BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, March 4, 2020
Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting Wednesday, March 4,
2020, at 6:30 p.m., or as soon thereafter as possible, at the Bluffdale City Hall located at 2222 West 14400 South,
Bluffdale, Utah. Notice is further given that access to this meeting by Planning Commissioners may be by electronic
means via telephonic conference call.
PLANNING COMMISSION BUSINESS MEETING 6:30 PM
1.

Invocation and Pledge of Allegiance. *

2.

Public Forum – To bring items not already on the agenda before the Planning Commission.

3.

Approval of minutes from February 5, 2020, of the Planning Commission.

Administrative Items
4.

PUBLIC HEARING, CONSIDERATION AND VOTE on a Conditional Use Application (2020-10) for more than one
home occupation per residence in compliance with the Bluffdale City Code Title 11-23-2 for a beauty/salon
services located at 15282 South 2200 West, Sheena Schwemmer, applicant. Jennifer Robison, staff presenter.

Legislative Items
5.

PUBLIC HEARING, CONSIDERATION AND VOTE on proposed amendments to the City Engineering Standards
and Specifications. City of Bluffdale, applicant. Trevor Andra, staff presenter.

Discussion Items
6.

City Council Reports.

7.

Planning Commission Business (planning session for upcoming items, follow up, etc.).

8.

Adjournment.

Dated: February 28, 2020

Grant Crowell, AICP
City Planner/Economic Development Director

In compliance with the American Disabilities 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.*Contact Jennifer Robison if you
desire to give the Invocation or lead the Pledge of Allegiance.

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, M~rch 4, 2020
Present:
Members:

Debbie Cragun, Chair
Kory Luker
Ulises Flynn

Excused:

Johnny Loumis, Jr.
Stephen Walston
Holly Brown

Others:

Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior Planner
Trevor Andra, Assistant City Engineer
Pam von Petersdorff, Community Development Coordinator

Chair Debbie Cragun called the meeting to order at 6:34 p.m.
PLANNING COMMISSION BUSINESS MEETING
1.

Invocation and Pledge.

Kory Luker offered the invocation. Ulises Flynn led the Pledge of Allegiance.
2.

Public Forum.

There were no public comments.

3.

Approval of Minutes from the February 5, 2020, Meeting of the Planning Commission

Kory Luker moved to approve the minutes from the February 5, 2020, meeting of the
Planning Commission. Ulises Flynn seconded the motion. Vote on motion: Kory Luker-Aye;
Ulises Flynn-Aye; Debbie Cragun-Aye. The motion passed unanimously.
Administrative Items
4.

PUBLIC HEARING, CONS ID ERATION AND VOTE on a Conditional Use
Application (2020-10) for More than One Home Occupation per Residence in
Compliance with the Bluffdale City Code Title 11-23-2 for a Beauty/Salon Services
Located at 15282 South 2200 West. Sheena Schwemmer, Applicant. Jennifer Robison,
Staff Presenter.

Senior City Planner, Jennifer Robison presented the staff report and identified the location of the
subject property. She explained that in the City's Home Occupation Ordinance, there are
requirements that must be followed, including the acquisition of a business license from the City.
One of the provisions in Bluffdale City Code Title 11-23-2 (4) states, "The home occupation shall
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be licensed with the City. No more than one home occupation shall be approved per residence
unless the applicant has obtained a conditional use permit. " Therefore, the Planning Co1mnission
is conside1ing whether to approve a second home occupation at the subject property. Mrs. Robison
noted that a home occupation for a contractor was previously established in 2017 under the name of
Schwemmer, Inc., for Natures Hardwood Flooring. The office work for the business is run out of
the Schwemmer home. The second business being proposed is for beauty and salon services. The
business would be called Luminescent Smiles and will specialize in organic teeth whitening.
In order for the second business to operate, the applicant must obtain a Conditional Use Pennit to
qualify for a business license. The applicant noted in her application that the business would entail
teeth whitening using all organic materials, consisting of gel and laser light. There would be only
one or two clients on the site at one time. The business would operate in an outbuilding, which is
allowed in the Home Occupation Ordinance. Mrs. Robison confinned that the applicant has
committed to complying with all of the City's requirements for a home-based occupation.
It was confirmed that both businesses will operate out of the outbuilding. Mrs. Robison stated that
the applicants have agreed to comply with all City requirements, including parking. She also noted
that Sheena Schwemmer will have no employees. There will be no signage on the property.

Chair Cragun next asked for the histmy of limiting home occupations to just one, thereby requiring
a Conditional Use Pennit for an additional home occupation business on the same property. City
Planner/Economic Development Director, Grant Crowell believed the requirement had been around
for a while. This section of the Home Occupation Code has not been revised in several years. He
sunnised that this particular Conditional Use Permit requirement might be a relic of the past before
the majority of Conditional Use Permits were eliminated from the City Code.
In response to a question raised, Mr. Crowell stated that there is currently some confusion in the
requirements for obtaining a business license because people can potentially operate more than one
business under the same business name. He added that the Business License Code dates back to
around 1979. Chair Cragun did not have an issue with approving the application but she wanted to
determine if there was an intentional reason the City did not want more than one home occupation
operating out of the same location.
Commissioner Flynn noted that if further similar applications are submitted, this situation would set
a precedent and a threshold would need to be set. Mr. Crowell stated that there is a point at which a
section of the City should be rezoned to Commercial of some sort. He noted that Bluffdale is quite
permissive in its allowance for home occupations.
Chair Cragun opened the public hearing.
Tyler Warner gave his address as 15366 South Silver Point Circle. He drives past the subject
property every day and already, there are a lot of cars on the subject property. He asked about the
rules for on-street parking. Mr. Warner stated that currently there are a lot of cars on the street,
including when students are being picked up from the nearby school. Mrs. Robison explained that
off-street parking is required for all employees of an approved home occupation. She was unable to
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find any additional parking requirements in the City's Parking or Home Occupation Ordinance.
Chair Cragun reiterated that there would be no additional employees and there would be just one or
two clients at a time. In response to a question regarding the hours of operation, Mrs. Robison
stated that the hours are limited in the Home Occupation Ordinance. Businesses may not operate
between 10:00 p.m. and 7:00 a.m.
Mrs. Robison read the following from the City Code: "Visitors, customers, or vehicular traffic shall
not exceed that normally or reasonably occurring for residents in the neighborhood." That means
that since visitors or residents can park on the street, home occupation customers can also park on
the street. However, if parking is a concern, it could be addressed with the applicant.
Mr. Crowell noted confusion between the City's Parking Ordinance, which focuses on commercial
operations and multi-family developments, and the Home Occupation Ordinance. For Conditional
Use Permits, parking, traffic circulation, and hours of operation can legitimately be addressed in the
conditions if they are measurable and can be reasonably mitigated. The existing business is not
under review tonight, and only the proposed second business.
David Hunter gave his address as 15309 Mountain Side Drive and stated that his property borders
the backside of the subject property. He and another neighbor who also has adjoining property
would like to know how many employees would be at the business and whether it will be located in
the home or the shop at the rear of the property. If the business is in the shop, they wished to know
if the back fence will be completed to separate the property. Currently, it is just a horse corral fence
and not a privacy fence. Chair Cragun stated that there will be no employees and the business will
operate in the same shop as the flooring business. There will be no more than one or two clients on
the property at one time. Hours of operation were not included in the application, but the City Code
limits the hours of operation from 7 :00 a.m. to 10:00 p.m.
Mr. Hunter acknowledged that the employees of the flooring business have off-street parking, so he
and his neighbor had no objections to the business. They are on friendly terms with the neighbors,
but they just wanted more information. He emphasized his concern with privacy, hence his
question about the privacy fence. Mrs. Robison stated that the City did not address the fence with
the applicant. Mr. Hunter explained that currently there is about 150 feet of horse corral fence
where there used to be a horse corral across the back of the property.
Mr. Warner asked what the ramifications would be if the number of employees was increased.
Commissioner Luker stated that since this is a Conditional Use, the owner would have to re-apply
for a new Conditional Use Permit. Mr. Crowell explained that a new business license would be
required and include a meeting with the Planning Commission. The City Code addresses the
number of employees differently than a Conditional Use Permit for a second business.
Mrs. Robison stated that the Home Occupation Code currently allows one employee besides the
owner without additional approval.
There were no further public comments. Chair Cragun closed the public hearing.
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In response to Commissioner Luker's request for clarification of the employee rule for Home
Occupations, Mrs. Robison explained the rule allows for the resident of the dwelling to run the
business. When deemed necessary, the City may allow one employee not residing on the premises
during approp1iate daytime business hours to work at the location of the home occupation.
However, if an applicant wants more than one additional on-premise employee, the Home
Occupation will require the review and approval of the Planning Co1mnission.
C01mnissioner Luker acknowledged that the current home occupation is not under review, but it
appears to have more than one employee. Mrs. Robison had not reviewed the application for that
business, so she did not know the actual number of employees at that business. Mr. Crowell offered
to obtain that information from the Business Licensing Official. He commented that there is a lot of
infonnation that is simply unknown, especially since the applicants were not in attendance.
Commissioner Luker did not object to what the applicants are trying to do, but he wanted to make
sure they comply with City Code.
Chair Cragun expressed disappointment that the applicant was not in attendance to help answer
these questions. She suggested that the matter be tabled in order to get answers to the questions
raised.

Debbie Cragun moved to table the matter until the next Planning Commission Meeting, at
which time the applicant can hopefully be present. Staff will get more information for the
Planning Commission on the existing business pertaining to the questions raised at this
meeting. The Planning Commission will reserve the right to re-open the public hearing. Kory
Luker seconded the motion. Vote on motion: Kory Luker-Aye; Ulises Flynn-Aye; Debbie
Cragun-Aye. The motion passed unanimously.
Legislative Items

s.

PUBLIC HEARING, CONSIDERATION, AND VOTE on Proposed Amendments to
the City Engineering Standards and Specifications. City of Bluffdale, Applicant.
Trevor Andra, Staff Presenter.

Assistant City Engineer, Trevor Andra, presented the staff report and explained that he would be
presenting new standards and changes to the existing standards. He first discussed the changes to
the drinking water meter, which the members of the Public Works Department can read while
driving by the meter. The result is a change of the lid to a specific DNL number. The goal is to
make the lid as flush with the ground level as possible to avoid accidental breakage. The change to
the meter service resulted in a change to the meter vault and the manhole. Mr. Andra explained that
a bypass option was incorporated in the event a meter breaks. The water service would not be
interrupted, and the water use could still be read. A meter would be put in place if the need arose.
Mr. Andra presented a new standard regarding a curb inlet for storrnwater. Currently, the City has
standards for concrete boxes but there are circular PVC types of boxes, which have a circular grate.
Consequently, new standards are necessary. This new type of design is used on a project near City
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Hall. There is more flexibility in the design for stonnwater drainage. The grate and frame would
have the same loading requirements as the metal ones.
Mr. Andra addressed an existing standard regarding Low-Impact Development ("LID") structures
in Section D-Stonnwater Storage Facilities. The water is stored on-site for infiltration. The
standard was changed to make it more flexible in tenns of what developers use and to provide a
clean-out manhole in the front. The previous standard did not include that requirement, so it was
difficult to maintain the system and clean it out. A chamber system will be used to facilitate the
infiltration of the water into the ground. This was intended to be an improvement to an existing
standard.
Mr. Andra next addressed a new standard because of changes made by the State with regard to
stonnwater. The changes, which went into effect on March 1, 2020, require all development to use
some type of LID element within the stonnwater. With the addition of the new standards, the City
will have five LID standards because the State requires five options. The standards need to be
based on pollutant removal from the stonnwater.
The first option is for the use of "swells." It goes over the specifics of how they are to be built with
the different types and levels of soils. Bluffdale City adapted infonnation that was obtained from
the state of Minnesota, which has been progressive in its approach to LID. Mr. Andra referenced
the retention areas near the Simple Products property along 14600 South. He explained that those
retention areas were the premise behind the proposed standards and design guidelines.
Mr. Andra addressed a new standard that falls in line with the LID stonnwater. The new example
acts as a sump, the pipe has perforations and is wrapped in a stone matrix with fabric on the outside.
That design would be used in a new development where there is not a stormwater system close by.
There would be options for using the design along parking areas, and not along a curb and gutter.
They would also have a bag that helps catch the large debris to help filter out some of the pollutants.
In response to Commissioner Luker's question regarding who would replace the drainage
infrastructure, Mr. Andra stated that the City would if it was a City facility. On private streets, the
HOA would have to budget for the replacements.
Mr. Andra reviewed another new standard, which was also a LID that would use a rain garden. He
pointed out that they are effective at removing pollutants, but they are complex to build. There are
companies that make such systems "in a box" that can be dropped into place. There are also
companies that sell each of the individual components so that a contractor can build the system.

Mr. Andra noted that a forthcoming requirement is that any site would have to keep an 80th
percentile rain event on site, which would equate to approximately the first half-inch of water. The
rain gardens would allow that water to run into them so the water can infiltrate and remain on-site.
Mr. Andra reviewed another new standard, which was the subject of much internal discussion by
staff. The City has many detention/retention basins that are associated with specific cul-de-sacs that
serve five to 20 lots. Part of the discussion centered on what would be best for maintenance and
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long-tenn needs. The Public Works Depmiment had a particular interest in how the basins are dealt
with. One option was to include a requirement that specifies that any development of 10 lots or
fewer would be required to have a similar system. The question was how to determine when a
space is usable. The goal was to take an approach that requires less maintenance by the Public
Works Depmiment but still looks nice. There would be no sod or sprinklers in the basins.
Mr. Andra next reviewed a plant and tree list that would accompany the design of the
detention/retention basins.
Mr. Andra addressed a change to existing streetlights. He explained that the grounding rod will
need to go into the junction box. The foundation requirements would also be changed, based on the
difference between constrained and unconstrained foundations. The change would specify the use
and design of unconstrained foundations.
Mr. Andra next discussed the conduit that comes up through the foundation to the light pole.
Previously, the metal conduit was allowed, however, industry practices and standards determined
that PVC, 1igid metal, and fiberglass are all comparable for those installations. Consequently, the
three different materials will be pennitted for conduits.
Existing roads, and their cross-section detail, were Mr. Andra's next topic. The changes will
specify the type of slun-y fill that will be required. It will need to consist of a larger aggregate. The
high-density mineral bond surface treatment will be another option.
Mr. Andra next addressed a new addition to the standards: asphalt types that will be allowed.
Currently, all asphalt in Bluffdale follows PG64-28, which is a type of binder. Some options were
added to allow a deviation from that standard for the entire City. The new standard on Trails and
Path Pavement would allow the PG58-28 because they do not have the loading as a roadway.
The trail standard would also apply to parking lots. Mr. Andra sought feedback on how to define a
parking lot. Mr. Crowell stated that a distinction would be the fact that large parking lots have drive
aisles, which are not roadways. Roads that include on-street parking would still need to meet the
road standards and not the parking standards. Mr. Andra explained that roadways have their own
definition. He then read the proposed definition of a parking lot. Discussion ensued on how to
make distinctions between roadways and adjacent parking lots. He stated that there may need to be
a definition of how a roadway and adjacent parking lot are connected. The intent was to not lose
the flexibility being proposed for parking lots and roadways. The City Code contains a definition of
parking space and parking lot. There was additional discussion on this complex subject. Mr. Andra
indicated that the definitions would be adjusted.
Mr. Andra noted that all of the cross-sections have varying widths, whether it be the park strip,
travel lane, and bike and shoulder lanes. The cross-sections were updated to show that though
cross-sections vary, they do have a minimum width. The goal was to simplify the requirements and
make them more understandable and consistent. Mr. Crowell observed that when Special
Development Districts are proposed, developers like to propose different road cross-sections so that

6

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, March 4, 2020
they can have more usable space. The requests will need to be balanced with the City Standards.
The key was to ensure the integrity of the asphalt in any development.
Mr. Andra continued with a new standard that outlines the requirements for pavement that specifies
that the requirements must be discussed at a "pre-pave meeting" between the City and the
developers. This meeting should ensure that developers encounter no surprises with regard to the
City's paving requirements. Mr. Crowell suggested the removal of the tenn "super pave" because it
has different meanings to different people. Miscellaneous discussion ensued on the different types
of asphalt are used in different areas, and how the City might specify the mate1ials required for
different types of paving projects.
The last standard Mr. Andra addressed was the "As-Builts" section. This section gives direction to
developers on what to submit to the City, what to collect in the field, such as GPS, valves, meters,
manholes etc., along with their respective elevations. This section will help to ensure that the asbuilts match what the City approved.
Mr. Crowell discussed the importance of keeping good records so that expectations are met and
historical infonnation is preserved for future reference. Since Michael Fazio became the City
Engineer, the records have been much more thorough and organized. In response to Commissioner
Flynn's question regarding the consequences of a developer's failure to submit the as-builts,
Mr. Crowell stated that if they do not obtain the needed signature, the permit will not be issued.
Mr. Andra explained that if the developer has bonded on the project, they will not get their money
back until they have met all the requirements. The Subdivision Ordinance contains details that also
address this issue.
Chair Cragun noted that the manual already exists and the highlighted sections were the changes.
Mr. Andra noted that some developers have been proactive in implementing the LID requirements.
Mr. Andra commented that historically, drainages have been allowed in the back of lots, especially
on larger lots. Some of the detention ponds are on residential lots, so they are an easement. In
subdivisions that are larger than three lots, that provision would be discontinued because the ponds
have been filled in by subsequent owners or never put in. The detention pond is still a City facility,
so the change will eliminate the issue of filling in detention ponds.

Commissioner Flynn noted that the document in the meeting packet included a Stormwater System
Covenant. Mr. Andra explained that it was a draft prepared by City Attorney, Vaughn Pickell. He
invited feedback on the draft.
Mr. Andra reported that the "Asphalt Paving and Quality Assurance Manual" is brand new. It goes
along with the submittal for the asphalt requirements but gives specific requirements to the mix
design and the submittals for that design, along with the Quality Control Plan. He clarified that the
standards provide an outline of the requirements and the Manual gives more depth to the
implementation of the standards. The Planning Commission complimented Mr. Andra for the
thoroughness and quality of the materials presented.
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Kory Luker moved to forward a positive recommendation to the City Council for the City
Engineering Standards and Specifications for the City of Bluffdale, with the addition of the
changes suggested to Engineering Staff. Ulises Flynn seconded the motion. Vote on motion:
Kory Luker-Aye; Ulises Flynn-Aye; Debbie Cragun-Aye. The motion passed unanimously.
Discussion Items

6.

City Council Reports.

Mr. Crowell announced that Vauglm Pickell had resigned and accepted an opp01tunity in Spanish
Fork. His last day with the City of Bluffdale would be March 27. The job posting would go out
very soon. City Manager, Mark Reid, had already received inquiries from interested parties.
Mr. Crowell reported that last year the City Council updated the City Ordinance on access01y
dwelling units for anyone in a residential zone regarding off-street parking. The first appeal was
from a concerned neighbor and heard by the Appeals and Variance Hearing Officer (AVHO), who
is legally trained and stringently adheres to State Law for variances. To date, no appellant had been
successful in making an adequate case for a variance. One important requirement was that a home
with an access01y dwelling unit must be owner-occupied.
Mr. Crowell referenced the j oint City Council-Planning Commission Economic Development
Meeting. He reported that the current effort is to generate a list of priorities for economic
development for the City Council to consider. He noted that 14600 South is currently and signs are
a hot topic. He urged the Planning Commissioners to think about commercial signage.
Mr. Crowell noted that last year' s Transportation Plan was approved. It will help the City adopt the
Impact Fee Plan, which was approved and will go into effect on May 26. There will be a new
proj ect on Loumis Parkway that will come before the Planning Commission in the near future.
Mr. Crowell referenced discussions the City Council has had about senior housing, particularly
behind the Midvalley Bible Church. He explained that the Planning Commission can expect to see
an infill townhome project on 14600 South and Camp Williams Road. Many live within the 1,000foot noticing radius, which may generate a significant amount of public comment.

7.

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

Mr. Crowell reported that there are footings in the ground for a building he believes will include a
coffee shop at 14000 South and Redwood Road. The City hired a vendor to help with an even
deeper dive on preparing a supermarket analysis to answer questions pertaining to attracting a
supennarket to Bluffdale. The report was expected to be ready in April.
Chair Cragun indicated that she drove past Bowcutt' s Flooring the previous Saturday and observed
that the parking lot was full. Mr. Crowell said it is a very good sales tax revenue generator. The
dominant goal is a grocery store, but other businesses are certainly welcome.
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Mr. Crowell reported that the hotel project looks promising as timelines and layouts are now being
discussed. There are also engineers and architects working on the project.

8.

Adiournment.

The Plamung Commission Meeting adjourned at 8:14 p.m.

Community Development Coordinator
Approved: Ap1il 15, 2020
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