
Commission Meeting of July 7, 2020 

Agenda Item No. 3 

PLANNING COMMISSION STAFF REPORT 

SUBJECT: Ron Wood Park Food Truck Event and Farmers Market Conditional Use Permit. 

SUMMARY: Farmer' s Market/Food Truck Event; 5952 West New Bingham Highway; 
Conditional Use Permit for Farmer' s Market; City of West Jordan (applicant) [Larry Gardner 
#21520; parcels 26-02-126-001; 201-001; 200-025, 041 , 042; 100-029, 033, 042, 043] 

STAFF RECOMMENDATION: Staff recommends approval of the conditional use permit for a 
Farmer's Market/Food Truck Event at Ron Wood Park; 5952 West New Bingham Highway 
subject to the conditions listed in the staff report. 

MOTION RECOMMENDATION: "Based on the information and findings set forth in the staff 
report and upon the evidence and explanations received today, I move that the Planning 
Commission approve this application subject to the conditions listed in the staff report" . 

Prepared by: 

Larry Gardner AICP 
City Planner 

Reviewed by: 
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Nate Nelson (Jun 29, 2020 09:15 MDT) 

Nate Nelson PE 
City Engineer 

Reviewed by: 

Duncqn fv1wrqv 
Duncan Murray (Jun 29, 2020 09:57 MDT) 

Duncan Murray 
Assistant City Attorney 



I. CONDITIONS OF APPROVAL 
1. Food Trucks shall be parked on paved surfaces. 
2. Hours of operation for events shall be limited to the same hours as Ron Wood Park. 
3. Loud speakers of any kind and/or loud music is prohibited. 
4. Obtrusive lighting prohibited. 

I. BACKGROUND: 

West Jordan City desires to hold weekly food truck events during certain times of the year. The 
food truck event is close in use type to a farmer's market which requires a conditional use permit. 
This permit will pertain to the entire Ron Wood Park and will run with the land. The permit will 
also apply to farmer's markets if the city decides to hold one at this location. Conditions of 
approval have been created to mitigate any real or perceived detrimental impacts. 

II. GENERAL INFORMATION 

Surrounding zoning and land uses. 

Existing Land Use Zoning Land Use Designation 
North Residential R-1-10 Residential 
South Treatment Center P-O Office 
East Power Corridor HFR Parks and Open Land 
West Residential R-1-10, 12 Residential 

C. Conditional Use Permit. The city recognizes certain uses which may be appropriate in specific 
zoning districts but have characteristics that, depending upon the location, design and standards of 
operation, may have a greater impact than permitted uses on adjoining properties. Such uses 
require a more comprehensive review, including the ability of the city to establish specific 
conditions for the project to mitigate any potential impacts. The Planning Commission can 
evaluate only conditional uses listed and is empowered to grant, grant with conditions, or deny any 
application for a conditional use permit. 

D. Conditional Use Approval. A conditional use shall be approved if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of the 
proposed use in accordance with applicable standards. These conditions may include, but are not 
limited to: 

1. Requirements for setbacks, open spaces, buffers, fences or walls, and landscaping to 
mitigate conflicts from visual, noise, lighting and similar impacts associated with the use; 

2. Dedication of street or other public rights of way and control in location of access points 
and on site circulation to mitigate traffic impacts from increased volumes or nature of 
traffic activity associated with the use; 
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3. Regulations pertaining to hours of operation, methods of operation, and phasing of the 
development of the site to mitigate impacts to surrounding properties and the 
neighborhood; and 

4. Time limits on the duration of the permit to determine if the use, after a temporary period 
of operation, is materially detrimental or to evaluate whether changed conditions in the 
neighborhood effect the capability of the use to continue to adequately mitigate impacts to 
the surrounding area or the city as a whole. 

E. Conditional Use Denial. If the reasonably anticipated detrimental effects of a proposed 
conditional use cannot be substantially mitigated by the proposal or the imposition of reasonable 
conditions to achieve compliance with applicable standards, the conditional use shall be denied. 

III. ANALYSIS. 

The food truck event and farmer ' s market will take place at the parking areas of Ron Wood park 
as shown on the map in this packet. The CUP will make it possible to conduct the event at any 
location in the park. 

• Lighting. The applicant is not proposing to install any new lighting at this time. The park 
has ample lighting in the parking areas. 

• Fences. The site is fenced between the residential neighborhood and the park. The fence 
appears in good repair. No additional fencing is required. 

• Ingress/Egress. The park has access from Fall Water Drive to the north and New Bingham 
Highway to the south. There is no other access to the proposed site. All loading and 
unloading of vehicles will be done on site. 

• Parking. The site has 582 parking spaces. The parking spaces for Ron Wood park are 
calculated to include events such as this. No additional parking is required. 

IV. FINDINGS OF FACT 

Section 13-7E-8: Conditional Use Criteria. 

Prior to approving any application for a conditional use, the Planning Commission shall find that 
the use meets the following criteria: 

Criteria 1: The proposed use is consistent with the intent of the goals and policies of the 
General Plan and the purpose of the zone district in which the site is located. 

Discussion: The use as a food truck event/ farmers market will be consistent with 
the intent of the General Plan. 

Finding: The proposed use is consistent with the intent of the goals and policies of 
the Comprehensive General Plan and the purpose of the zoning district in which 
the site is located. 
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Criteria 2: 

Criteria 3: 

Criteria 4: 

The proposed use will not be materially detrimental to the health, safety, or 
general welfare of persons residing or working in the neighborhood of the 
proposed use or have an adverse effect on the property, adjacent properties, the 
surrounding neighborhood or the City as a whole as a result of the type of use or 
hours of operation. 

Discussion: The events are similar in nature to other events and games that are 
held at parks. The events will be located between 600 and 800 feet from residents 
to the north and west. All parking is on site and no adverse impacts on the 
surrounding residential neighborhood are anticipated. The hours of the events 
currently are on Tuesday evenings. Staff does not see any reason why the events 
could not be held during the hours the park is open. The hours of operation are 
compatible with the residential uses around the property. 

Finding: The proposed use will not be materially detrimental to the health, safety, 
or general welfare of persons residing or working in the neighborhood of the 
proposed use or have an adverse effect on the property, adjacent properties, the 
surrounding neighborhood or the City as a whole as a result of the type of use or 
hours of operation. 

The proposed site is adequate in size and shape to accommodate the proposed use 
and that all requirements for the zone district, including, but not limited to, 
setbacks, parking, on site circulation, screening, buffering and landscaping, are 
being met. 

Discussion: The park is 93 acres in area and has 582 parking spaces. The park is 
adequat€ in are to add this event to the uses already present. 

Finding: The proposed site is adequate in size and shape to accommodate the 
proposed use and that all requirements for the zone district, including, but not 
limited to, setbacks, parking, on site circulation, and screening, and buffering are 
being met. 

The proposed site has adequate access to public streets and highways to carry the 
type and quantity of traffic which may be generated by the subject use and on site 
circulation is adequate to permit driveways, parking and loading requirements in 
a manner which is safe and efficient. 

Discussion: The site is accessed by two driveways one from Fall Water Drive and 
another from New Bingham Highway. On-site traffic circulation will not be altered. 
The parking lot has a total of 582 parking spaces available. No exterior building 
alterations or additional signs are proposed at this time. 

Finding: The proposed site has adequate access to public streets and highways to 
carry the type and quantity of traffic which may be generated by the subject use. 
No changes to on-site circulation are proposed. 
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Criteria 5: 

Criteria 6: 

Criteria 7: 

The proposed use will ensure compatibility with surrounding uses and will use 
building materials that are in harmony with the area. 

Discussion: The use will be compatible with the residential uses next to the park 
and other events occurring at the park. No buildings are proposed. 

Finding: The proposed use will ensure compatibility with surrounding uses. 

Adequate conditions or stipulations have been incorporated into the approval of 
the Conditional Use Permit to ensure that any anticipated detrimental effects can 
be mitigated. 

Discussion: Conditions of approval are included in the recommendation section of 
this report. These conditions of approval will be sufficient to mitigate any possible 
detrimental effects. 

Finding: Adequate conditions or stipulations have been incorporated into the 
approval of the Conditional Use Permit to ensure that any anticipated detrimental 
effects are mitigated. 

Notice of the proposed development and signature approval of such development 
has been given to and obtained from the city water and sewer utility 
administrators. 

Discussion: The proposed use does not require additional water or sewer. 

Finding: Notice of the proposed development and signature approval of such 
development has been given to and obtained from the city water and sewer utility 
administrators. 

IX. ATTACHMENTS: 

Exhibit A-Zoning and Land Use Map 
Exhibit B -Aerial Map 
Exhibit C - Site Plan 
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