BLUFFDALE CITY PLANNING COMMISSION 

MEETING MINUTES

Tuesday, June 18, 2013


Present:

Members:
J. Lee Bertoch, Chair

Connie Pavlakis 
Brad Peterson



Johnny Loumis, Jr.

Others:
Mayor Derk Timothy

Alan Peters, Associate Planner

Jennifer Robison, Associate Planner


Gai Herbert, Community Development Secretary
Excused:
Von Brockbank



Brandon Nielsen 


Grant Crowell, City Planner/Economic Development Director
BUSINESS MEETING

Planning Commission Chair J. Lee Bertoch called the meeting to order at 7:01 p.m. 

1. Roll Call, Invocation, and Pledge.
All Members of the Planning Commission were present with the exception of Von Brockbank and Brandon Nielsen, who were excused.  
Connie Jones offered the invocation.

Johnny Loumis, Jr., led the Pledge of Allegiance.

2. Public Comment.
There were no public comments.

3. Approval of Minutes from the June 4, 2013, Meeting of the Planning Commission.
Brad Peterson moved to accept the minutes from the June 4, 2013, meeting of the Planning Commission, as printed.  Connie Pavlakis seconded the motion.  Vote on the motion: Brad Peterson-Aye; Connie Pavlakis-Aye; Johnny Loumis, Jr.-Aye; J. Lee Bertoch-Aye.  The motion passed unanimously.
4. PUBLIC HEARING/CONSIDERATION/VOTE on Proposing to Amend the Official Zoning Map from R-1-43 (Residential One-Acre) to GC-1 (Commercial) for Approximately 10.08 Acres, Located at Approximately 16131 South Camp Williams Road, SA McDougal, Liberty Ventures, GKM Family LLC, Applicant.
Associate Planner, Alan Peters, presented the staff report and reviewed a map of the area for which the zone change has been requested.  He explained that it will involve the northeast corner of Porter Rockwell Boulevard and Camp Williams Road.  The current zoning is R-1-43 and the area farther south is agricultural.  The area to the west of Camp Williams Road is in Herriman City.  Mr. Peters then reviewed the General Plan for the area.  He reviewed the alignment of Porter Rockwell Road that was determined in 2010.  The alignment at that time would have placed Porter Rockwell Boulevard very close to the homes in the area.  The City of Bluffdale consequently worked to change the alignment in order to move the road farther from the homes and to open up future retail sites.  That effort was successful; therefore, the Transportation Plan and General Plan were updated for that area.  The City is interested in encouraging commercial development in that area because Porter Rockwell Boulevard will be a major arterial road.  As a result, the area shows great promise for commercial development.  Mr. Peters indicated that the City is very fortunate to have an applicant who is interested in moving forward with commercial development in the area.

Mr. Peters next reviewed a conceptual plan for with area.  He then reviewed a “bubble diagram” that illustrated possible uses, which closely match the City’s General Plan.  The 10-acre property under consideration is between Camp Williams Road and Utah Lake Distributing Canal, south of the homes on Riverview Drive, and north of what will be Porter Rockwell Boulevard.  The proposal is to change the zone from R-1-43 to GC-1, which will allow for an array of commercial uses.  There are no specific proposals currently; however, Mr. Peters indicated that SA McDougal has been in contact with interested parties in an effort to bring potential tenants to the property.  The zone change will allow the developer to pursue commercial development on the property.  There is no subdivision, nor is there a site plan being proposed at this time.  In the future, a subdivision request would have to come before the Planning Commission and the City Council, followed by a site plan proposal.
Mr. Peters next indicated that in January 2013 the City adopted an Economic Development Strategic Plan, which identified multiple priority areas in the City for commercial development.  The site under consideration was one of the areas targeted.  Mr. Peters stated that he and City staff are excited to have received the application for the zone change request, and recommended approval of the application because it meets the General Plan and has been identified as a priority area on the Economic Development Strategic Plan.
In response to Commissioner Loumis’ question about how the corridor for Porter Rockwell Boulevard will be realigned, Mr. Peters stated that the City has already obtained the right-of-way.  Some parcels have been purchased by the City.  The timing of the construction of Porter Rockwell Boulevard remains uncertain.

In response to Chair Bertoch’s question regarding the estimated use of Porter Rockwell Boulevard, Mr. Peters indicated that he had not seen those figures; however, he knows that the developer is currently working on a traffic study to determine what the use will be at full build-out of the development and once the road is completed.

Commissioner Loumis anticipated Porter Rockwell Boulevard will ultimately become a major highway and will be very helpful to the City.

Chair Bertoch next asked if a barrier wall would be part of the next stage of the planning process.  Mr. Peters stated that that issue would be part of either the subdivision approval process or the site plan review.  Both hearings would provide opportunities for the City to require fencing or some other form of barrier, as well as to stipulate lighting conditions.  There are many possible issues that will need to be addressed in the future.

Commissioner Peterson next asked Mr. Peters if he knew what Herriman City had zoned their property located on the west side of the road.  Mr. Peters did not have the answer to his question. But he noted that there are limitations to the development that can take place west of Camp Williams Road, which is actually advantageous for Bluffdale.

Chair J. Lee Bertoch opened the public hearing.

David Dixon gave his address as 1951 Riverview Drive and identified himself as a neighbor to the property under consideration.  He also indicated that there are 10 one-acre residences in that area.  Mr. Dixon indicated that he has had meetings with the owners of the residences because Herriman is planning to designate their land as General Commercial along with some Industrial as well.  That use fits in well with the Porter Rockwell Boulevard connection coming off of Mountain View Corridor.  The concern of the property owners was how the change would affect their quality of life.  He believed that with what is happening, he probably has the least valuable piece of property in Bluffdale because nobody wants to live there.  Mr. Dixon then indicated that he and the other property owners would like to have their property also considered in the zone change.  
In an earlier conversation with the City Planner, Mr. Dixon indicated that the City was hoping to attract some big box stores in that area because of the type of traffic envisioned.  Mr. Dixon then asked what the City was currently envisioning for that area because it appeared to be different from what he had been told two years ago.  Commissioner Peterson stated that Mr. Dixon would need to approach the landowners to the south and present a plan for property acquisition for commercial use.  Commissioner Peterson indicated that the City could zone his property Commercial if Mr. Dixon desired, but it would be based on the property owners.  Mr. Dixon then indicated that he needs to get in touch with the property owner to ascertain what is envisioned for the 10 acres under consideration.  The value of his and his neighbors’ property would enhance the development of the commercial area because of the added property depth it would provide.  Therefore, Mr. Dixon indicated that he needs to a have meeting with SA McDougal regarding the intended use of the property.

Chair Bertoch indicated that according to the General Use map, the area has been identified for General Commercial.  Mr. Dixon reiterated that based on what he recalled from his previous conversation with the City Planner, the intended use is different from what he had been told.  Commissioner Peterson stated that the owner has the prerogative to determine what happens with a piece of property.  That said, Commissioner Peterson opined that it would be in the best interest of Bluffdale City to maximize the commercial development that takes place at that corner of Porter Rockwell Boulevard and Camp Williams Road.  Therefore, Commissioner Peterson stated that it would be a good idea for Mr. Dixon and the other landowners to put together a package deal and present it to the commercial landowner.  Doing so would provide impetus for further development along Porter Rockwell Boulevard.

Commissioner Pavlakis then stated that Mr. Dixon and the other landowners could exercise their prerogative of requesting that their land be granted a zone change as well.  The applicant does not have the authority to include other property owners’ property in his request.
Ken Olsen gave his address as 10299 Springcrest Lane, South Jordan, and indicated that he is one of the owners of the property.  Mr. Olsen stated that he wants to move the application forward because people have been inquiring about the property for certain uses.  The zone needs to be changed before any contracts can be issued and signed.  With regard to the neighbors, Mr. Olsen stated that they are on their own.  However, if they all want to go commercial, he and his colleagues could work with them in developing cross-easements and access.  He believed the neighbors need to get together on their own to determine what will be the best course of action for them.  They would need to decide among themselves their vision for the commercial development of their property.  He was certainly willing to work with them if the opportunity presents itself.

There were no further public comments.  Chair J. Lee Bertoch closed the public hearing.

Commissioner Peterson’s only comment was that this land use issue was discussed thoroughly as the General Plan was revised and he believed the zone change is a good fit for the area.          
Connie Pavlakis moved to forward a positive recommendation to the City Council for the McDougal Zone Amendment, Application 2013-37, based on the following findings presented in the staff report dated June 14, 2013:
Findings:

1. That the proposed changes are consistent with the General Plan.
2. That the City of Bluffdale Economic Development Strategic Plan identifies Porter Rockwell Boulevard and Camp Williams Road as a priority commercial area.
3. That the proposed changes will not be detrimental to the health, safety, or general welfare of persons or property within the area.

Johnny Loumis, Jr., seconded the motion.  Vote on the motion: Connie Pavlakis-Aye; Johnny Loumis, Jr.-Aye; Brad Peterson-Aye; J. Lee Bertoch-Aye.  The motion passed unanimously.
5. PUBLIC HEARING/CONSIDERATION/VOTE on a Proposed Amendment to the Spring Meadows Estates Subdivision Plat for the Purpose of Expanding Lot 5 (1227 West Home Front Circle) to 2.59 Acres, Aaron Barlow, Applicant.
Mr. Peters presented the staff report and identified on a map the 1.59-acre property owned by the applicant, Aaron Barlow.  Mr. Barlow agreed to purchase one acre from his neighbor and add it to his existing property.  He had no plans to build on the property.  The land is zoned R-1-43, so the lot does and will continue to meet the minimum requirement for R-1-43 lot sizes.  The neighboring lot would be reduced to 13.96 acres; therefore, that land would likewise remain in compliance with the minimum requirement for R-1-43 lot sizes.  There were no issues with the request; however, the Fire Chief indicated that if Mr. Barlow decided he wanted to build on his newly acquired property, he would need to ensure that the building is within 250 feet of the closest fire hydrant.  Mr. Peters added that a new building would require a building permit.  The request meets the General Plan as a single-family home in a one-acre residential zone.  There were no setback or lot width issues.  Mr. Peters stated that the Commissioners’ meeting packet contained a letter from the sellers expressing their willingness to sell the one acre to Mr. Barlow.

In response to Commissioner Peterson’s question as to whether or not there would need to be an easement off of the neighboring property, Mr. Peters answered in the negative.  Commissioner Peterson observed that the area would be landlocked if Mr. Barlow purchased the property, but it was indicated that the road that is nearby is a private road.  The church that is offering to sell the land does not have a church building on the property.  Mr. Peters indicated that the property is already landlocked because the road is privately owned.

Chair J. Lee Bertoch opened the public hearing.

Aaron Barlow gave his address as 1227 West Home Front Circle and identified himself as the applicant.
Chair Bertoch asked Mr. Barlow about his plans for secondary water.  Mr. Barlow indicated that he has a surface well.  Primarily, Mr. Barlow stated that he doesn’t have any plans for the property.  It came available and he wanted to take advantage of the opportunity to purchase it.  There is water running through the canal, but there is no delivery system to his property.  In response to Commissioner Pavlakis’ question regarding the owner of the property, it was indicated that the property is owned by The Church and Kingdom of God.
Chair J. Lee Bertoch closed the public hearing.

Johnny Loumis, Jr., moved to forward a positive recommendation to the City Council for the Spring Meadows Estates Plat Amendment, Application 2013-36, subject to the following conditions and based on the findings presented in the staff report dated June 14, 2013:
Conditions:

1. That all requirements of the City Code and adopted ordinances are met and adhered to for this subdivision.
Findings:
1. That this application conforms to the City of Bluffdale subdivision ordinance and Utah State Code requirements regarding plat approval.
Brad Peterson seconded the motion.  Vote on the motion: Johnny Loumis, Jr.-Aye; Brad Peterson-Aye; Connie Pavlakis-Aye; J. Lee Bertoch-Aye.  The motion passed unanimously.
6. PUBLIC HEARING/CONSIDERATION/RECOMMENDATION/VOTE on Proposed Plat Amendment Application to Increase the Lot Size of Three (3) Existing Residential Lots to One (1) Acre in Loomis Village Phase 1-Spring View Farms Subdivision at Approximately 14356 Peacock Midge Drive, David H. Berger, Applicant.
Due to a conflict of interest, Commissioner Johnny Loumis, Jr., recused himself from this agenda item.
Associate Planner, Jennifer Robison, presented the staff report and indicated that the property is part of the Spring View Farms development.  She reviewed the plat map and identified the location of the lots under consideration.  The owners wish to purchase additional property and thereby enlarge the lot sizes.  Ms. Robison indicated that they have no plans to develop the additional property.  They simply want to extend their existing property, thereby making each lot at least one acre in size.  Ms. Robison referred the Commissioners to a letter included in their meeting packets from Maximum Security, the current property owners, which states Maximum Security’s intent to sell the property.  Ms. Robison indicated that the applicants’ request is consistent with the R-1-43 zoning requirement in the area.  Staff recommended approval of the request.

Commissioner Peterson asked if Spring View Farms allows large animals in their CC&Rs.  His concern was based on the assumption that if the properties were expanded to meet the R-1-43 minimum requirement that any CC&Rs prohibiting large animals could possibly be rendered invalid.  Ms. Robison indicated that she would have to do some research on the CC&Rs currently in place at Spring View Farms.  Even if the current landowners do not plan to keep large farm animals, a future owner of the land might have different plans.  Commissioner Loumis was uncertain of what the CC&Rs stipulate.
Commissioner Peterson next inquired as to whether or not there was a requirement to share water.  Ms. Robison was not aware of the current water requirement and how it would be impacted.  If there was a requirement for more water, it would be through the Homeowners Association (HOA).  She agreed to investigate the matter further.  Ms. Robison reviewed on the map how the property lines would change with the purchase of additional property.

Commissioner Pavlakis clarified that Bluffdale City has no jurisdiction over CC&Rs, but added that the CC&Rs would end at the existing property line.  If the owners want to keep animals on their newly acquired parcels, the CC&Rs would not have the authority to prohibit that from occurring.  Commissioner Peterson countered by stating that if the owners bought additional property, the property line would move; therefore, the owners would still be under the jurisdiction of the CC&Rs.  Mr. Peters stated that the City allows two horses per one-half acre, so a person does not need a one-acre lot to have horses.  Ms. Robison stated that the current lots are each just over one-half-acre in size.
Chair Bertoch brought up the issue of secondary water and asked if the homeowners or the HOA own the water rights.  Ms. Robison explained that when a subdivision is put in, the water shares are turned over to the City.  The original subdivision has water rights associated with it, so a determination would have to be made regarding the additional water shares that would be allocated to an expanded lot.
Chair J. Lee Bertoch opened the public hearing.

Ross Jones gave his address as 1342 West 14550 South, and identified himself the adjacent property owner who is selling the property to the applicants.  He owns a number of shares on the East Jordan Canal and there is a water line that runs all along that side of the property.  He indicated that preservation of that piece of property is very important to him.  The Parkway Commission wants to place an equestrian trail down the side of the property running along the west side of the proposed amended plats.  Mr. Jones clarified that these are plat amendments, so they would become one-acre parcels and the Parkway would run adjacent to them.  The irrigation that runs along the boundary carries a substantial amount of water, of which he owns shares.  He believed that if the property owners wanted more water, he could sell the shares; therefore, he did not believe water was an issue.  Commissioner Peterson asked if there is an easement along the property line for the irrigation pipes.  Mr. Jones indicated that the pipes are on his property, so there is no need for an easement.  The pipe will be moved, so there will not be an easement for the pipe.
Mr. Jones indicated that three additional property owners are asking for the same consideration to expand their property to one acre.  He identified on the map the location of those parcels.

Commissioner Peterson asked Mr. Jones how he would feel if a future property owner wanted to build a barn.  Mr. Jones stated that such an action would be a definite concern for him, but it would be their property.  In response to Commissioner Peterson’s question regarding how much property Mr. Jones owns in the area, Mr. Jones indicated that he and his partners own 20 acres.

There were no further public comments.  Chair J. Lee Bertoch closed the public hearing.

Commissioner Peterson stated that his primary concern has to do with the CC&Rs and possible conflicts that might occur regarding large farm animals.

Connie Pavlakis moved to forward a positive recommendation to the City Council for the Loomis Village Phase 1 – Spring View Farms Plat Amendment, Application 2013-33,

subject to the following conditions and findings presented in the staff report dated June 14, 2013:
Conditions:

1. That all requirements of the City Code and adopted ordinances are met and adhered to for this subdivision.
2. All lots meet the minimum requirement of one acre as required by the R-1-43 zoning district.
Findings:

1. That this application conforms to the City of Bluffdale subdivision ordinance and Utah State Code requirements regarding plat approval.
Brad Peterson seconded the motion.  Vote on the motion: Connie Pavlakis-Aye; Brad Peterson-Aye; J. Lee Bertoch-Aye.  Johnny Loumis, Jr., abstained.  The motion passed 3-to-0 with one abstention.
7. PUBLIC HEARING/CONSIDERATION/VOTE Regarding a Preliminary Plat Application for Plat C1 for a Road Dedication as an Extension of Freedom Point Way, Plat D-4 for 12 Residential Lots, Plat I-1 for 29 Residential Lots, and Associated Streets at Approximately 15100 South and Allegiance Drive, within the Independence Master Planned Community, 4 Independence, LLC, Applicant.  
Ms. Robison presented the staff report and thanked the Planning Commission for allowing her to combine all three plat requests to expedite and simplify the process.  Ms. Robison reviewed a map of the Independence project to help the Commissioners see how all of the components are coming together.  For Plat C-1, the request entails only a road dedication as an extension of Freedom Point Way.  In addition, plat D-4 comprises 12 single-family units on private drives that are similar to the project type that has already been approved and developed in plat D-3.  Finally, plat I-1 is for 29 single-family residential lots with alleys that run along the back on both sides of the property.  Currently this is being developed along Peace Drive.
In response Commissioner Peterson’s question regarding whether or not there was a road on the plats highlighted in red (plats I-1 and D-4), Ms. Robison explained that those plats have a similar product and utilize an alley that goes to the garage.  She reported that the alleys should be in soon.

In response to Commissioner Pavlakis’ question regarding access to the houses on the other side, Ms. Robison indicated that there was another alley.

Ms. Robison first reviewed the C-1 plat, which is the most straightforward.  She identified the different connections that will be in place.  C-1 will be one of the major accesses into the development.  The grading in the area is important to complete, hence the need to expedite the review and approval of this plat.  There will be some development on both sides of the road, but that will be presented to the Planning Commission at a later time.  Ms. Robison confirmed that the road meets the requirements for the right-of-way width specified in the Development Agreement.  It will have a slightly different design because of the engineering that took place because the area is slightly steeper.
Ms. Robison also indicated that as a part of the Master Development Plan, there is a Master Street Tree Plan that is part of the development as well.

In response to Commissioner Peterson’s question regarding the timing of the landscaping, Ms. Robison stated that it is important to be sensitive to that issue so that there are not a lot of dead trees.  She further indicated that as building permits come in, that is when the street trees are actually placed and assurances are provided that there will be water for the trees.  All of the developers received a list of the Street Trees Plan.  They have also been informed that the trees are one of the conditions to be met in order to receive their Certificate of Occupancy (C of O).

Ms. Robison next referred to Plat E-2, which the Planning Commission will see in the near future.  It was reported that the site plan is currently being developed.
Chair Bertoch believed it was important to wait to plant the trees because they would be destroyed during construction.  Ms. Robison stated that the planting of the trees can be incorporated into the timing and conditions.
In summary of plat C-1, Ms. Robison stated that it is a very important connection to the project and the City.  The timely completion of the road is essential to the project.

Commissioner Peterson stated that the road is dirt right now and asked if it has been serving as the secondary access.  Ms. Robison confirmed that it had.  Commissioner Peterson then asked if the final grade of Porter Rockwell Boulevard at that future intersection was already predetermined so that the City does not end up with a problem like the one encountered by the Summit Academy.  Ms. Robison believed it had been determined and stated that staff has been working closely with City Engineer, Mike Fazio, on the matter.  Ms. Robison then reviewed the Land Use Plan and confirmed that it is a major access point for the development.

In response to a question raised by Chair Bertoch, it was confirmed that a semaphore will eventually be placed at the intersection at Porter Rockwell Boulevard.
Ms. Robison next reviewed Plat D-4, which is similar to what has been seen previously.  The plat consists of 12 single-family lots on private drives.  The plat meets all of the requirements of the Development Agreement.  The setbacks are eight feet on the rear, five on each side, and eight in the front.  There are setbacks of 20 feet to the garage.

Ms. Robison highlighted one of the conditions that stipulates that there is to be no direct driveway access to public streets.  Allegiance Drive has been completed, so there is internal access to the properties.

In response to Chair Bertoch’s question regarding the speed limit on the private drives, Ms. Robison stated that there isn’t much control because they are identified as private shared driveways.  The homeowners would be responsible for the traffic on those private driveways.  Ms. Robison indicated that the section in D-3 is already built, so interested individuals can see what the private driveways look like.  Ms. Robison also noted that one of the conditions stipulates that the property owners, or the HOA, along the public street are required to maintain the street trees.
Ms. Robison next reviewed plat I-1, which has a similar product type to what was approved in Plat D-2.  She identified Battle Drive and Daylight Drive on the map and outlined issues discussed by the DRC.  First, she identified Parcel A and indicated that it would provide access to the Mount Jordan Park, which is the main park in the development.  The DRC expressed their concern to the applicant that the plat included a driveway that would provide vehicular access that would connect to Freedom Point Way.  The DRC suggested that the access be maintained only for pedestrian use.  The Fire Chief indicated that it would be better if a gated feature were implemented so provide access to the property.  Currently Parcel A will be dedicated to the City to allow that access.  The developers and the DRC will need to collaborate to design the access to accommodate pedestrians and possibly provide access for fire and emergency vehicles.
Commissioner Pavlakis observed that on the corner there are two small parcels on the smaller map, yet on the larger map does not show them.  That parcel was identified as Lot 251.  Ms. Robison clarified on a newer map that it will be a private alley access.  The DRC expressed concern about safety, so the applicant modified the design to allow access to the 16-foot alley to go around to the back of the lots.

In response to Chair Bertoch’s request to confirm whether or not the fire access to the park would be to the northeast, Mr. Robison explained that the design will have a parking lot.  The area could be gated to allow for emergency vehicles only.  Discussion ensued on the options that could be used to allow for emergency access.

Ms. Robison stated that one question raised had to do with which side of the street the sidewalk should be placed.  The design still needs to be addressed, but Ms. Robison believed that determination could be made at the staff level.  Another suggested change was to adjust the property line slightly to better accommodate the alley.

Ms. Robison stated that the applicant has met the requirement for fire hydrants, so the Fire Chief recommended that the plat move forward as it is.

In response to Commissioner Peterson’s question regarding the status of Daylight Drive, Ms.  stated that it has not been built yet.  It will be part of Plat I-1 and built as a part of this plat.  Commissioner Peterson asked if the enlarged corner at Battle Drive and Daylight Drive would be large enough to allow a fire truck to turn around.  The Fire Chief indicated that it is large enough for that purpose.

Chair Bertoch next inquired about the locations of the street lighting.  Ms. Robison stated that the street lights are located in the public right-of-way, but they are not shown on the plans provided to the Commissioners.  They are, however, indicated on the Utilities Plan.

Commissioner Peterson expressed his concern that the corner where Lot 252 is located would require a hairpin turn; therefore, there would need to be limitations on the parking permitted in the area, if possible.  Nate Shipp indicated that it would be a City street; therefore, the City would have to make that determination.  Ms. Robison noted that it is a 50-foot right-of-way, so the road is ample and provides parking opportunities.  Commissioner Pavlakis added that she would have concerns with the clear view at that corner.  In response to Commissioner Pavlakis’ question regarding the property owners’ right to install fences, it was indicated that City Engineer, Michael Fazio, has ensured that the street design matches the City Ordinance.  Mr. Peters clarified that owners would not be allowed to build full-height, 6-foot fences at the front setback of their homes.  The fences would have to be shorter, around three or four feet high at the maximum.

With regard to the adjacent plat, I-3, Commissioner Pavlakis sought to confirm that there would be an alley access between those two plats.  Ms. Robison answered in the affirmative.  Commissioner Pavlakis then asked what would be across the street.  Ms. Robison stated that she has not seen a plat for those yet.  She believes they will be single-family lots.

Ms. Robison informed the Planning Commission that Plats E-2 and G-3 have been reviewed by staff and will be the next pieces to come before the Planning Commission.
Chair J. Lee Bertoch opened the public hearing.  There were no public comments.  Chair J. Lee Bertoch closed the public hearing.     

Connie Pavlakis moved to forward a positive recommendation to the City Council for the Independence at Bluffdale preliminary and final plat C-1, plat D-4, and plat I-1, Application 2013-27, Application 2013-08, Application 2013-12 subject to the following conditions and 

findings presented in the staff report dated June 14, 2013:
Conditions:
1. That all requirements of the City Code and adopted ordinances are met and adhered to for each proposed plat.
2. That all plats comply with the Bluffdale City Engineering Standards and Specifications and recommendations by the City Engineer and Public Works Department be met for all relevant construction and plat drawings prior to the pre-construction meeting or plat recording, whichever occurs first.
3. That the project adheres to all requirements of the International Fire Code.
4. That the plat specific CC&Rs are recorded with the final plats at the County Recorder’s office, if applicable.
5. That all building permit submittals for homes have written or stamped approval from the Independence Development Review Committee, pursuant to the requirements of the DA prior to being submitted to the City.
6. That easements for any offsite facilities are provided to the City, as applicable, prior to recording the subject plat.
7. That all street trees shall be installed in the park strips prior to the issuance of a certificate of occupancy for all dwellings in accordance with the approved Street Tree Plan.
8. That all park strip landscaping irrigation and maintenance is the responsibility of the adjacent property owners or HOA, as applicable.
9. For Plat I-1, that “Parcel A” as dedicated to City show the design of the access to the Mount Jordan Park parking lot in the construction drawings and approved by the DRC prior to the preconstruction meeting.
10. No direct driveway access to public streets in Plats D-4 and I-1

Findings:
1. That this application conforms to the Independence at the Point Development Agreement, as amended, and the requirements of the Mixed Use zone.
2. That this application conforms to the City of Bluffdale subdivision ordinance requirements regarding preliminary and final plat approval.
3. That the proposed plan will not be detrimental to the health, safety, or general welfare of persons or property within the area.

Johnny Loumis, Jr., seconded the motion.  Vote on the motion: Connie Pavlakis-Aye; Brad Peterson-Aye; Johnny Loumis, Jr.-Aye; J. Lee Bertoch-Aye.  The motion passed unanimously.

8. City Council Report.
9. Planning Commission Business (Planning Session for Upcoming Items, Follow Up, Etc.)

The above two items were discussed concurrently.  
Mayor Derk Timothy provided the Planning Commission an overview and update on the progress being made with Porter Rockwell Boulevard.  He noted that Porter Rockwell Boulevard will be an important arterial road and will be very busy.  He stated that the City wants the road, but does not want to maintain it.  It will be such a heavily used regional facility that he believes UDOT should be responsible for maintenance.  However, UDOT’s timeline is much farther out than Bluffdale needs it to be.  The road is being built to the extent possible for development and will need to be built to UDOT’s standards if UDOT is ever going to assume responsibility for it.  The City is on Phase I funding of Wasatch Front Regional, and the City has incrementally purchased property through Corridor Preservation Funds.  The only thing the City does not own is the canal crossings.  There are other pieces that the City has purchased in phases with Corridor Preservation Funds.  
Mayor Timothy stated that even though the financial obligation for Porter Rockwell Boulevard is a burden, the City is doing its best to minimize the financial burden it places on Bluffdale City.  His recommendation, therefore, was that Bluffdale City enter into an Interlocal Agreement with UDOT, which would state that if Bluffdale City builds the road to UDOT standards, they will eventually take it over.  Part of the problem with the Interlocal Agreement is that Bluffdale City would take 14600 South, which is a concern to the Mayor.  He believes it would be a bigger money pit than Porter Rockwell Boulevard.  There are strategies that will need to be determined and implemented to ensure that it is a win-win situation between Bluffdale City and UDOT.
With regard to the McDougal property located in Herriman, Mayor Timothy surmised that it is the 17-unit-per-acre land that was decided on in order to build apartments.  Bluffdale City entered into an Interlocal Agreement with Herriman to supply water to that property from Bluffdale.
The City is still looking to get the Jordan River Parkway through McDougal’s property.

Commissioner Peterson observed that since UDOT is not going to move as fast with Porter Rockwell Boulevard as Bluffdale City would like, the responsibility for building essentially falls on Bluffdale City.  Mayor Timothy stated that it is a very complicated issue because of the many priorities UDOT has to manage.  UDOT has been a good partner in the design.  The funding to build the road includes a host of funds that Bluffdale City is trying to access.  To that end, the City plans to hire a lobbyist for the next Utah legislative session.  In a perfect world, everything identified in the Wasatch Regional Fund will be funded within the next seven years.  Porter Rockwell Boulevard is one of the biggest amounts funded in Phase 1.
Commissioner Pavlakis stated that she was pleased to see that Mayor Timothy is running unopposed for the next mayoral election.

It was reported that the grading for Porter Rockwell Boulevard is underway.  The area that connects to Heritage Crest needs to be completed soon.  The school and seminary building are impacted by the grade work taking place.
Commissioner Loumis thanked Alan Peters and Jennifer Robison for the outstanding work they did to help the Commissioners vet the proposals presented at tonight’s meeting.  He commented that they have the hindsight to make the Commissioners’ jobs easier.  Commissioner Loumis requested that the Mayor give the Commissioners a heads up on how the City Council responds to the recommendations that the Planning Commission forwards so that they can consider the perspectives and solutions discussed by the City Council.  Mayor Timothy believes the Planning Commission’s recommendations have been spot on.  Many times members of the City Council ask questions that don’t have to do with the application because the Planning Commission has already examined the proposals thoroughly.  Commissioner Loumis stated that, in his opinion, the work that has taken place over the past four years has been outstanding.
Mayor Timothy stated that he can’t tell the Planning Commission everything because sometimes there are strategies at play that can’t be discussed at a public meeting.

Chair Bertoch believes Bluffdale City needs to get better press coverage than it does.
Ms. Robison had additional thoughts about the Berger’s plat amendment discussed earlier.  She stated that the zoning is not going to change and the zone boundary will still exist, but she will confer with City Planner/Economic Development Director, Grant Crowell, to obtain his insights on the concern expressed regarding large farm animals, and report back to the Planning Commission.  
Commissioner Peterson stated that his concern did not affect his vote because the City cannot govern CC&Rs.  However, if someone in the future bought the land and built a barn and put animals on it, that could be a problem.  Commissioner Peterson stated that the CC&Rs were written for the original lot, not for the part added to the lot.  Mayor Timothy doubted the CC&Rs go with the addition to the property.  Commissioner Pavlakis stated that if the owner has to go to the County and file for a plat amendment, it is possible that the CC&Rs would apply to the additional property.  Further discussion ensued on this issue without arriving at a definitive answer.  Jennifer Robison agreed to research the question and provide a definitive answer.
Commissioner Pavlakis believed the City has oversight over what is done with property when public buildings are on the site.

Ms. Robison stated that Plat H-1 was recorded, but part of the recording that was done for the school and the church in Independence included the requirement to provide an easement for access to the City for off-site improvements such as the storm drain.  Mayor Timothy confirmed that the Planning Commission was making a recommendation for staff to look into the issue and report back.
Alan Peters stated that on June 25th there will be a combined meeting of the City Council and the Planning Commission.  One of the topics to be discussed will be the provisions for reduced lot sizes.  There is a temporary prohibition of reduced lot sizes, but the deadline is fast approaching and there is a need to determine solutions.  The combined meeting will take place at the beginning of the City Council Meeting.  Commissioner Pavlakis requested that the specific ordinances under consideration be placed in Dropbox so that the Commissioners have them available beforehand.  Mr. Peters stated that the Commissioners will receive a copy of the staff report.
10. Adjournment.

The Planning Commission Meeting adjourned at 8:48 p.m.
__________________________________

Gai Herbert,
Community Development Secretary
Approved:  ____July 9, 2013___________
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