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

Debbie Cragun
Johnny Loumis, Jr.
Ulises Flynn
Erik Swanson
Tina Griffis

Excused:

Kory Luker

Staff:

Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Courtney Peterson, AV Technician
Pauline Matagi, Community Development Coordinator

Public:

Kenra Keddington
Chance Keddington
Madison Casey

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

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present with the exception of Kory Luker, who was
excused.

2.

Invocation/Thought/Reading and Pledge of Allegiance.

Erik Swanson offered the invocation. Tina Griffis led the Pledge of Allegiance.

3.

Approval of the Planning Commission Meeting Minutes from May 18, 2022.

Debbie Cragun moved to APPROVE the minutes from the May 18, 2022, Planning
Commission Meeting. Tina Griffis seconded the motion. Vote on motion: Johnny Loumis,
Jr.-Aye; Ulises Flynn-Aye; Erik Swanson-Aye; Tina Griffis-Aye; Chair Debbie Cragun-Aye.
The motion passed unanimously.
Administrative Items:

4.

PUBLIC HEARING, CONSIDERATION, AND VOTE on a Preliminary Subdivision
Application for the Keddington Subdivision for Two Lots in the R-1-43 Residential
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Zone located at 14223 South 3450 West, Darrell and Kenra Keddington, Applicants
(Application 2021-15). Staff Presenter, Jennifer Robison.
Senior City Planner, Jennifer Robison, presented the staff report and stated that the subject property
was originally just over two acres and was created in 1987 as part of the Boulden Acres project.
The applicants are proposing to split it into two one-acre lots, which meets the lot size requirement
for the R-1-43 zone. There is an existing home and outbuilding on one lot. A new home would be
built on the other lot. The subject property comes off of 3450 West, which is an older area of
Bluffdale. As previously noted, the original parcel was initially just over two acres. A portion of
the property was dedicated for a right-of-way for a public street into Vista Meadows. As a result,
the subject property is exactly two acres in size with each lot being one acre. As the applicants'
project moves forward, they will put in the required improvements of curb, gutter, sidewalk, and
park strip along the frontage of both parcels. The existing home will be on Lot 2 and Lot 1 will be a
new lot for a potential dwelling unit.
Mrs. Robison next reviewed what the proposed subdivision would look like. It will meet all
requirements associated with the R-1-43 zone in terms of lot widths, lot frontages, and lot setbacks.
The applicants currently have the water shares needed to move toward the final plat. The
Engineering Department has conducted its reviews and has given its stamp of approval as well.
Chair Cragun opened the public hearing.

Chance Keddington, one of the applicants, gave his address as 14223 South 3450 West. He
reported that the lot currently has flood irrigation but will change to pressurized secondary water.
Mr. Keddington stated that they will definitely make the improvements and they hoped that the
other improvements along 3450 West could also be done at the same time. Mrs. Robison stated that
the other improvements were not a part of the City's current Capital Improvements Projects.
There were no further comments. Chair Cragun closed the public hearing.
Tina Griffis moved to APPROVE the Keddington Preliminary Subdivision Plat Application
Application 2021-15 subject to the following:
Conditions:
1.

That all requirements of the City Codes and adopted ordinances are met and
adhered to for the application.

2.

That the preliminary plat complies with the Bluffdale City Engineering
Standards and Specifications and recommendations by the City Engineer and
Public Works Department for all relevant construction and plat drawings.

3.

That all construction drawings be approved and stamped by the City Engineer
prior to any construction of improvements.
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4.

That the applicant receives approval of the Final Subdivision Plat by the
authorized Land Use Authority prior to the recordation of the Final Plat.

5.

That the application adheres to all requirements of the International Fire Code.

6.

That all public park strips, landscaping, irrigation, and maintenance adjacent
to the property are the responsibility of the property owner.

Johnny Loumis, Jr. seconded the motion. Vote on motion: Tina Griffis-Aye; Johnny Loumis,
Jr.-Aye; Erik Swanson-Aye; Ulises Flynn-Aye; Debbie Cragun-Aye. The motion passed
unanimously.

5.

CONSIDERATION AND VOTE on a Plat Amendment for New Farm Subdivision,
Lots 3 and 4, pt Amended, located at 13885 South New Farm Way, Ryan Relf,
Applicant. (Application 2022-25). Staff Presenter, Ellen Oakman.

Associate City Planner, Ellen Oakman, presented the staff report and stated that Agenda Items 5 and
6 are essentially the same but would require separate motions. The subject property is in the R-1-43
zone. The proposed amendment is to combine the two (2) one-acre lots, Lots 3 and 4, to create one
(1) two-acre lot. The same proposal was being made for Lots 6 and 7, which is Agenda Item 6. Ms.
Oakman clarified that Lots 3 and 4 are owned by the Relfs, and Lots 6 and 7 are owned by the
Caseys. The subdivision is fairly new and was recorded recently.
Madison Casey gave her address as 13976 South Cedar Point Peak Circle in Riverton and identified
herself as the applicant for Agenda Item 6. She stated that the developer is building some spec
homes on Lots 1, 2, and 8. Another couple has purchased Lot 5.

City Planner/Economic Development Director, Grant Crowell, reported that Ryan Relf, one of the
applicants for Lots 3 and 4 submitted a written comment. They were asking for permission to build
their single-family home between the property lines of Lots 3 and 4, which they were requesting be
combined into one lot. Ms. Oakman stated that there were no complications associated with
combining two lots into one.

Ulises Flynn moved to APPROVE the New Farm Subdivision, Lots 3 and 4, pt Amendment,
Plat Amendment Application 2022-25 subject to the following:
Condition:
1.

That all requirements of the City Code and adopted ordinances are adhered to
for the application.

Erik Swanson seconded the motion. Vote on motion: Ulises Flynn-Aye; Erik Swanson-Aye;
Johnny Loomis, Jr.-Aye; Tina Griffis-Aye; Debbie Cragun-Aye. The motion passed
unanimously.

3

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, July 6, 2022

6.

CONSIDERATION AND VOTE on a Plat Amendment for New Farm Subdivision,
Lots 6 and 7, 2nd Amendment, located at 13949 South New Farm Way, Madison Casey,
Applicant. (Application 2022-26). Staff Presenter, Ellen Oakman.

Erik Swanson moved to APPROVE the New Farm Subdivision Lots 6 and 7, 2nd Amendment,
Plat Amendment Application 2022-26, subject to the following:
Condition:
1.

That all requirements of the City Code and adopted ordinances are adhered to
for the application.

Ulises Flynn seconded the motion. Vote on motion: Erik Swanson-Aye; Ulises Flynn-Aye;
Tina Griffis-Aye; Johnny Loomis, Jr.-Aye; Debbie Cragun-Aye. The motion passed
unanimously.

7.

Planning Commissioners HB-409 Training on Conditional Use Permits, Zoning, and
Land Use. Staff Presenter, Grant Crowell, Zoning Administrator.

Mr. Crowell reported the above topic is very broad in scope. There was discussion on how cities
are planned out. Bluffdale was built by developers who have a significant say in how properties are
designed and built. Zoning is used to ensure health, safety, and general welfare. Cities and counties
have the legal authority to adopt their land use plans and ordinances. Every year, the Utah
Legislature enacts modifications to the Land Use Code. Every five or 10 years, the modifications
are significant. This past year, the Utah Legislature updated the housing rules and what cities can
do in tenns of retail incentives. Cities regulate growth and administer their respective Municipal
Code. Recently, Bluffdale went through the visioning process to update the General Plan, which
sought to be forward-looking. The State was concerned about addressing land use, housing,
transportation, and water conservation. The Bluffdale City Code is available online. Title 11
addresses Zoning and Title 12 addresses Subdivision.
Mr. Crowell next addressed the dichotomy between legislative and administrative land use
decisions. Zoning, the General Plan Map/Text, and Development Agreements are legislative land
use decisions that must be made by the City Council. Decisions that are challenged go to the
District Court. Administrative land use decisions include subdivisions, conditional uses, and site
plans. They should be based on adopted local and state codes as written in the specific language
and development agreement contracts, and substantial evidence on the record. There is a difference
between "public clamor" and "public information." The former cannot b e the basis of decisions.
The latter might provide information that had been overlooked but has significant relevance to the
decision being made. With administrative decisions, if a request meets the City Code, State Code,
or International Building Code, it must be approved, regardless of whether or not the Land Use
Authority likes it.
Evidence on the record is vital to defending or overturning decisions. When Staff Reports are
created for review by the Planning Commission, they have gone through multiple iterations after
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being reviewed by the different City Departments. Some land use decisions require a public
hearing, and some do not. Sometimes the Land Use Authority might be the Planning Commission,
or it might be the City Council. In some instances, the Zoning Administrator can be the land use
authority. In rare instances, the City Engineer or City Manager could also be the land use authority.
Each land use authority has its own appeal process when a decision is being challenged. The City
Council is rarely the appeal authority because the City has an Appeals and Variance Hearing
Officer, who acts in a quasi-judicial capacity.
Mr. Crowell stated that the City Code includes a Land Use Table that was created by the City
Council in its legislative capacity. Consequently, land uses have already been determined for each
zone. The land uses are designated as Permitted, Conditional, or Prohibited. Conditional use
requests are very rare because they must be approved if they meet all of the land use and building
standards. If there are potentially detrimental effects that need to be mitigated, it is critical to
remember that "mitigated" does not mean "eliminated." The burden of proof to assert detrimental
effects rests heavily on the city. In addition, the State Code does not require public hearings for
conditional uses because public clamor is not a legal reason for denying a conditional use.
Mr. Crowell displayed the Zoning Map and asked what a reasonable condition might be to mitigate
the potentially harmful impacts of, for example, a plant nursery. Hours of operation was suggested
as a potential condition to implement. Dust was also identified as a potential harmful impact. It
could be mitigated by requiring more paving or compacted asphalt. This is an interesting situation
because Bluffdale does not regulate air quality. That issue is regulated by a different agency.
Parking and circulation would be addressed by City Code. A visual barrier might also be required,
as per the City's landscaping requirements in the Site Plan Ordinance. Mr. Crowell enumerated a
variety of considerations that might be discussed to enhance safety.

Denial of a conditional use application is possible, but the City would have to have solid
documentation to substantiate its claims that hazards of the use could not possibly be adequately
mitigated to allow the proposed land use. He noted an example of a conditional use that the
Planning Commission denied, but the appeal to the City Council reversed the decision.
A conditional use application was expected to come before the Planning Commission for an assisted
living facility. It will also include a site plan review.
Discussion Items

8.

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

Mr. Crowell reported that there are several site plan reviews in the queue. Mrs. Robison has one
that will be ready for the next Planning Commission meeting. Ms. Oakman expected to possibly
have one for the next meeting, as well. Mr. Crowell has a zoning case that will come before the
Planning Commission this summer. The Centrum will likely apply to amend its site plan to add
more units.
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The Parks and Trails Plan update is on the shortlist. Mrs. Robison was working on a large park
project.
The next Economic Development was scheduled for October.
9.

Adiournment.

The Planning Commission Meeting adjourned at 6:59 p.m.

Approved: July 20, 2022
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