expressed concerns. Those in
favor of the proposal seemed to have self-interests involved and he did not believe the general
public was in favor. Mr. Smith encouraged the City Council to uphold the promise that residents
came to Bluffdale for. He felt it was not about the number of acres but the future of the City.
An unidentified speaker commented that the federal government mandates an 80/20 rule on 55+
communities. 80% of units must have someone 55 or older living there and the remaining 20%
can include younger residents. He felt that if the proposed units are built, they will not service
Bluffdale citizens.
Walter Hall gave his address as 2462 West 14475 South and stated that he has friends who are
both in favor of an opposed to the proposal. He wondered how it was possible that there was no
access for the one-acre lots but there would be access for 22 families. If there was access for 22
families, there must be access for four families, which would preserve the desires of those affected.
Melissa Fonnesbeck gave her address as 3007 West 13800 South. She commented that the rezone
will bring in people who would not be in favor of large animals, barking dogs, roosters, and
associated noises. Ms. Fonnesbeck believed the rural feel of a neighborhood relates to more than
just the one-acre lots. It was being able to use the roads and have animals without complaint. The
higher the density, the more difficult it would become to maintain the rural lifestyle.
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Administrative Services Director, Bruce Kartchner reported that additional public comments were
received via email and read into the record.
Dena Palmer gave her address as 2432 West Bridle Meadows Circle and was in favor of the
residential senior living. She noted that there are already commercial buildings nearby and she
would like to feel like she lived in a neighborhood.
Chad Player gave his address as 2348 West Fawn Hollow Court and was not in support of the
project and did not want any high-density housing development.
Zelanna Copsey was in favor of the proposed zone change. She stated that there may come a time
when she would be looking for senior housing in Bluffdale. She believed that the proposed
development sounds perfect and the location is great. The proposed senior housing would be a
good and needed addition to the community.
Chylie Hagman gave her address as 3318 West 14400 South and asked the City Council to vote
no to the rezone. During the last election, all of the current City Council Members promised to
protect the zoning of one-acre lots. She believed only Jeff Gaston was standing by his word. If
this one-time project is approved, it will open the door to future developers to make the case as to
why their project is also necessary. Ms. Hagman was not opposed to Bluffdale growing but
expressed concerns that the current way of life is in jeopardy. She added that her family bought
property in Bluffdale because of the one-acre lots.
John L. Davis reported that he lives on 2700 South in Salt Lake City. Both he and his wife were
opposed to rezoning any property on the west side of Redwood Road to any type of higher density.
One of the unique features throughout the valley is Bluffdale's R-1-43 Zone. The residents of the
zone have chosen to live in the area knowing that the long-term goal for the City is to maintain
that zone on the west side of Redwood Road. Mr. Davis found it disheartening that the Planning
Department continues to consider and fonnally present agenda items that are outside of the
intended zone and Master Plan. He felt that approval of the zone would be a step in the wrong
direction and create a precedent for similar multi-family developments in the future. Mr. Davis
referenced a comment made by a Clydesdale Circle resident, who stated that they would prefer a
55+ community as opposed to commercial. He was unsure why the zone couldn't be left as the R1-43 Zone as currently shown on the Bluffdale Zoning Map.
Darwin Spackman commented that this was his second letter concerning the proposed Howland
Partners development. He expressed support for the project as long as the proposal is followed.
Mr. Spackman noted that he owns the property directly south of the property to be developed and
has the longest footage adjoining the 4.5 acres.
David and Marianne Bardsley gave their address as 2552 West 14200 South. They were opposed
to any text amendments to the development and a zoning map amendment of the current R-1-43
Zone. They have been residents since 2009 and noted that the attraction to the City was the
openness and acreage that Bluffdale has to offer. They expressed concerns about the recent
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changes and growth the City is experiencing. Approving the R-SL Zone would lead to significant
repercussions in the area surrounding the proposed rezone, such as traffic impacts and associated
safety issues. Additional resources from police officers, fire departments, and emergency
personnel would also be required for surrounding areas that are impacted by the over-development
of the area. They felt the proposal was not in the best interest of the City or nearby residents and
wondered why the developer did not build one-acre homes on the land.

Jesse Lee gave his address as 2572 West 14200 South and commented that he and his wife are
opposed to the zone change. He was skeptical that the development would remain senior housing
and wondered how the 55+ tenant requirement would be enforced. He mentioned contradictory
information during the previous meeting as it relates to enforcement. Mr. Lee felt that Redwood
Road needs to be the divide for one-acre lots and wondered why the options were high-density
residential or commercial. The property could remain as residential one-acre lots instead. Mr. Lee
also expressed concerns related to traffic and access.
Beverly Jones asked that the Ci.ty Council decline the proposal for higher density development on
2700 West. She felt that promises have been made to keep the west side of Bluffdale rural by
requiring one-acre lots for building homes. Equal consideration should be given to those who built
their homes under the present zoning ordinances and desire others do the same. Ms. Jones
commented that the potential financial gain for property owners should not be seen as more
important than the rights of everyone else.
Erik Swanson gave his address as 751 West Star-Spangled Drive and urged the City Council to
vote in favor of the new zone for senior housing. Mr. Swanson believed the developer had worked
with nearby residents to address their concerns. He also believes the development fits in with the
vision of the Mayor's Citizen Committee on development that was convened two years ago. The
proposed development would provide a buffer between the industrial and commercial zones along
Bangerter Highway and the larger residential lots to the south.
Connie Pavlakis gave her address as 14469 Frost Court. She was disappointed that the topic was
brought back and did not approve of City Council b1inging back unrequested developer
applications. If the developer wants changes, they should request them and staff will assist.
Ms. Pavlakis commented that she voted for Council Members to represent residents, not
developers. Several points of consideration were outlined. Ms. Pavlakis noted that the proposal
would create a new zone to serve one developer, it would set a precedent for other developers and
the proposed 55+ community is unenforceable by the City. Additionally, she felt that spot zoning
was not good planning and it was not right that residents would be used as a buffer between
commercial and residential. Ms. Pavlakis also made note of the unrest the application had caused
within the community.
There were no further written comments.
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Susie Mascaro identified herself as the realtor representing the Midvalley Bible Church. She
reported that the property has been on the market for two years and the only calls she has received
are for commercial. She tried to sell it as residential but there had not been any buyers.
Ulises Flynn gave his address as 15192 South Skyfall Drive. He wondered what would happen if
several residents in the R-1-43 Zone had to sell. People may not want to buy within that zone any
longer. Mr. Flynn noted that change is happening in the City. He believed that those most affected
are on Clydesdale Circle and their voices should be heavily factored into the decision.
There were no further public comments. Mayor Timothy closed the public hearing for agenda
items 5 and 6.
Jeff Gaston asked to speak further with the owner of the Midvalley Bible Church. Pastor Hornak
clarified that he is not the owner of the church and has no financial interest in the development.
Jeff Gaston wondered if the church would be open to a park or a cemetery. Pastor Hornak
commented that the church would be open to a number of options. Jeff Gaston felt it was important
to unite Bluffdale. The project is dividing citizens and he was committed to finding something
that would keep the community happy. Pastor Hornak reported that the property was purchased
over 15 years ago. He discussed previous plans for the prope1iy and made note of the expanded
parking lot. The reason behind the cun-ent proposal was to allow the church to pay off their
mortgage so that they could do more for the community and the congregation. He did not believe
that rezoning the property would set a precedent due to the restrictions that would be in place.
Jeff Gaston did not see a way to approve the application. He felt that something else could be done
that would unite the City rather than divide it. Many of the residents on Clydesdale Circle were
against the rezone. If everyone on the street was in favor of the rezone, he may rethink his position
but those most affected were against the proposal. Additionally, he felt there were many flaws in
the proposed ordinance, and the application needed to be reworked. Jeff Gaston encouraged the
City Council to deny the item.
Mark Hales commented that the City Council is trying to create a future that is best for the City.
He did not know if denying the application was the best option and suggested tabling it instead.
He asked City Attorney, Todd Sheeran about the landlocked portion of the 4.5 acres. Mr. Sheeran
stated that in order for the land to be subdivided, it would need some type of access to 2700 West.
It would not be able to be subdivided and have a land-locked portion within the 4.5 acres unless
that access was already there. Mark Hales asked if the access was being provided by the developer.
Mr. Sheeran confirmed this and reported that access would need to come from either the developer
or through the church. If the developer stepped away, the church could provide access, but they
would have to sell part of their parking lot to create a road.
Mark Hales asked City Manager, Mark Reid about the cemetery in Bluffdale and the existing
Public Works Building. Mr. Reid commented that the cun-ent Public Works Building has 1.5 acres
and approximately 7 acres were needed. The cemetery expansion plan for the last six years had
been to tear down the existing Public Works Building and expand the cemetery onto the 1.5 acres.
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There was discussion regarding restrictions on the land. The building is owned by the City but the
parking lot was given to the City of Bluffdale by the State with certain restrictions. Mayor Timothy
claiified that the land was exchanged but various restrictions were agreed upon. Mark Hales asked
about the size of the current cemetery. It was reported that the cemetery is approximately two
acres in size. With the addition of the 1.5 acres from the current Public Works Building, the future
expansion could total approximately 3.5 acres.
Traci Crockett explained that the reason she voted no last time was because the issue needed to be
looked at further. She had done additional research and had spoken to multiple people. When she
campaigned for City Council, she was supportive of the one-acre lots and that had not changed.
However, she felt that the project would protect the one-acre lots because it would increase
property values. It would also show the County and State that Bluffdale is reasonable when good
projects are presented. She did not want Bluffdale to be part of the reason that issues had to be
mandated by the County and State. She also felt that the "not in my backyard" attitude has no
place in the community. Traci Crockett addressed accusations and attacks related to integrity. She
stressed that there is no way for her to profit from the project and was in favor of the proposed
rezone.
Jeff Gaston moved to deny Ordinance 2021-01, for a proposed Zoning Text Amendment
Application to enact BCC 11.80.60 for an R-SL Residential Senior Independent Living Zone
including all development standards and requirements. Wendy Aston seconded the motion.
Dave Kallas commented that the City Council was trying to create and maintain a rural feel in this
area of Bluffdale. He felt it was beneficial to have unique neighborhoods. He outlined some of
the things the City Council had done previously. Dave Kallas believed the main issue was that the
previous City Council rezoned the area nearby for commercial. As a result, the neighbors were
asking for protection and a buffer. He felt that the proposal had a good balance. Dave Kallas was
not in favor of the motion to deny because there would be no further negotiation. He felt it would
be better to move forward with the proposal.
Dave Kallas moved to approve Ordinance 2021-01, for a proposed Zoning Text Amendment
Application to enact BCC 11.80.60 for an R-SL Residential Senior Independent Living Zone
including all development standards and requirements. Traci Crockett seconded the motion.
Jeff Gaston felt that the item should be tabled to allow for negotiations related to potential
alternatives. He believed that would be more appropriate than approval.
Jeff Gaston moved to table Ordinance 2021-01, for a proposed Zoning Text Amendment
Application to enact BCC 11.80.60 for an R-SL Residential Senior Independent Living Zone
including all development Standards and requirements. Wendy Aston seconded the motion.
There was discussion about whether to table the item. Mayor Timothy noted that when an item is
tabled, there needs to be a set date that the item is tabled until. Timeline issues were discussed.
Jeff Gaston commented that approving the item would divide Bluffdale and he wanted to look into
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other options. The Council Members discussed whether another public hearing would be
necessary in the future. Mayor Timothy believed that if the item was tabled for a long period of
time, it would be best to notice it and allow for another public hearing.
Jeff Gaston moved to go into a Closed Session. The motion failed for lack of a second.
Mayor Timothy brought the motion to table the item back to the City Council for a vote.
Vote on motion: Wendy Aston-Aye, Jeff Gaston-Aye, Traci Crockett-Nay, Dave Kallas-Nay,
Mark Hales-Nay. The motion failed 3-to-2.
A substitute motion was brought to a vote.
Dave Kallas moved to approve Ordinance 2021-01, for a proposed Zoning Text Amendment
Application to enact BCC 11.80.60 for an R-SL Residential Senior Independent Living Zone
including all development standards and requirements. Traci Crockett seconded the motion.
Vote on motion: Jeff Gaston-Nay, Traci Crockett-Aye, Dave Kallas-Aye, Mark Hales-Aye,
Wendy Aston-Nay. The motion passed 3-to-2.

5.

PUBLIC HEARING-Consideration and Vote on Ordinance 2021-02, for a Proposed
Zoning Map Amendment Application for Approximately 4.50 Acres from Residential
R-1-43 to Residential Senior Independent Living Zone (R-SL) located at
Approximately 13975 South 2700 West, Howland Partners, Applicant, Staff
Presenter, Jennifer Robison.

Traci Crockett moved to approve Ordinance 2021-02, for a proposed Zoning Map
Amendment Application for approximately 4.50 acres from Residential R-1-43 to
Residential Senior Independent Living Zone (R-SL) located at approximately 13975 South
2700 West. Dave Kallas seconded the motion.
A substitute motion was brought to a vote.

Wendy Aston moved to table Ordinance 2021-02, for a proposed Zoning Map Amendment
Application for approximately 4.50 acres from Residential R-1-43 to Residential Senior
Independent Living Zone (R-SL) located at approximately 13975 South 2700 West until July
2021. Jeff Gaston seconded the motion. Vote on motion: Traci Crockett-Nay, Dave KallasNay, Mark Hales-Nay, Wendy Aston-Aye, Jeff Gaston-Aye. The motion failed 3-to-2.
The original motion was brought to a vote.

Traci Crockett moved to approve Ordinance 2021-02, for a proposed Zoning Map
Amendment Application for approximately 4.50 Acres from Residential R-1-43 to
Residential Senior Independent Living Zone (R-SL) located at approximately 13975 South
2700 West. Dave Kallas seconded the motion. Vote on motion: Dave Kallas-Aye, Mark
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Hales-Aye, Wendy Aston-Nay Jeff Gaston-Nay, Traci Crockett-Aye. The motion passed 3to-2.

6.

CONTINUED: Consideration and Vote on Resolution 2021-04, Regarding a
Reduction in Water Bill for All Disabled Veterans, Staff Presenter, Bruce Kartchner.

Jeff Gaston moved to approve Resolution 2021-04, regarding a reduction in water bill for all
disabled veterans. Wendy Aston seconded the motion. Vote on motion: Mark Hales-Aye,
Wendy Aston-Aye, Jeff Gaston-Aye, Traci Crockett-Aye, Dave Kallas-Aye. The motion
passed unanimously.

7.

Mayor's Report.

There was no Mayor's Report.

8.

City Manager's Report and Discussion.

There was no City Manager's Repoli.

9.

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 Share, Security Issues, or any Alleged Criminal
Misconduct.

There was no closed meeting.

10.

Adjournment.

Jeff Gaston moved to adjourn the City Council Meeting. Dave Kallas seconded the motion.
Vote on motion: Wendy Aston-Aye, Jeff Gaston-Aye, Traci Crockett-Aye, Dave Kallas-Aye,
Mark Hales-Nay. The motion passed 4-to-1.
The City Council Meeting adjourned at 11 :40 p.m.

Approved: April 14, 202 1
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