a

BLUFFDALE
-ESf

l 84 8 -

BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, April 20, 2022

Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting on
Wednesday, April 20, 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.bluffdale.com . Notice is furth er 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.
2. Invocation/ Thought/ Reading and Pledge of Allegiance.
3. Approval of the Planning Commission meeting minutes from April 6, 2022.
Legislative Items:
4. 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. (continued from April 6, 2022, meeting)
5.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on proposed ordinance text
amendments to Bluffdale City Codes 11.20 (Definitions) and 11.11.070 (Mixed Use Zone) to allow a
"property management firms sales/ leasing office" in a residential area in the Mixed Use (MU}
zoning district, Banner Hill LLC, Applicants (Application 2022-10) - Staff Presenter, Jennifer
Robison.

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

Dated: April 1, 2022

jad Curve'
Grant Crowell, AICP
City Planner/Economic Development Director

In compliance with the American Disabilit ies Act, individuals needing assistance or other services or accommodation for this meeting 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 20, 2022
Present:
Members:

Kory Luker, Vice Chair
Tina Griffis
Ulises Fly1m

Excused:

Debbie Cragun, Chair
Johnny Loumis, Jr.
Erik Swanson

Staff:

Grant Crowell, City PJaimer/Econom ic Development Director
Jennifer Robi son, Senior City Planner
Amanda Luker, AV Technician
Kjersti Jarman, Community Development Coordinator
Russell Cramer, Code Enforcement Officer

Public:

Mike Weaver
Casey Forbush

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

In the absence of Chair Debbie Cragun, Vice Chair Kory Luker called the meeting to order at
6:07 p.m.
All members of the Planning Commission were present with the exception of Debbie Cragun, Johnny
Loumis, Jr. and Erik Swanson.

2.

Invocation/Thought/Reading and Pledge of Allegiance.

Mike Weaver offered the invocation and led the Pledge of Allegiance.

3.

Approval of the Planning Commission Meeting Minutes from April 62 2022.

Tina Griffis moved to APPROVE the Planning Commissioner meeting minutes from April 6,
2022. Kory Luker seconded the motion. Vote on motion: Ulises Flynn-Aye, Tina Griffis-Aye,
Kory Luker-Aye. The motion passed unanimously.
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Legislative Items:
4.

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. (Continued
from April 6, 2022 Meeting.)

City Pla1U1er/Economic Development Director, Grant Crowell, presented the staff repo11 and state
that a public hearing took place at the April 6 meeting. His understanding was that the Planning
Commission wanted the proposed ordinance text amendments to be less restrictive. Mr. Crowell
enumerated the changes as follows:

•

The Truck Routes Map was reconciled with the ordinance text to remove Honda Park Drive,
Concord Park Drive, 790 West, and 800 West. These streets do not need to be included in the
routes map because they are directly accessed from 14600 South and Heritage Crest Way,
which are designated routes. He provided an updated map.

• Renamed proposed 11.160.300 to Commercial Vehicles in Residential Zones .

•

Added "personal vehicles" and " trailers for hauling livestock" to the definition of Recreational
Vehicle (which are technically not considered as conm1ercial vehicles). There was discussion
as to whether a vehicle with a sleeping facility is considered a Recreational Vehicle. The issue
ofrecreational vehicles was resolved by revi sing the definition.

•

Added an allowance to use of restricted vehicles during agricu ltural harvest times .

•

Added an allowance to be able to idle for up to 15 minutes between 10:00 p.m. and 7:00 a.m.
(for the allowed take-home truck). Previously, idling a truck was prohibited. The City
Attorney crafted this sentence. A noisy vehicle idling for more than 15 minutes currently
constitutes a noise violation. This amendment would allow for an exception so that drivers
can get their brakes running so the truck is ready to be driven.

•

Removed requirement for the allowed vehicle to be screened or placed behind the front plane
of the dwelling on the lot. This meant removal of the fencing requirement.

• Removed requirement to be located on a truck route to address the public comment
from last meeting.

•

Changed minimum lot size to 0.95 acre to address public comment for those living in lots in
Country Living Estates on 15000 S which are 0.98 acres. This would include A-5 , R-1-43 ,
and R-1-87 zones.
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•

Changed truck ownership requirements to allow company-owned vehicles if the resident
driving the vehicle is the employer, an employee, or a contractor. This would include the
"contract hauler" scenario for someone w ho does not d rive the ir own vehic le.

•

Staff did not address specific decibel limitations differently than the city ' s noise Ordinance.

•

Staff discussed a take-home-truck licensing program and decided not to pursue that additional
administrative process at this time.

•

There were no changes to the weight requirements.

•

The truck must be parked at the home of the employee o r contractor, even thoug h it wou ld not
constitute a home occupation.

•

On-street parking would continue to be prohibited because a home lot of at least .95 acre
should provide ample space to park a truck.

•

Restricted vehicles that haul hay or other agricultural products produced on a property in these
zones may be utilized o n the property w here the product or commodity was grown during
harvest time only. There are very few such instances in Bluffdale.

Mr. Crowell reviewed the revised Truck Routes Map and the pictures representing the different
vehicle sizes. Mr. C rowell commented that it is difficult to tell how many contract haulers live in
Bluffdale because they have not been required to have a license with the City to do so. One question
to consider is the character of the residenti al neighborhood and how com pati ble a truck would be in
that neighborhood.
Vice C hair Luker invited Code Enforcement Officer, Russ Cramer, described how the proposed
changes will impact his j ob. He exp lained that the problems identified are issues he has dealt with
since he was hired last November due to complaints received regarding trucking issues. He receives
three to seven complai nts per week pertaining to truck routes. The majority of the complaints pertain
to the western side of the City. He acknowledged that construction has been a definite facto r. There
seem to be ho useholds operating businesses out of their homes that include the use of large semis.
Making the Code more enforceable would be very helpful.
In response to Vice C hair Luker's question as to whether the proposed text amendments would be
helpful or if there are other things that need to be added, Mr. Cramer explained that the proposed text
amendments would be very helpfu l, especially with respect to the issuance of citations for Code
violatio ns. Mr. Crowell explained that State Law does not al low someone who is not a trained Law
Enforcement Officer to issue criminal ci tations. Therefore, the evidence would have to be gathered
and the City would work with the City Prosecuto r to determine w hether the City can meet the burden
of proof. If the City were to ever have a Civi l CoUJ1, the Code Enforcement Officer could issue
citations on the spot. Mr. Cramer reported that on occasion he has gathered information and
documentation for the City Prosecutor, but to no avail.
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Commissioner Flynn asked if the proposed text amendments is restrictive enough. Mr. C rowell
responded that it is always challenging to meet the evidentiary standards for taking definitive steps to
resolve any given violation .
Mr. Crowell commented that a particularly significant change was the removal of the truck route
restriction. The process of making law is incremental to determine how well a law is achieving its
intended outcomes. Mr. Crowell emphasized the following two points:
1.

The more clarity the better.

2.

It is not the City's intent to prosecute people. Rather, the goal is to help people see
what is reasonable.

Mr. Cramer emphasized that providing education is better than issuing a citation. It was noted that
now email s were received.

Ulises Flynn moved to forward a POSITIVE recommendation to the City Council on the
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 the parking of large commercial vehicles in
certain residential zones. (Application 2022-07). Tina Griffis seconded the motion. Vote on
motion: Ulises Flynn-Aye, Tina Griffis-Aye, Kory Luker-Aye. The motion passed unanimously.
Mr. Crowell reported that this agenda item would likely be on the May 10 City Council agenda.

5.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on Proposed
Ordinance Text Amendments to Bluffdale City Codes 11.20 (Definitions) and 11.11.070
(Mixed-Use Zone) to Allow a "Property Management Firm Sales/Leasing Office" in a
Residential Area in the Mixed-Use ("MU") Zoning District, Banner Hill, LLC
Applicants (Application 2022-10) - Staff Presenter, Jennifer Robison.

Senior City Planner, Jennifer Robison, presented the staff repo1t and noted that D AI (aka Banner Hill,
LLC, submitted a request to include in some of their multi -fam ily projects a sales and leasing type of
office within the development to he lp support the project. To date, there has not been such an office
in the Independence area, which is currently in the Mixed Use zone. There likely would not be many
of the requested types of facility but this type of building was not included in the original
Development Agreement created in 20 12.
Mrs. Robison next reviewed the General Definitions in the Zoning Code and noted that it included an
item called "Office, General" 11.20.020. Within that definition reference is made to " property
management firms" If the entire definition were modified, it cou ld be done by add ing the phrase
" including sales/leasing." That was the current proposal.
11.11.070.030 - Definitions (M ixed Use Zone) includes a paragraph call ed Professional Services. lt
also includes " property management services."' The proposa l was to add " including sales/ leasing
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office." This type of office facility is typically very small. Often, the sales/leasing office is located
in an end unit. Since the subject area will have more rental unit types, the applicant was suggesting
a permanent sales office that would not occupy one of the rental units.

lf the proposal were approved, it would be reflected in the Mixed Use Table of Allowed Uses. ln the
Residential Uses column, it would be labeled as "Property Management Sales/ Leasing Office,". In
the Approval Required column it would be deemed as an Accessory Use to the residential uses.
Mrs. Robison commented that the request was made specifically for the apartment complex project
of rental units. Typically, developments have a leasing/sales office in a clubhouse or sales/leasing
unit. In townhome units, for example, a townhome is used as the sales office until the area sells out
and the sales office is then sold as a residence. Since the project being developed is just for rental
units, the applicant seeks to have a completely separate facility to serve as the sales/leasing office. If
the proposal is approved, the developer would be able to apply for the building using the normal site
plan approval processes. Mrs. Robison noted that in the Independence Development Agreement, site
plan review and approval must be obtained for anything that is non-residential or for multi-family
residential portions of the project. The Planning Commission is the Land Use Authority that approves
site plans. The sales/leasing office approval process would be the same and the Pl aiming Commission
would have to approve the site plan.
Vice Chair Luker asked about the scope of the property management office. If the office is
responsible for properties outside of the development he was concerned that it might create inequities
between what the developers are allowed to do and what other professionals are not. He referred to
the "exclusions" identified in 11.20.020. Mrs . Robison explained that it would not be necessary to
make the proposed change to the General Definitions in 11 .20.020 if the definition in 11.11.070.030
Mixed Use Zone is approved. The motion could include a recommendation to not include the
amended definition in 11.20.020.
In response to Conm1issioner Griffis' question regarding the proposed size of the property
management office, Mrs. Robison stated that the one being proposed is quite small. She reiterated
that the applicant would still have to go tlu·ough the site plan process so the Planning Conm1i ssion
would have some authority to specify what an acceptable size would be. The building would also be
subject to all Building Permit requirements and would have to include a Business License.
Mrs. Robison displayed renderings of the office facility the applicant was proposing for their project.
It is in the last section to be developed in Independence. Bmmer Hill has plats for 29 units that have
been approved by the Planning Commiss ion. There are other townhomes in the Banner Hill West
area along with some apm1ments. 305 units still need to be approved in this area. All of them will
be for rent, which was why one central sales or leasing office was being requested for the entire area.
She identified on a map the proposed office location. It will not be large but will fit in with the area
to maintain a residential look.
The applicant, Casey Forbush gave his address as 4894 West Mossley Bend Drive in Heniman. He
stated that the office building will be 4 70 square feet in size on one level. It will have a lot of glass
on the front and be effective for the uses that Mrs. Robi son described. With regard to the scope of

5

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, April 20, 2022
the area the office will serve, Mr. Forbush stated that there had not been any talk of including any
other areas. He expected it will serve the Baimer Hill area. He stated that it will not serve as a
property management office outside of Independence and will have three parking stalls.
Mr. Forbush stated that there is no intent to sell the residential units. Mrs. Robi son noted that there
is already a rental area in Independence called Rockwell Village. Mr. Forbush commented that the
property management company may serve Rockwell Village but that had yet to be determined. The
office hours would likely be 9:00 a.m. to 5:00 p.m. on weekdays.
Vice Chair Luker opened the public hearing. There were no public comments. Vice Chair Luker
closed the public hearing.
Commissioner Flynn asked what would happen to the office, as an accessory unit, if at some point in
the future the developer decides to sell off all of the townhomes, Mrs. Robison stated that there were
no provisions included for that scenario. Commissioner Flynn was reluctant to make changes if they
are not necessary. Mrs. Robison did not anticipate there will be much demand for this type of office
or that such a facility would be detrimental to the area.
Commissioner Griffis asked why there was a distinction between the two sets of definitions included
in the packet. Mrs. Robison explained that City Code includes "General Definitions" that could be
applied to all the different zoning districts in Bluffdale. Having definitions specific to a zone place
limitations on how those definitions can be applied. The changes were included in both definitions
because Staff did not know what direction the Pla1ming Commission or City Council would want to
go with regard to the definitions. If the definition were applied just to the Mixed Used Code, that
would fill the needs of the applicant. Commissioner Flynn liked the idea of making sure the allowance
for a property management office is narrowed down to a specific place and purpose. By making the
facility an accessory to the property it serves, it could no longer function as a property management
office or any other type of office.
Ulises Flynn moved to forward a POSITIVE recommendation to the City Council for just the
proposed Ordinance Text Amendments to Bluffdale City Code 11.11.070 (Mixed-Use Zone) to
allow a "Property Management Firm Sales/Leasing Office" in a residential area in the MixedUse ("MU") Zoning District, Banner Hill, LLC Applicants (Application 2022- 10). Kory Luker
seconded the motion. Vote on motion: Ulises Flynn-Aye, Tina Griffis-Aye, Kory Luker-Aye.
The motion passed unanimously.
Discussion Items

6.

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

Mr. Crowell reported that the General Plan was moving forward to the City Council and will likely
require two City Council Meetings to be adopted .
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Planning Commission training take place in the near future. Mr. Crowell recommended that the
Planning Commi ssioners read a book by Cra ig Call on Utah Land Use Law. It would, however, not
count toward their training hours.
It had yet to be determined whether a Planning Commission Meeting wi ll take place on May 4. It
will depend on the status of the site plan applications that have been submitted.
Vice Chair Luker thanked staff for their work. Mr. Crowell expressed appreciation to the Planning
Commission Members for their effo1is.

7.

Adjournment.

The Planning Commission Meeting adjourned at 7:00 p.m.

Approved: May 18, 2022
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