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BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING AGENDA
Wednesday April 7, 2021
*This meeting will ONLY be conducted electronically*
Notice is hereby given that the Bluffdale City Planning Commission will hold an electronic public meeting on
Wednesday April 7, 2021 at 6:00 p.m., or as soon thereafter as possible. Please check the City website
www.bluffd ale.com for the most up-to-date details to view the meeting.

PLANNING COMMISSION BUSINESS MEETING 6:00 PM
1. Roll Call.
2. Approval of minutes from the Planning Commission meetings on February 17, 2021.
3. Discussion related to the General Plan, presenters, VODA Consultants and staff presenter, Grant Crowell.
Administrative Items
4.

PUBLIC HEARING, CONSIDERATION AND VOTE on the Arctic Preliminary Subdivision Application for 5.03
acres to create three (3) commercial lots for future development in the GC-1 General Commercial Zone
located at approximately 13974 South 2700 West, Mac Brubaker, Applicant (Application 2020-59) - Staff
Presenter, Jennifer Robison.

5.

CONSIDERATION AND VOTE on the Santa Rosa Plat Amendment Application amending lot 9 located at
approximately 2495 West 14200 South, Brigham Colton, applicant (Application 2021-12) - Staff Presenter,
Jennifer Robison.

Legislative Items
6.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a Zoning Amendment Application from R1-10 Residential and R-1-43 Residential to R-1-10 Infill-Overlay (1/0) for 15.54 acres located at approximately
14653 South Camp Williams Road, Sage Homes LLC, Applicant (Application 2021-10) - Staff Presenter, Ellen
Oakman.

7.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a City Initiated Text Amendment
Application to amend Title 11, Chapters 11.20, 11.90, 11.120, 11.150, 11.160, 11.220 et seq. of the Bluffdale
City Code regarding required City commercial site, building, and landscaping standards, in the GC-1 Zone
and city-wide, along with other related administrative provisions. (Application 2020-54) - Staff Presenter,
Grant Crowell.

Discussion Items
8.
9.

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

Dated: April 2, 2021

JM~f-Cvlfve'

Grant Crowell, AICP
City Planner/Economic Development Director

In compliance with t he 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. TTY7-1-1.

BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 7, 2021
Present:
Members:

Debbie Cragun, Chair
Holly Brown
Johnny Loumis, Jr.
Kory Luker
Steve Walston
Ulises Flynn, Alternate

Staff:

Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior Planner
Ellen Oakman, Associate City Planner
Todd Sheeran, City Attorney
Bruce Kartchner, Administrative Services Director
Pam Phillips, Community Development Coordinator
Dan Tracer, City Engineer

The meeting was held electronically via live streaming. Public comments were accepted via email
and U.S. mail. Comments were also invited by Zoom or email during the meeting. All submitted
comments were to be read and made part of the public record.
Chair Debbie Cragun called the meeting to order at 6:00 p.m.
electronically.

The meeting was conducted

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present with the exception of Johnny Loumis, Jr.
and Holly Brown who arrived shortly thereafter.
2.

Approval of Minutes from the Planning Commission Meeting of February 17, 2021.

Steve Walston moved to accept the minutes from the Planning Commission Meeting of
February 17, 2021, as written. Kory Luker seconded the motion. Vote on motion: Kory
Luker-Aye, Steve Walston-Aye, Ulises Flynn-Aye, Debbie Cragun-Aye. The motion passed
unanimously. Holly Brown and Johnny Loumis, Jr. were not present for the vote.

3.

Discussion Related to the General Plan, Presenters, VODA Consultants, and Staff
Presenter, Grant Crowell.

City Planner/Economic Development Director, Grant Crowell, introduced Mark Morris and
Annaliese Eichelberger from YODA Consultants. Mr. Morris reviewed a PowerPoint presentation
that was included in the meeting packet.
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The first slide included the following items to be covered in the presentation:
1.
2.
3.

Process Schedule;
Public Survey Results; and
Bluffdale Existing Conditions Snapshot.

The next slide provided a brief look at the timeline for the process. He noted that an in-person
public engagement event would take place in early summer.
Mr. Monis presented a slide identifying the Public Engagement accomplishments that have taken
place thus far. He noted the following:
•
•
•

620 responses had been submitted;
67% of respondents have lived in Bluffdale for fewer than 10 years; and
Respondent locations were divided into four quadrants. The quadrant for the east
side of Bluffdale garnered the most responses at 49%.

The next slide included responses to the question regarding the biggest challenges Bluffdale should
address in the next five years. The list included the following:
•
•
•
•
•

Growth management and planning;
Increase in traffic;
Shopping/dining, commercial needed;
Too many multi-family developments; and
Railroad bridge creating congestions/traffic issues.

In the next slide asked respondents were asked to prioritize the types of improvements that need to
take place, as follows :
•
•
•
•
•
•
•

Road improvements;
Sidewalks and trails;
Investments in commercial corridors;
Parks;
Access to public transportation;
Safe bicycle infrastructure; and
Housing options.

In short, transportation and the need for a commercial center were the major areas of priority for the
respondents.
The next slide contained a bar graph of the local commercial centers that seem to work well in the
opinion of the respondents. The commercial centers varied in size and scale. The value of this
information was that it would give an idea of some of the tools and mechanisms the City could
consider to info1m the type of commercial development that could work for Bluffdale. Chair
2
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Cragun asked if the research identified the type of commercial development people would like to
see in Bluffdale. Mr. Morris had a slide that addressed that question. He noted that food-based
businesses, a grocery store followed by dining options, were the highest priority for the residents.
The following slide contained a bar graph regarding the importance attached to pedestrian and
bicycle improvements. "Somewhat Important" and "Very Important" received the highest
responses. Access to open space was a major priority for Bluffdale residents.
The next slide provided the following list of the types of businesses people would like to see in
Bluffdale:
•
•
•
•
•
•
•

Grocery stores;
Sit-down restaurants;
The downtown area with markets and local shops;
Fast food/takeout restaurants;
Hardware store;
Big-box store such as Target/Walmaii/Winco/Trader Joe's; and
Local and chain stores.

People do not want to have to travel far for routine shopping needs.
Commissioner Brown asked that the criteria used to determine whether Bluffdale is the right fit for
different types of businesses be described. That information would be helpful for sharing with the
general public.
The next slide provided a "word cloud" of businesses that seem to appeal to Bluffdale residents.
The following slide asked respondents to identify the issues that are important to consider for
Bluffdale City's future. The following issues were identified:
•
•
•
•
•
•
•
•
•

Protecting open space;
Keeping Bluffdale rural;
Senior housing;
Lack of commercial businesses;
Fear of overdevelopment;
Increased traffic from future development;
Too much high-density;
Not enough housing; and
Losing small-town feel.

The next slide summarized the Key Takeaways from the research that was conducted as follows:
•
•

The majority ofresidents want shopping, dining, and grocery store options in the City.
Many residents are concerned about traffic from increased residential development.
3
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•
•

Road and active transportation improvements are important.
Respondents identified Mountain View Village in Riverton and Station Park m
Farmington as c01mnercial centers that work well.

Mr. Mo1Tis next reviewed a series of slides that smmnarize the existing conditions in Bluffdale.
The first slide provided a demographic profile of the median age and age group breakdown in
Bluffdale. The next slide provided a demographic profile of the median income for Bluffdale
($105,400), as compared with Southwest Valley ($87,850), and Salt Lake County ($71,450). The
Southwest Valley is comp1ised of West Jordan, South Jordan, Riverton, He1Timan, Coppe1ion, and
Bluffdale.

The next slide listed the percentage of residents who own homes. In Bluffdale, the percentage is
82%. That is a high number compared to the city, state, and national rate. Therefore, Bluffdale has
a very small share of renters. If the number exceeds 60% to 65%, cities will think they are doing
well. The next slide provided a Housing Snapshot comparison of the three areas previously
indicated. Bluffdale housing consists of 69% single-family homes. Southwest Valley is 79%
single-family homes. Salt Lake County is 64% single-family homes.
The following slide was a Housing Snapshot and provided an alarming history of the median home
sale prices from 2005 to 2020. During that period, the median home price has more than doubled,
from $242,000 to $560,000. Housing affordability was a major concern not only for Bluffdale but
also for the region. It was noted that housing costs have outpaced income growth.
The next slide reviewed Housing and Transportation Trends in terms of the percentage of income
that is spent on housing and transportation costs. Bluffdale is 53%, Southwest Valley is 51 %, and
Salt Lake County is 47%. No household should spend more than 45% of their monthly income on
housing and transportation combined.
The next slide provided pie charts of the percentage of Bluffdale residents who work outside of the
City. For Bluffdale, 93% of the residents work outside of Bluffdale. In Southwest Valley, that
figure is 91 %. The last set of slides addressed planning for the future. The first slide provided
projections for the number of households in Bluffdale. The projected number for 2020 is 3,559 and
for 2050 it is 8,686.
The last slide provided the projections for numbers of jobs in Bluffdale. For 2020, the projection
was 4,961 and for 2050 the projection was 15,672. The next step in the General Plan process was to
determine what the in-person community outreach event will look like. It will need to be outdoors
and planned to maximize safety for the participants. Following the outreach event, the priorities
will become more focused and realistic. A draft of the General Plan will then be formulated,
particularly with regard to the policies that will guide the document. Mr. Crowell reported that
open houses can produce unexpected results, so there will likely be adaptations to the data that have
been aggregated thus far. Commissioner Flynn requested a copy of the comments submitted.
Mr. Crowell would provide the document to the Planning Commissioners. He noted that there were
many worthwhile comments that deserve the time and attention of the Commissioners.
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Administrative Items

4.

PUBLIC HEARING, CONSIDERATION, AND VOTE on the Arctic Preliminary
Subdivision Application for 5.03 Acres to Create Three (3) Commercial Lots for
Future Development in the GC-1 General Commercial Zone located at approximately
13974 South 2700 West, Mac Brubaker, Applicant (Application 2020-59) - Staff
Presenter, Jennifer Robison.

Senior City Planner, Jennifer Robison, presented the staff report and provided an overview of the
proposed subdivision on the subject property, which is currently just one lot. The property is zoned
GC-1 General Commercial. It is called the Arctic Subdivision because the Arctic Circle restaurant
would like to have a business in Bluffdale. That business would be on Lot 1. The applicant would
continue to own Lots 2 and 3 for future commercial development. Mrs. Robison said that the City
has been anxious to ensure that access is adequate to facilitate traffic flow in the area. She then
showed the cross-accesses that would be in the three plats to meet this objective. The
improvements would be included on this project. The anticipated uses of the subject property are
compatible with the GC-1 zone.
In response to C01mnissioner Flynn's question regarding a traffic study for the Arctic Circle,
Mrs. Robison said it would likely come with the site plan. That site plan would be done at the staff
level because the building would be fairly small. In response to Chair Cragun's question regarding
the potential locations of crosswalks, Mrs. Robison said they would be incorporated into the site
plan.
Chair Cragun opened the public hearing. There were no public comments. Chair Cragun closed the
public hearing.

Ulises Flynn moved to approve in€ A:rctic Preliminary Subdivision Plat Application 2020-59
subject to the following:
Conditions:
1.

The applicant shall submit a Final Subdivision Application including
appropriate fees and required construction drawings to receive final approval
from the Land Use Authority.

2.

All requirements of the City Codes and adopted ordinances shall be met and
adhered to and the final plat shall comply 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 as
follows:
a.

The applicant shall continue to resolve all construction drawing
Engineering Department review comments.
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b.

The applicant shall provide approval from South Valley Sewer District
for sewer service to this development.

c.

The applicant shall finalize the project Drainage Report so that it meets
City of Bluffdale standards and specifications.

d.

The applicant shall provide the amount of irrigable acreage for the
project and provide canal shares in compliance with the secondary water
requirements.

e.

All construction drawings shall be approved and stamped by the City
Engineer prior to any construction activities.

3.

The property owners shall be required to install and maintain landscaping in
the adjacent park strips for all properties.

4.

All future development for the lots is subject to site plan approval by the City
Land Use Authority.

Debbie Cragun seconded the motion. Vote on motion: Ulises Flynn-Aye, Steve Walston-Aye,
Kory Luker-Aye, Holly Brown-Aye, Debbie Cragun-Aye. The motion passed unanimously.
Johnny Loumis, Jr. was not present for the vote.

5.

CONSIDERATION N AND VOTE on the Santa Rosa Plat Amendment Application
Amending Lot 9 located at approximately 2495 West 14200 South, Brigham Colton
Applicant (Application 2021-12) - Staff Presenter, Jennifer Robison.

Mrs. Robison reported that the proposed application was a straightforward item. She explained that
the proposed amendment was considered and approved previously but never fonnally recorded.
The supporting documentation of the claim was included in the staff report. The applicant was
anxious to get the item approved again and recorded.

Steve Walston moved to approve the Santa Rose Subdivision Amended Plat Application 202112 subject to the following:
Conditions:
1.

All requirements of the City Codes and adopted ordinances shall be met and
adhered to.

2.

The final mylar copy of the plat shall comply with the Bluffdale City
Engineering Standards and Specifications and recommendations by the City
Engineer and Public Works Department for all relevant plat drawings.
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3.

The Owner shall provide a 10-foot wide storm drain easement (centered on
pipe) in favor of the City of Bluffdale for all City-owned storm drain lines
within this property. The easement must extend five feet beyond any
structures, manholes, boxes, etc. Easement language must be: "Storm Drain
easement in favor of the City of Bluffdale, for the right to construct, operate,
access, and maintain storm drain lines."

4.

The application is responsible for all fees in preparation of the final mylar copy
and recording of the amended plat as approved.

Ulises Flynn seconded the motion. Vote on motion: Ulises Flynn-Aye, Steve Walston-Aye,
Kory Luker-Aye, Holly Brown-Aye, Debbie Cragun-Aye. The motion passed unanimously.
Johnny Loumis, Jr. was not present for the vote.

Mrs. Robison offered to assist Mr. Colton in getting the plat amendment recorded.
Legislative Items

6.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a Zoning
Amendment Application from R-1-10 Residential and R-1-43 Residential to R-1-10
Infill-Overlay (1/0) for 15.54 Acres located at approximately 14653 South Camp
Williams Road, Sage Homes, LLC, Applicant (Application 2021-10) - Staff Presenter,
Ellen Oakman.

Associate City Planner, Ellen Oakman, presented the staff report and stated that the subject property
is just south of the Quail Ridge 1 development. She reviewed an aerial view of the subject property.
The I/0 zone allows modifications to the standard Code due to issues such as topography and the
context of the area. There is some property currently zoned R-1 -43 that would need to be·rezoned
to R-1-10. Subsequently, the R-1-10 property would have to be changed to R-1-10 Infill-Overlay
(I/0). Both changes would be lumped together to form a proposed 23-lot subdivision. The
topography of the subject property makes it a candidate for the I/0. There is also I/0 property in
the area. Ms. Oakman explained the differences between the R-1-43 , R-1-10, and R-1-10-I/O
zones. She noted that there are properties north of the subject property that were also zoned R-110-I/O because of topography issues.
Ms. Oakman next reviewed the proposed modifications, which entail five standards. Besides the
modifications, the applicant would have to comply with all other City Standards. The applicant
provided exhibits of the items that would be different. The first proposed modification would
involve the setbacks. The front setbacks would change from 30 feet to 25 feet. The side setbacks
would change from 12 feet to 10 feet. The rear setbacks would change from 30 feet to 25 feet. The
setback changes were being requested because of topography, the ability to get the desired number
of lots and to allow for larger homes to be built on the lots.
Another proposed modification would be the length of the cul-de-sac. The standard is 1,000 feet
and the proposed length is 1,700 feet. The motivation for that modification is to have just one
7
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access. The Fire Chief was aware of the proposal and expressed his support. The road would be
privately owned and maintained by the HOA. It would not connect to the canal road.
The next modification was the inclusion of an entry gate to the subdivision. Another modification
was a change to the street light design. They would meet the engineering standards. The final
modification was the maximum number of lots being set at 23 for the subdivision. Ms. Oakman
next reviewed exhibits to illustrate the proposed modifications. The lot sizes would have a
minimum of 12,000 square feet. The minimum for the R-1-10 zone was 10,000 square feet.
The applicant, Doug Jessop identified himself as a representative of Sage Homes. He reported that
the majority of the lots will be close to one-half acre in size or larger. He did not even anticipate
any lots being 12,000 square feet, as noted by Ms. Oakman. He wanted to leave that size provision
in place in the event engineering issues make it necessary to go down to 12,000 square feet on any
lots.
With regard to Lot 23, which is an existing lot, and the location of the gate, Mr. Jessop was open to
the location of the gate, preferably before Lot 23, if possible. The current owner of Lot 23 would
like to be included in the gated community. The road from where the gate starts will be privately
owned and maintained by the HOA.
Chair Cragun opened the public hearing. Mr. Crowell read the emails submitted.

Rick and Linda Crane, who reside at 14846 South 1690 West, stated that they live on a one-acre lot
next to the subject property. They opined that one-acre lots should be adjacent to the existing oneacre lots. They expressed concern about the added traffic that will be generated.
Jamie and Trent Carter were concerned that they would not be able to participate in the meeting
and submitted their comment via email. They recently purchased the property just south of the
proposed development. They expressed concern about adding lots that would add traffic to the
small canal road. It is mostly one lane and currently poses safety hazards. They also expressed
concern about trying to fit so many lots into such a small area. The rural feel would be
compromised. The pipes to the wells could be compromised by the construction of the
development.
Brenton Webb asked if the property owners to the south of the subdivision were contacted about
possibly joining the subdivision. He asked if it would be possible to install a private road across the
canal to access the landlocked Webb property.
Chair Cragun referenced the canal road mentioned in the Carters' email and familiar with it. She
sought to confirm that the proposed subdivision would not connect to the canal road, so it should
not be impacted by the proposed subdivision. Mr. Crowell stated that the Carters may have misread
the proposed design of the subdivision. There would not be an access to the canal road.
With regard to the comment about the well water, Assistant City Engineer, Dan Tracer, indicated
that it would need to be maintained in place and remain functional. That issue would be addressed
8

BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 7, 2021

when the applicants submit their subdivision plan. That level of detail had not yet been addressed.
The City's Engineering Department would place blue stakes to ensure that construction does not
impact the well or pipes.
In response to Commissioner Flynn's question regarding who will be responsible to maintain the
street lights, Mr. Jessop said the City would maintain the lights. Discussion ensued on the City's
responsibility to maintain specialty lights. Mr. Tracer noted that the City does not stock the parts
for those specialty lights, so if the applicant is proposing the City maintain the lights, the lights
would have to meet City standards. It was Mr. Tracer's understanding that the lights would be
privately maintained by the HOA.
Mr. Jessop stated that if it was necessary to have street lights that meet the City's standard, they
would be amenable to ensuring compliance so the City could maintain them. Chair Cragun
commented that since it would be a gated community it would make more sense to have the HOA
be responsible for what is behind the gate. Mr. Tracer stated that there has been some confusion
with regard to the responsibility for street lights. He stated that this should be clarified in the
conditions of approval. City Attorney, Todd Sheeran, stated that Mr. Tracer's suggestion would be
appropriate.
Mr. Crowell reported that he received an email from Brenton Webb stating that there is a
presc1iptive water easement that goes through the proposed subdivision for Webb well water users.
Chair Cragun asked if the well water question was something that would need to be included as a
condition of approval. Mr. Tracer explained that the application under consideration has no bearing
on the fact that the easement would need to be respected and adhered to. The issue would
eventually have to be addressed and include a plan for dealing with the Webb well. Mrs. Robison
stated that the president of the Webb Well Users recently visited with her and they were not sure of
the exact location of the water lines. Mr. Jessop reported that Millie Anderson's son-in-law told
him that there were issues that would have to be addressed regarding the Webb well concern
moving forward. He did not consider it to be a big issue. Mr. Jessop did not know the exact
locations of the water lines but was aware of the need to address the issue. His engineer would be
sure to locate the water lines
Chair Cragun sought clarification on the process moving forward if there are issues that impact the
proposal dramatically. Ms. Oakman noted that just a concept plan was being considered. The
proposed modifications under consideration are those modifications from the City Code standards.
The design may change to meet the City Standards. This is just a concept plan. Mr. Jessop stated
that he and his team were fully prepared to compensate for the issues that have been discussed,
including the potential of losing a lot or two.
Mr. Crowell stated that some things cannot be planned for in detail. Mr. Tracer reiterated that the
issues under consideration are just the concept and design standards. Moving forward, the applicant
would still have to undergo the standard subdivision approval process. All of the existing utilities
would be identified and any issues with utilities would be addressed. A Title Report would be
required, as well.
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Commissioner Walston sought clarification on the reasons presented in the staff repo1i for changing
the R-1-10 to R-1-10 1/0. Mr. Crowell stated that the City Code lays out some reasons but it does
not identify all of them. Mr. Jessop stated that one of the reasons for implementing the I/0 was the
fact that the property owned by Garth Johnson is currently zoned R-1-43 and Millie Anderson's
property is already zoned R-1-10. If Mr. Johnson is not included in the process, his property will be
landlocked. It was noted that the project has been ongoing for about one year. Commissioner
Walston' s understanding was that the proposal was being justified by Criterion 1 and 3 from the list
provided in the staff report. Mr. Jessop concurred with that statement.
Commissioner Flynn was amenable to the change from R-1-43 to R-1-10 but was not certain
regarding the Infill Overlay being proposed. Without the 1/ 0, Mr. Crowell stated that a developer
could still potentially ask for a private road. However, the standard setbacks would have to be
followed and two lots would not be able to have a shared driveway. The cul-de-sac length would
not have any flexibility. The I/0 is the most viable option for allowing for any flexibility because
other options have been eliminated over the years. Mr. Jessop stated that he was told by the City
Council in previous meetings that access to the canal road would not be allowed, so another option
would have to be developed and presented. Chair Cragun stated that based on the discussion that
has been taking place, she can see the need to implement the 1/0 zone.
Mr. Jessop stated that he likes larger setbacks but the topography on the subject property might
necessitate the flexibility to the setbacks on some of the lots. For that reason, he was requesting that
flexibility.
Chair Cragun asked how many residential lots are close to the subject property besides Millie
Anderson's. Mr. Jessop said they are pretty far away. She did not see an issue with having smaller
lots right next to larger lots. Mr. Jessop stated that to the west of the subject property, the homes are
about 200 feet away and buffered by a canal. To the east, the homes range from 150 to 300 feet
away and are buffered by another canal.
There were no further public comments submitted via email.
hearing.

Chair Cragun closed the public

Commissioner Luker reported that he reviewed the proposal and expressed his support. The issue
of the lights would need to be addressed. Mr. Crowell stated that the lighting issue would be a fair
condition to include in the motion.
Commissioner Flynn stated that his only pushback on the 1/0 was the setbacks. He prefers the
consistency ensured by the setbacks. Commissioner Walston said it is necessary to be consistent
and fair. Discussion ensued on the merits and criteria of approving 1/0. It is not a clear and
obvious decision. In addition, it was clarified that the Planning Commission is making a
recommendation to the City Council because this is a legislative decision that must be made by the
City Council. Commissioner Walston explained that if the Planning Commission is going to
forward a positive recommendation to the 1/0, it should include the setbacks. Contrasting
discussion took place regarding setbacks. Chair Cragun stated that the topography of the subject
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property makes the setback flexibility more justifiable. Mr. Jessop indicated that the number of lots
will not exceed 23 and he was requesting the flexibility only because of the topography.
Steve Walston moved to forward a positive recommendation to the City Council for the
Zoning Map Amendment Application (2021-10) based on and subject to the following:
Findings:
1.

That modifying the Infill Overlay (IO) requirements specific to this property
provides more design flexibility, which enhances the quality of the overall
development.

2.

That other than Infill Overlay modifications, the property is consistent with all
other City standards.

Condition:
1.

If it is determined that the street lights are maintained by the City of Bluffdale,
they shall meet all City standards. If they are to be maintained by the HOA, the
applicant's proposal would allow a potential design modification, while meeting
all other City lighting standards.

Debbie Cragun seconded the motion. Vote on motion: Steve Walston-Aye, Johnny Loumis,
Jr.-Aye, Holly Brown-Aye, Kory Luker-Aye, Debbie Cragun-Aye. The motion passed
unanimously. Alternate Planning Commissioner, Ulises Flynn, did not participate in the vote.

7.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a CityInitiated Text Amendment Application to Amend Title 11, Chapters 11.20, 11.90,
11.120, 11.150, 11.160, 11.220 et seq. of the Bluffdale City Code Regarding Required
City Commercial Site, Building, and Landscaping Standards, in the GC-1 Zone and
City-Wide, along with other Related Administrative Provisions. (Application 2020-54).
Staff Presenter, Grant Crowell.

Chair Cragun reported that the above item was tabled at the last Planning Commission Meeting.
Mr. Crowell reported that the meeting packed contained a large PDF document that included
additions and strikeouts to guide the discussion. He reviewed the history of the changes being
proposed at the behest of the City Council. The General Plan from 2014 Heavily emphasizes the
priority of aesthetics in Bluffdale. Achieving that objective in policy and practice is a daunting
challenge. He reviewed some of the challenges the City has had to deal with in this regard,
especially since economic development is a major priority with the City Council.
He explained that commercial development is important but there needs to be a balance between
design standards and the affordability of applying those standards. Large, boxy buildings are very
usable and flexible, but they detract from the aesthetics of the City. Developing architectural and
design standards is a challenging and subjective process to construct buildings that are cost11
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effective to appeal to businesses and aesthetically attractive to appeal to the residents of Bluffdale.
Mr. Crowell reviewed pictures of buildings that have been built in Bluffdale and in neighboring
cities to illustrate the wide variety of design options that have been used. Warehouse design
requirements have been a particular challenge to create.
Mr. Crowell next addressed the proposed text amendments. He noted that brick and glass
percentages would be the top two issues. Commissioner Walston thanked Mr. Crowell for the list
of issues to make the document more focused and readable. Mr. Crowell commented there is so
much infonnation that he did not anticipate a reco1mnendation to be made tonight.
Chair Cragun stated that the document is overwhelming because the Planning Commission will at
some point have to make a rec01mnendation to forward to the City Council and she did not have the
expe1tise to judge every item in the document.
Commissioner Walston suggested breaking the document down into main points to make it easier to
process. Mr. Crowell stated that the public comments will likely bring major issues into focus.
C01mnissioner Loumis stated that he has worked with many planners over many years and
Mr. Crowell had done a fine job with the draft presented to the Planning C01mnission. The ideas on

incorporating windows and mixing the use of stucco and b1ick add to the ambiance of the business.
He hoped that any business wanting to locate in Bluffdale would want to have attractive facilities.
Commissioner Brown echoed Commissioner Loumis' feedback.
Commissioner Luker stated that one of the primary discussion points he perceived was the question
of whether the City wants to have a unifying feature, such as brick. If that is the case, he believed
that brick would be an excellent choice, unless there is something better.
Chair Cragun opened the public hearing.
Jeremy Bitner reported that he owns several pieces of property in Bluffdale. He resides at 2938
Country Classic Drive, which backs the park. He has a background in real estate and construction
and is also a marriage and family therapist. His initial draw to buying commercial land was the fact
that he drives 2700 West every day and he wanted an office close by. Two years ago, he and
another individual applied to change from Neighborhood Commercial to General Commercial at the
same time. He recalled Mayor Timothy previously indicating his supp01t for a commercial tax base
in the City. The City Manager had made similar comments. Mr. Bitner asked that what is being
requested not be approved since it will deter others from building or buying commercial property in
Bluffdale. He recognized the initial intent of enhancing the gateway into Bluffdale and the
importance of having attractive buildings, especially when they front major roads. However,
buildings on the interior pieces of property should have more flexibility.
Mr. Bitner stated that the biggest complaint would be the architectural requirements for materials on

the sides and backs of buildings. COVID-19 has had a significant impact on retail and although
glass is attractive, it is the most expensive type of building material. Requiring glass on buildings
on the rear of a property would be problematic. Mr. Bitner stated that the property that fronts 2700
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West is the most difficult to sell. He has buyers that want a property that does not front 2700 West
because it is more affordable. He understands the desire for aesthetics but stated that it comes with
a heavy price. Landscaping was also an issue. Mr. Bitner had high praise for his work with
Mr. Crowell. He opined that there are challenges associated with trying to have a unifying theme,
such as brick.

Trent Ogden gave his address as 11458 Lexington Hills Drive in Sandy and identified himself as
one of the owners of Ogden's Flooring and Design. He stated that they have been searching for a
central warehouse, corporate office, and showroom for their stores. They currently have five
corporate-owned floor cove1ing retail stores and eight franchise stores. The corporate-owned stores
are in the Salt Lake Valley. If they could get their project approved in Bluffdale, they would move
their Riverton showroom to Bluffdale. The corporate offices would be above the showroom, with a
storage facility, and a retail site in front of the building. With regard to the materials used for
buildings, Mr. Ogden stated that the back of their building could not feasibly have windows because
they would be destroyed when carpets are brought in and out of the building. However, the upper
floor that has offices will have windows and other attractive features . The warehouse will serve
many stores and would need to be large and sturdy. Bluffdale would be the ideal central location if
they can make it work. It was noted that the Ogden flooring warehouse generates plenty of sales tax
revenue.
Paul Nielsen gave his address as 4478 West Dorena Lane in South Jordan. He identified himself as
an Architect who is working with Ogden's Flooring on a project off of 2700 West. The front of the
building would be attractive based on the preferences of Bluffdale City, however, the sides and
backs of the buildings will have heavy truck traffic and does not need features such as bump-outs.
Some of the landscaping requirements make sense along the front of the building, but requiring 10foot perimeter landscaping would have a major impact on the available parking and the potential
size of the building. The landscape buffer between the business and the residential area would have
a drastic impact on the buildable area available as well. Expensive finishes for the side and back of
buildings would make no sense and make buildings cost-prohibitive. Brick is a good, timeless
building material, but would be an unnecessary fa9ade for the sides and back of buildings.
Mr. Nielsen suggested the City list the materials that cannot be used rather than specifying the
materials that must be used. He re-emphasized that the stricter requirements should only apply to
the fronts of buildings and not the sides and backs.
Mr. Crowell reported that he received an email from Mac Brubaker who is one of the owners of the
five acres at the northwest comer of 2700 West and 14000 South, commonly known as the Exeter
property. Mr. Brubaker has studied the proposed verbiage carefully and reviewed buildings that
will fit the descriptions. He suggested that if the City wants to have different requirements
according to the location of the property, they should have distinct zones or overlay zones to avoid
the geographical discrimination within a single zone that the current proposal would create. The
driving force for the current zoning changes had been a dislike for a specific building. The
language is based on negative reactions to undesirable buildings; however, it would be crafted to
reflect positive and realistic desires. The proposed language dictates form over function. Strict
limitations on form restrict function.
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Mr. Crowell opined that design criteria and economic feasibility should be the guiding force. The
extensive use of glass is expensive, non-protective against ultra-violet light, and compromises
security. Restaurants do not want windows in the back where food preparation and storage take
place. If the building materials and landscaping requirements are cost-prohibitive, businesses will
locate elsewhere. If Bluffdale is going to enhance economic development, they must ensure that it
is economically viable. He believed that combining economic development and planning creates
natural tensions and conflicts within the same office. He urged the City to restrict its gateway focus
to 2700 West.
Mr. Brubaker made specific comments relative to the proposed text amendments. Glass needs to be
kept at a minimum and parking at a maximum. The email, which will be entered into the public
record, provided a thorough response to specific statements in the proposed text amendments.
Chair Cragun stated that there needs to be a balance between enforceable regulations and flexibility
that encourages economic development.
Mr. Crowell explained that there are numerous
approaches, one of which is the use of development agreements with developers. Mr. Crowell had
seen recurring themes that could be responded to as he continues to refine the proposed text
amendments. They include glass, bump-outs, too much emphasis on sides and rears, brick,
perimeter landscaping, and limiting certain materials.

Mac Brubaker, who lives on the comer of 4500 South and 1595 East responded to the question
regarding what drives economic development. From a retail standpoint, retailers anticipate that they
can justify a certain percentage of their sales volume to occupancy costs. Restaurants are typically
5 to 7 percent, and grocery stores are lower than that. Therefore, retailers look at a trade area and
determine who will go to their store. Since Bluffdale has a higher percentage of single-family
homes, there are fewer households to draw from . Therefore, the amount of groceries being
purchased will not be as high as in areas with more households. Expensive buildings and the fact
that Bluffdale is trying to remain rural create a problem attracting retail businesses to Bluffdale
because of the sales volume, which makes expensive buildings unsustainable.
There were no additional public comments. Char Cragun closed the public hearing.
Commissioner Brown expressed her appreciation for the comments made by the property owners
who will be significantly impacted by the changes and how the impacts will negatively impact
economic development in Bluffdale. The consensus of the Planning Commission was to table the
item.

Steve Walston moved to table the matter to the next Planning Commission meeting and direct
staff to break the document into the different components identified to facilitate further
discussion. Holly Brown seconded the motion. Vote on motion: Steve Walston-Aye, Holly
Brown-Aye, Johnny Loumis, Jr.-Aye, Kory Luker-Aye, Debbie Cragun-Aye. The motion
passed unanimously. Alternate Planning Commissioner, Ulises Flynn, did not participate in
the vote.
Discussion Item
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8.

Planning Commission Business (Planning Session for Upcoming Items, Follow up, etc.)

Discussion took place about the modality for the next meeting. The Commission determined to
resume face-to-face meetings on April 21 with the option of members participating by telephone as
well.
Mr. Crowell noted that the next Economic Development Meeting will include valuable infonnation.

9.

Adjournment.

The Planning Co1mnission Meeting adjourned at 10:00 p.m.
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