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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, April 6, 2022

,

Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting on
Wednesday. April 6. 2022. at 6:00 p.m .• or as soon thereafter as possible at the Bluffdale City Hall, 2222
West 14400 South, Bluffdale, Utah. This meeting may also be broadcast live to the public on the City's
website www.bluffda le.com. Notice is further given that access to this meeting by Commission members
may be by electronic means via telephone conference call.

PLANNING COMMISSION BUSINESS MEETING 6:00 PM
1. Roll Call, Invocation and Pledge of Allegiance.
2. Approval of the Planning Commission meeting minutes from March 16, 2022.
Legislative Items:
3. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on proposed ordinance text
amendments to Bluffdale City Code sections 3.80 (Home Occupations), 6.20 (Truck Routes), 11.20
and 11.160 (Land Use Ordinance) to update the standards related to truck routes, storage, use and
parking of large commercial vehicles in certain residential zones. (Application 2022-07) - Staff
Presenter, Grant Crowell.
4.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on an updated City of Bluffdale
General Plan (Application 2020-24) - Presenters, Grant Crowell and VODA Planning and Design .

Discussion Items:
5. Planning Commission Business (planning session for upcoming items, follow up, etc.).
6. Adjournment.

Dated: April 1, 2022

4Mct~,

Grant Crowell, AICP
City Planner/Economic Development Director

In compliance w ith the American Disabilities Ac t, individuals needing assistance or other services or accom modation for this meet ing should contact
Bluffdale City at least 24 hours in advance of this meeting at (801)254-2200. TTY 7-1-1.

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, April 6, 2022
Present:
Members:

Debbie Cragun, Chair
Kory Luker
Erik Swanson
Ulises Flynn

Excused:

Johnny Loumis, Jr.
Tina Griffis, Alternate

Staff:

Mayor Natalie Hall
Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Courtney Armstrong, Accounting Technician
Tiffini Shinsel, Community Development Coordinator

Public:

George Mons
Tom Bottom
Mike Weaver
Nate Butifoker
Menill Evans
Mark Morris, YODA Landscape + Planning

Chair Debbie Cragun called the meeting to order at 6:01 p.m.

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call, Invocation, and Pledge of Allegiance.

All members of the Planning Commission were present with the exception of Johimy Loumis, Jr.,
and Tina Griffis who were excused.
George Mons offered the invocation and led the Pledge of Allegiance.

2.

Approval of the Planning Commission Meeting Minutes from March 16, 2022.

Ulises Flynn moved to APPROVE the Planning Commission meeting minutes from March
16, 2022. Kory Luker seconded the motion. Vote on motion: Ulises Flynn-Aye, Kory LukerAye, Erik Swanson-Aye, Debbie Cragun-Aye. The motion passed unanimously.
Legislative Items:
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3.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on
Proposed Ordinance Text Amendments to Bluffdale City Code Sections 3.80 (Home
Occupations), 6.20 (Truck Routes), 11.20, and 11.160 (Land Use Ordinance) to
Update the Standards Related to Truck Routes, Storage, Use, and Parking of Large
Commercial Vehicles in Certain Residential Zones. (Application 2022-07) - Staff
Presenter, Grant Crowell.

City Planner/Economic Development Director, Grant Crowell, presented the staff report. He
reported that the document under consideration was the result of work sessions between the City
Council and Staff. The City Council subsequently requested input from the Planning Commission.
The proposed text amendments were the result of concerns over the growing prevalence of large
commercial trucks in some residential zones and the associated impacts of the trucks on the
community.
Bluffdale has typically had many businesses running out of homes. As a result, certain things are
allowed in the Home Occupation Code, contingent upon the size of the home lot. However, with
respect to semis and dump trucks, it has been alleged that there may be trucking operations being
run out of a residential zone. In the case of refrigerated trucks, they generate noise at all hours of
the day and night. Additionally, some streets may not be designed to handle such large and heavy
vehicles. The City Council has received many concerns from residents. Mr. Crowell reported that
he has driven throughout the City and has seen a lot of businesses with large trucks, particularly
along Redwood Road and further west, on 14600 South to the river, south of the 1iver, and on
Camp Williams Road. Many neighborhoods have businesses with large trucks.
The overarching challenge is to distinguish between the different types of trucks and which are
acceptable in residential areas. One exception identified was recreational vehicles. However, once
exceptions are made, people may do things that are not part of the exceptions and be in violation
of the law involving Class C Misdemeanors. Business License and truck route violations are Class
B Misdemeanors. Violations need to be defensible so that every time an exception is established
a defense is also necessitated.
Mr. Crowell next reviewed an infographic of trucks classified by Gross Vehicle Weight Rating
("GVWR"). Bluffdale has two types of Home Occupations consisting of Minor and Major. A
Minor Home Occupation would allow a business vehicle ofup to 14,000 pounds, or Class 4, which
would be comparable to an F-350. A Major Home Occupation would allow a truck of up to 19,500
pounds, which would be Class 5 vehicle. That classification would include farm equipment,
bucket trucks, and cherry pickers. Box trucks with a single axle fall into this category.

Heavier trucks with multiple axles would exceed 26,000 pounds, which is a threshold that is used
in the current Truck Route Ordinance. The Truck Route Ordinance does make provisions for an
individual to take their truck home on the shortest, direct route possible. The challenge is to
determine where the line needs to be drawn for trucks in residential areas . The current thinking is
to set 26,000 pounds as the maximum allowable GVWR for Major Home Occupations. A major
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challenge would be to set a standard that is enforceable and would minimize time in the comtroom
to litigate disagreements.
Mr. Crowell enumerated the key concerns that have been shared by the City Council, as follows:

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Noise;
Hours of operation;
Vibration;
Exhaust;
Air quality;
Impeding of traffic;
Deviation from the character of the neighborhood;
Detennining whether or not a business license would be necessary;
Identifying inconsistencies with the Home Occupation Code; and
Uses of large properties and the City's history of accommodating the rights of
property owners, especially the many on the west side of Bluffdale who work in
the trades which include large vehicles and storage.

Many independent contractors in Bluffdale have not created any problems, so the proposed text
amendments could potentially be detrimental to their operation. This is an issue to consider and
mitigate. Mr. Crowell commented that the intent was to take a closer look at the truck routes to
alleviate potential litigation. Mr. Crowell looked at what Vernal City does but found that their
ordinance is too restrictive to emulate in Bluffdale. The City Council expressed a desire to allow
one (1) large vehicle to be brought home and stored on a prope1ty. The truck would have to be
connected to the owner of the property and parked behind the dwelling. The property would also
have to be on a truck route and screened by an eight-foot wall. The proposed ordinance would
apply to the R-1-43 , R-1-87, and A-5 zones. The only truck route in these zones is on Redwood
Road. Mr. Crowell stated that he would need to clarify whether the residential lot would be
required to have direct access to Redwood Road.
Mr. Crowell next reviewed the proposed amendment to truck routes. He noted that Porter
Rockwell Boulevard will open in the near future so 14600 South West will not need to be a truck
route. The east-west route will be Porter Rockwell Boulevard or Bangerter Highway. Redwood
Road is the only place on the truck route map with a residential zone. East of the roundabout on
Noelle Nelson Drive is not residential zoning. One approach to regulating trucks is to set a
maximum limit that would facilitate non-conforming parking without having to prove that the
property owner is running a business. Mr. Crowell explained that there are cases of noncompliance being investigated that could not appropriately be discussed at this meeting.
He reviewed some exceptions, such as a vehicle-trailer or combination of tow vehicle and trailer
on the same property and not used for commerce but solely for personal or family conveyances for
recreational purposes. In addition, they would need to be eligible to be pulled on a highway
without a Special Permit. The regulatory language is complex and can be approached a variety of
ways. Mr. Crowell needed to confirm that dump trucks cannot be classified as tow vehicles.
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Vehicles that do not have a sticker from the Utah Department of Transportation ("UDOT") may
not be used for commercial purposes.
Mr. Crowell noted that a Major Home Occupation would allow up to one vehicle under 26,000
pounds. The text that the prope1iy not include more than one vehicle that is commercially licensed,
registered, or insured.
In response to Chair Cragun's question regarding use of the word "or," Mr. Crowell stated that
"or" was the legally necessaiy conjunction. There would be an issue if there was more than one
vehicle that is conunercially licensed, registered, or insured. The allowed zoning, as previously
noted, includes property that is at least one acre in size. No other residential zones would qualify,
regardless of the lot size. The vehicle would be an accessory use to the residential dwelling, so it
could not be an empty field. The vehicle catmot run at night and needs to be related to the person
who lives on the prope1iy, needs to be located behind the home, behind an eight-foot fence, and
cannot be parked on the street. There would be exceptions if the situation is related to construction.
Conunissioner Fly1m pointed out that there may be situations when a person would need to run the
truck for an hour in the middle of the night to warm it up before leaving. Mr. Crowell stated that
neighbors may be adamant about not wanting to be disrupted in the middle of the night. He added
that the City has a separate Noise Ordinance that would relate to this very issue. The Noise
Ordinance is in effect from 10:00 p.m. to 7:00 a.m. and includes decibel limits. Some exceptions
could be requested.
Chair Cragun asked about the impacts on the City as opposed to just citizen complaints. She
referenced issues such as road design. Mr. Crowell explained that the City has not run a
geotechnical analysis, so there is no specific data. However, the Engineering Department has
anecdotal insights regarding the impact of heavy vehicles on roads that are not designed for such
vehicles. The Engineering Department has design specifications that apply to road construction.
Chair Cragun next asked Mr. Crowell to review the Truck Route Map. She recalled that 2700
West would be a truck route but it was not included on the map. Mr. Crowell confirmed that 2700
West and 15000 South are not truck routes. He clarified that those roads might be used as part of
the most direct route from a residence to a truck route. He added that the map in the packet needs
to be updated and corrected. It would be double-checked as part of the reconciliation process for
the text and the map. He commented that it would be good to revisit the question of what the
purpose of a truck route should be.
In response to Commissioner Swanson's question regarding the interpretation of the GVWR,
Mr. Crowell explained that it is a rating of a vehicle's ability to handle weight. In response to
Commissioner Fly1m's question as to how prevalent the truck problem is in Bluffdale, Mr. Crowell
stated that there are just a few people who are causing the maj01ity of the concerns. Commissioner
Swanson observed that the proposed ordinance would be highly restrictive compared to what has
been taking place before. Mr. Crowell reported that Staff has had some robust conversations with
the City Council about this issue. The draft under consideration is now at the point that the City
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Council wants to see what the Planning Commission and public process would yield with regard
to the proposed ordinance, which is substantially different from past practice.
Chair Cragun noted that the document deals with a variety of issues. On one hand, there are actual
home businesses that should not be licensed in a residential zone. Some individuals are driving
trucks straight to their homes to park and leave in the morning to go to their job elsewhere. As a
result, she wanted to know which of the two scenarios was generating the most complaints. Mr.
Crowell reported that the complaints that have come to his office via Code Enforcement are related
to allegations of a bucking operation being run out of a prope1iy in the R-1-43 zone. There are
two such businesses and they are not far from each other. It runs the gamut of noise, fumes, and
disruptions.
Commissioner Flynn asked what metrics could be used to substantiate that an alleged noncompliant trucking operation was being operated. Mr. Crowell explained that a Home Occupation
License could not be obtained to run a trucking company. He clarified that a business office could
be run out of a home with a Home Occupation License. Commissioner Flynn sought to cla1ify
how the ordinance would need to be crafted to allow the City to determine that a business is noncompliant. Mr. Crowell stated that to prosecute someone for running a business without a license,
the City would have to prove that there is wrongdoing. Therefore, the language needs to include
something that could convince a jury that a law was violated.
Code Enforcement is restricted in te1ms of what it can do as part of the surveillance process. For
example, they cannot pull over vehicles or run license plate numbers. They also cannot write
tickets for misdemeanors. He urged the Planning Commissioners to place themselves in the
situation as jurors and consider what information they would need to have to rule in favor of the
City. Commissioner Flynn stated that the Code would need to specify what Code Enforcement
can do, as informed by the legal advice of the City Attorney. Mr. Crowell stated that if the City
Prosecutor wants to litigate, she would have to have a high level of confidence that she would be
successful in making her case. A failed prosecution would create a "double jeopardy" scenario in
which the person could not be charged for the same infraction. Making a solid case is not easy
because of the challenges associated with gathering viable evidence and witness statements.
Chair Cragun sought clarification regarding dealing with a Home Occupation problem where
someone might be running a c01mnercial business in a residential neighborhood. She asked if the
suggested changes would make it easier to enforce how Home Occupations are conducted.
Mr. Crowell explained that one approach would be to file a zoning ordinance violation for too
many vehicles on the property. The ultimate challenge is that it is difficult to get people to be
reasonable with how they exercise their property rights. Mr. Crowell stated that litigation is about
a one-year process if the property owner challenges the City' s allegations of Code violations.
C01mnissioner Luker asked about show and collectible trucks and if they would also require a
UDOT number. Mr. Crowell said it would depend on whether the vehicles are being used for
commerce.
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Chair Cragun noted that Mr. Crowell referenced Vernal City's Code and asked if other cities closer
to Bluffdale had also been considered. Mr. Crowell stated that Sandy City has some regulations
that are fairly restrictive but they have allowances. He repo1ied that Bluffdale's Home Occupation
Code has historically been more pe1missive than other cities, however, he looked at Sandy's
approach and exceptions. Chair Cragun stated that the eight-foot wall requirement addressed some
of the concerns regarding aesthetics and the impact on the neighborhood. Mr. Crowell clarified
that the eight-foot wall was meant to serve as a visual ba1Tier and not a sound barrier.
Chair Cragun opened the public hearing.
Tom Bottoms gave his address as 2896 West 15000 South and stated that he moved to Bluffdale in
2005 from Wisconsin where he operated a trucking company. He commented that there seems to
be confusion with the definition of a trucking company. They range from an individual who works
a three-month season and operates in another state. In those cases, the operator is still required to
have the UDOT numbers to ensure that the proper taxes are collected. Mr. Bottoms stated that he
pays a lot of fees but has not picked up a single load in Utah as part of his business. He has a truck
and trailer with an 80,000-pound gross capacity. The truck has been registered in Utah since he
moved to Bluffdale in 2005. He has owned the same tiuck and trailer since 2000. It has been
parked beside his home since 2005. To his knowledge, there has not been a single complaint about
his truck and trailer.

Mr. Bottoms commented that there has been development all around him. As it has occu1Ted, he
has met with the City Council to express his concerns about the ability for him to continue to keep
his truck on his property. He was told that he would be allowed to do so since he does not operate
a business from his home. Mr. Bottoms reported that he has never taken a load on 15000 South.
He noted that he is a "contract hauler" and not a "common hauler." Because his hauling is all
conducted out of state he was assured by the previous City Council that he is not a tiucking
company. Mr. Bottoms explained that there were several elements of the proposed text
amendment that he agreed with. With regard to noise, he stated that most big trucks need just 15
minutes to wann up. Mr. Bottoms asked how he will be impacted by the proposed text amendment.
Mr. Bottoms was surprised when a neighbor informed him that Bluffdale City was working on an
ordinance that may restrict him from coming home with his truck, which is his only registered
vehicle in Utah. It would be disastrous for him to be prohibited from parking his truck next to his
home. Had such a code existed in 2005, he would have found a different place to live. He makes
a maximum of 10 round trips per year on 15000 South, each of which is tlrree miles. Mr. Bottoms
had checked with his neighbors who assured him that they have no problem with his truck. He
commented that if the proposed text amendments are adopted, there will potentially be numerous
legal challenges.

Mr. Bottoms noted that his property was originally one acre, however, a sliver in the back was
taken for a trail. His property is now technically .98-acre in size, which would create a problem
for him given the one-acre restriction. He had no problem with the ba1Tier requirement and
reiterated that 15 minutes was enough time to get his truck ready to leave.
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George Mons gave his address as 14423 Valley Crest Way and rep01ted that he moved to Bluffdale
in 1997 thinking it was horse property. Around 2012, a new neighbor moved in with about 15
trucks that come and go at all hours of the day and night. He stated that his son is a truck driver,
so he understood the issues associated with the profession. The neighbor typically takes one hour
to wann up his truck because of problems with building up adequate air pressure. He now has to
sleep with his windows closed because the neighbor starts up two ttucks at 4:00 a.m. If the wind
is blowing, his room gets filled with exhaust. He thanked the Plaiming Commission for their
consideration of the text amendments.
Merrill Ennis, who resides at 14512 South 2700 West, stated that there are days when he cannot
go in his backyard because of diesel exhaust. There are also days when the air in his backyard has
a blue hue because of the exhaust. He moved to Bluffdale in 2005, and in 2012, the trucking
company owner purchased the property previously referenced by Mr. Mons. It has been a nuisance
ever since. He hoped to see regulations put in place so that trucks are not running at 4:00 a.m. and
coming in at 10:00 p.m. It would be nice if the owner would be more courteous to the surrounding
neighbors. Mr. Ennis c01mnented that he is at a point in his life where he does not want to move
again but if changes are not made, he may have to relocate. He expressed his hope that a win-win
situation could be reached.
Mike Weaver gave his address as 2876 West 15000 South and reported that he moved to Bluffdale
because he wanted to have and work with horses. Many horse trailers would be reshicted by the
proposed text amendments. Horse enthusiasts in Bluffdale use horses for recreational purposes
and competitive horse shows make money. Sometimes recreational vehicles are used for
commercial purposes, particularly for people hauling horses to competitive horse shows to earn
money. He opined that the problem was not caused by those who own one or two trucks but by
those who have multiple trucks and run trucking businesses. Mr. Weaver stated that there could
be times when he has to leave home at 4 :00 a.m. to get to a location several states away and urged
the Commission to give some latitude with regard to pe1iodic nighttime departures. He concluded
that he lives next door to someone who has a trailer and it has never been a problem for him. He
recognized that there are places in Bluffdale where there are problems and more stringent Code
enforcement is needed.
There were no further public comments. Chair Cragun closed the public hearing.
Chair Cragun wrestled with the difference between the issue of the commercial business issue
versus the "it's-my-work-truck" issue. She did not feel ready to make a recommendation at this
meeting and wanted more time to ponder the issues. She was concerned that solving one problem
could cause another.
Commissioner Flynn noted that outliers are causing the problems and asked what might be done
to address those individuals without hurting those who are not causing problems. He felt that the
text amendments as presented go too far. Somehow a working definition for a "real business"
needed to be created in an enforceable and legally defensible way. The process could include

7

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, April 6, 2022
minimum requirements and work up incrementally. Commissioner Swanson referenced the
concern expressed by Mr. Crowell regarding how the City would deal with legal challenges to
enforcement of the Code.
Mr. Crowell stated that the input has been helpful because it would be easy to address the matter
of livestock trailers in the Zoning Ordinance. The proposed text amendments would likely not
affect people who are "contract haulers." Mr. Crowell added that the most reshictive sentence that
could be modified would be the prohibition of taking a contract vehicle home if the person is not
on a h-uck route. Addressing idling hours would be another consideration. Things the City has
observed that need to be resolved to go beyond contract hauling.
Mr. Crowell reported that the proposed Ordinance could be split into multiple parts for
consideration by the Planning Commission.
Commissioner Luker asked about potential restrictions on harvesting equipment and hay haulers
in the A-5 Zone. It was his understanding that the intent of the text amendments was not to restrict
someone who brings their truck home. The intent was to restrict someone who has eight trucks
and who is starting eight trucks each day and d1iving them from the property. Mr. Crowell
explained that the City Council is aware of people who are creating issues, but they are trying to
address the big picture and deal with situations that are out of character with the City's intent.
Chair Cragun concurred that additional research on farm and livestock equipment would be
helpful.
Chair Cragun expressed her dismay that there are only a few people doing things that are
problematic. Mr. Crowell asked for themes to take back to refine the text amendments.
Commissioner Swanson asked about enforceability and specifically trips per day and permitting.
Mr. Crowell explained that dedicated video surveillance would be required to ve1ify a violation.
Equipment would be placed on public property and could not include drones. Mr. Crowell
conceded that trips per day are part of the Home Occupation Code and are an issue. That type of
enforcement would a significant amount of time. With regard to pennitting, Mr. Crowell stated
that there were several options to consider. Staff could meet and discuss the pennitting process
and acceptable thresholds. Chair Cragun asked Mr. Crowell to also address trucks that are owned
by an employer where an employee drives it home. The allowable size of a truck would still need
to be established due to the potential impact.
Commissioner Luker commented that most work vehicles fall under the 26,000-pound GVWR. A
displayable permit could be obtained from the City for a vehicle that exceeds that.
Chair Cragun had questions about the requirement for an eight-foot wall since it would be costly
to install. Mr. Crowell acknowledged that big trucks are more than eight feet tall, so an eight-foot
fence might not significantly mitigate the visual impact. Commissioner Flynn agreed.
Commissioner Swanson reported that he has seen a wide range of aesthetics as he has driven the
R-1-43 zone and did not think an eight-foot fence would make a significant difference.
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Commissioner Swanson asked about other options to abate noise or pollution. Mr. Crowell
explained that noise could be measured but the City does not have jurisdiction over pollution. The
Health Department would have to study and respond to that issue.

Debbie Cragun moved to TABLE the item and allow Staff time to respond to the discussion
from tonight's meeting. Kory Luker seconded the motion. Vote on motion: Ulises FlynnAye, Erik Swanson-Aye, Kory Luker-Aye, Debbie Cragun-Aye. The motion passed
unanimously.
4.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on an
Updated City of Bluffdale General Plan (Application 2020-24) - Presenters, Grant
Crowell and VODA Planning and Design.

Mark Morris from YODA Landscape+ Planning and Design reported that the Trails Map had been
updated and prioritized based on feedback received at the previous meeting. He commented that
it would be beneficial for the City to update its Parks and Trails Master Plan as the next project.
Mr. Morris first addressed Chapter 1, which included a summary of the process for the Plan and
the demographics of Bluffdale. Mr. Crowell reported that the Table of Contents was updated and
included the 2021 Water Conservation Plan, which he believed meets the new State Statute. He
noted that it was developed three years in advance of the Legislatively mandated 2025 deadline.
Chair Cragun asked about Policy 3 on page 10 in Section 1.6 which includes the creation of a
balance between housing and employment. She agreed with both items but stated that employment
is not an economic driver that gets talked about often. Usually commercial and retail services are
addressed. She did not understand why the balance only included those two things. Mr. Morris
explained that Policy 3 could be made broader in scope.
Chair Cragun noted that the Economic Development section needs to better align the wants and
needs of the citizens with the needs of the City. The City needs to be in tune with the citizens.
Mr. Crowell commented that that concern could be addressed by better aligning expectations with
ability.
Mr. Morris reported that the goals enumerated in the draft General Plan were derived from goals
expressed in other documents. He added that articulating an alignment of expectations was a good
idea, even though everyone's expectations will not be satisfied.
Mr. Morris noted that each chapter included a Tool Kit to help summarize each chapter and was
aided by a Framework Map and a section on Best Practices.
Chair Cragun inquired about the Land Use Framework Map, Figure 2.3, in Section 2. Mr. Morris
explained that the map contained an error that would be corrected. She then asked what was meant
by "Neighborhood Center" and if they needed to be specifically identified. Mr. Morris explained
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that the tenn Neighborhood Center came from the Wasatch Front Regional Council ("WFRC").
Centers are detennined by the scope of the net they cast. For example, downtown Salt Lake City
draws people from many areas, so it is more of a Regional Center. On the other hand, a
Neighborhood Center will ostensibly draw people from the neighborhood, such as a grocery store.
Chair Cragun asked about the kinds of opportunities Bluffdale might have to build Neighborhood
Centers. Mr. Morris stated that most of the retail nodes would be Neighborhood Centers. The
Regional Centers would pe1iain to things that are happening at the p1ison site or the gravel pit.
They will be of a scale that will draw people from 1-15. Areas on Redwood Road or Bangerter
Highway would more likely be Neighborhood Centers.
With regard to the Housing Framework Map, Figure 2.6, Chair Cragun noted inconsistencies
between the map and what exists. Mr. Crowell said the map would be corrected to make it
consistent with the actual. Mr. Morris clarified that the Framework Maps were not meant to be as
specific as the Land Use Map. Thus, if a conversation takes place about a specific parcel, the Land
Use Zoning Map would be the document to reference.
In response to Chair Cragun' s question regarding the meaning of the blue stars on the Parks and
Trails Map that was inserted between pages 56 and 57, Senior City Planner, Jennifer Robison,
explained that the map was not graphically ready because it was done quickly. There was supposed
to be a cmTent Parks and Trails Map along with a future Parks and Trails Map. The stars were
added as some of the connection points.
There was discussion about roundabouts and intersections. Mr. Morris stated that the General Plan
does not contain a Transportation Chapter because the City recently adopted a Transp01iation
Master Plan. The map included was just from the Transportation Master Plan. It was noted that
the
trails discussed at the previous meeting were added to the west side.
Mr. Morris next addressed Chapter 3 Land Use and referenced the demographic data for land use.
The Land Use Map does not change designations, but it does have some changed definitions.
Three parcels were changed. He noted that on page 29 there were explanations about Urban Scale
Centers and Neighborhood Scale Centers. Mr. Morris said that it was important to understand, for
the benefit of the public, the distinctions between Urban Scale and Neighborhood Scale.
Commissioner Luker suggested that the scale designation at Redwood Road and Bangerter
Highway be elevated to Urban Scale because it would draw more than just Bluffdale residents.
Mr. Morris noted that an Urban Scale designation is more applicable to something like the prison
site. He was reluctant to deem this location at the Urban Scale because it would be such a big
jump. Mr. Morris opined that the things that are currently going into the Redwood Road and
Bangerter Highway area conform better with the Neighborhood Scale. The Prison site will be a
30-year development and will occur on the Urban Scale.
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Mr. Crowell commented that the most informative piece of the General Plan is Figure 3.7 Bluffdale
Future Land Use Map. It is broken into the parcel level and guides zoning applications. For
considerations beyond this map, Staff refers to the Transp01iation and other Framework Maps to
see if proposals would make sense.
Mr. Mon-is next reviewed the Land Use Category Descriptions on page 31 and stated that they are
impo1iant for the Plan. Some were modified or eliminated, and others were retitled. As the Zoning
Administrator, Mr. Crowell stated that this chart is very important for decisions he has to make.
Mr. Morris clarified that since the Land Use Map and Zoning Map are different, it would not be
advisable to color code the two maps the same way. Fmihermore, there are more zoning
designations than land use catego1-ies. Mr. Morris added that making the color codes the same
would cause confusion.
Mr. Mon-is reviewed the aspirational overviews of the Urban Scale Centers and Neighborhood
Scale Centers, on pages 33 and 34. Mr. Crowell explained that these centers are not new but it
was helpful to have them identified and described in print. Chair Cragun stated that the section on
the Regional Core was significant because it could have a huge impact on Bluffdale in the long
tenn. Mr. Crowell remarked that it is imp01iant to be prepared for when that land becomes
available for development.
Commissioner Luker stated that on the Civic Institutional map he did not see any indications of
church buildings. Mr. Luker explained that churches typically go into residential zones as
pe1mitted uses. Mr. Morris responded that it would be easy to add in churches.
Commissioner Flynn expressed confusion about the bar chart on page 27. Mr. Morris stated that
it was graphically incorrect and could easily be corrected. They were not arranged in any particular
order but they could be updated to be easier to understand.
Mr. Morris next addressed Chapter 4 Housing. Some of the best practices to keep in mind was the
demand for the mix of housing throughout the residents' life cycle. Referencing page 37,
C01mnissioner Swanson preferred to see the range in housing prices and not just median housing
prices. Mr. Morris noted that median home values in Bluffdale are higher than those in
surrounding communities. Additionally, home values are constantly changing, so the figures are
likely already obsolete. Mr. Crowell explained that the City receives regular instruction from the
State Legislature on housing affordability and other housing issues. In response to Commissioner
Swanson's question regarding legislation that addressed transportation, Mr. Morris stated that
cities need to have specific planning for Utah Transit Authority ("UTA") facilities around
affordable housing. Mr. Crowell added that cities must have housing plans that comply with
legislative specifications. Mr. Morris stated that page 42 also addresses water conservation to
comply with the State's requirements . Mr. Crowell indicated that there was also legislation passed
to address the metering of secondary water.
Mr. Morris reported that the State is constantly changing its housing requirements, so the City has
to keep current with State requirements.
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Mr. Monis next addressed Chapter 5 Economic Development. Demographics and the rate of
growth in Southwest Salt Lake County are major dtivers for economic development planning.
Much of this chapter was generated by Zions Bank's Public Finance Office. Expanding
employment opportunities and retail venues are important to minimizing leakage of State sales
taxes into other cities. Mr. Morris reported that page 48 identified challenges associated with retail
and other economic development opportunities. Mr. Crowell added that it is important to keep
cmTent with the emerging trends.
Mr. M01Tis explained that Section 5.2 Future Considerations overlap with the discussion of the
land use nodes and the two scales that have been described. Housing growth is a key challenge
for Bluffdale in tenns of desired retail opportunities.
Mr. Morris addressed Chapter 6 Open Space+ Trails and clarified that it was not a comprehensive
Parks and Trails Plan but a summary of existing conditions and the City's priorities. The chapter
addresses what cmTently exists, the challenges the City faces, and the desires expressed by the
citizens with regard to parks, trails, and recreation. The map inserted between pages 56 and 57
will get the stars on the legend because the trails and their connections are a high priority for the
City, and they are a work in progress.
Mrs. Robison discussed the Parks and Trails Map that was created in 2015. She stated that it is
important to have all of the existing trails on the maps, including equestrian trails. She noted that
several years ago the City lost 4,000 acres to the west of Bluffdale. That loss was immensely
detrimental to horse owners. She reviewed the Parks and Trails Map that included equestrian
trails. She noted that many of the bridle trails are not being used, so some property owners asked
the City if those easements could be vacated so they could reclaim that section of the property.
Those sections also happen to be irrigation easements on the backs of the property; however,
ownership of the property was not identified. Connection points both for foot trails and equestrian
trails have occurred in a variety of ways, including sidewalks or streets.
Mrs. Robison next showed a plat that illustrated passive open space. Specifications were needed
with regard to who owns the open space, who will maintain it, and the intended use. Mr. Crowell
added that many trails have been built by developers at their expense. Commissioner Swanson
asked how trails are determined, built, and maintained. Mrs. Robison responded that in many
instances the City is not involved in the installation of trails and it is up to the property owners to
maintain them. If the property owners want the City to assume responsibility for the trail, they
have to make a special request of the City, all of the property owners would have to agree, and the
dedication language would have to be developed and approved. Mr. Crowell stated that it is a very
complex process to have a detailed Parks and Trails Plan because they consist of many miles of
trails and great expense, regardless of who pays for it.
Mrs. Robison reported that the west side of Bluffdale, which does not have many canal trails, could
be examined in the future.
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Mr. Manis addressed Chapter 7 - Resiliency, which addresses natural, economic, and social
resiliency. Every community needs to be resilient, which is enhanced by development. Parks and
trails cost money and do not generate much revenue. Therefore, development is a key means of
enhancing the City's parks and trails. Natural resiliency relates to the need to preserve the natural
beauty of Bluffdale. Social resiliency seeks to help the community feel connected and engaged.
Water conservation is also part of natural resiliency.
Commissioner Swanson asked for clarification regarding the concept of placemaking strategies.
Mr. Mo1Tis stated that that included public gathering places, such as a town center or public square.
Mr. Crowell noted that the Appendix includes the survey data, which provides fascinating and
useful inf01mation. Mr. Morris stated that it would be helpful for future reference to have the
different comments on the record.
Mr. Crowell explained that with the exception of some maps work, he did not perceive any massive
changes still needing to be made to the document. The maps could be updated, and Staff could
make a rec01mnendation to incorporate the issues discussed and noted by Staff.
Chair Cragun reopened the public hearing.
Mike Weaver gave his address as 2876 West 15000 South and expressed appreciation for the effo1t
and research Staff has put into the Trails Section.
There were no further comments. Chair Cragun closed the public hearing.
Chair Cragun reported that since the edits discussed were so minor, it might be best to fo1ward a
recommendation to the City Council with the Planning Commission's suggested changes.
Commissioner Luker agreed.

Ulises Flynn moved to forward a POSITIVE recommendation to the City Council for the
City of Bluffdale General Plan, Application 2020-24, with the changes suggested by the
Planning Commission. Kory Luker seconded the motion. Vote on motion: Ulises Flynn-Aye,
Kory Luker-Aye, Erik Swanson-Aye, Debbie Cragun-Aye. The motion passed unanimously.
Mr. Crowell stated that the item would tentatively be on the agenda May 11 City Council agenda.

Discussion Items

5.

Planning Commission Business (Planning Session for Upcoming Items, Follow Up,
Etc.)

Mr. Crowell reported that April 13 will be the next quarterly Economic Development Joint Work
Session of the City Council and Planning Commission. He asked the Planning Commissioners to
RSVP to plan for food to be served. The topic of discussion would be the Economic Development
Strategic Plan and the fiscal notes it created. The City Council Work Session at 6:00 p.m. would
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deal with the Rose Garden Project, which is sun-ounded on two sides by The Point (fonnerly the
prison site). The Old State Prison will be vacated this summer. Land use patterns will be impacted
by The Point.
Mrs. Robison was working with the County and others on a boat ramp launch at the river. The
best location appeared to be at Parry Fanns.
An engineering analysis was underway to identify a trail c01mection either over or under the
railroad tracks. The location had yet to be determined but the cost was expected to be significant.
Mr. Crowell reported that the next Planning Commission meeting will take place on April 20.
Commissioner Swanson would be out of town but could connect remotely if needed.

6.

Adiournment.

The Planning Commission Meeting adjourned at 8:58 p.m.

Approved: April 20, 2022
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