BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 15, 2020
Present:
Members:

Debbie Cragun, Chair
Johnny Loomis, Jr.
Stephen Walston
Holly Brown
Ulises Flynn

Excused:

Kory Luker

Staff:

Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior City Planner
Ellen Xanthos, Associate City Planner
Pam von Petersdorff, Community Development Assistant
Tiffini Shinsell, Development Coordinator
Todd Sheeran, City Attorney
Michael Fazio, City Engineer
Trevor Andra, Assistant City Engineer
Mark Reid, City Manager
Bruce Kartchner, Administrative Services Director
Wendy Deppe, City Recorder
Natalie Hall, Emergency Program Manager (Production Team)

Others:

Andrade Christensen
Joe Wilkins
Dana Howland
Mark Nickel representing Karl Burchett
Chris McCandless
Sheena Schwemmer

Chair Debbie Cragun called the meeting to order at 6:31 p.m. As the meeting was conducted
electronically, public comments were accepted via email.
PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present with the exception of Kory Luker, who was
excused.
2.

Public Forum.

There were no public comments.

3.

Approval of Minutes from the March 4, 2020, Meeting of the Planning Commission
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Debbie Cragun moved to approve the minutes of March 4, 2020. Ulises Flynn seconded the
motion. Vote on motion: Johnny Loomis, Jr.-Aye; Stephen Walston-Abstained; Holly
Brown-Aye; Ulises Flynn-Aye; Chair Debbie Cragun-Aye. The motion passed unanimously
with one abstention.
Administrative Items

4.

CONSIDERATION AND VOTE on a Conditional Use Application for More than One
Home Occupation per Residence in Compliance with the Bluffdale City Code Title 1123-2 for a Beauty/Salon Services Located at 15282 South 2200 West. Sheena
Schwemmer, Applicant. (Application 2020-10).

Senior City Planner, Jennifer Robison presented the staff report and stated that a public hearing was
held on March 4, 2020. The matter was then tabled to allow for additional information to be
provided by the applicant, who was not present. Mrs. Robison reported that a home occupation
requires a business license. City Code specifies the requirements including a Conditional Use
Permit, which is required if there are two home occupations operating from the same address. The
existing home occupation, Natures Hardwood Flooring, is owned and operated by the husband of
the applicant, Sheena Schwemmer. Mrs. Schwemmer was proposing to operate a tooth whitening
business called Luminescent Smiles. Mrs. Robison provided an aerial overview of the subject
property. Both businesses will operate out of a building that is detached from the home.
The matter was tabled because there were questions from the neighbors about parking.
Mrs. Robison stated that there would be adequate parking on the property that would preclude onstreet parking. The application was determined to meet all City's requirements to allow for a
second home occupation at the same address.
Ms. Schwemmer reported that the majority of her business will take place outside of her husband's
business hours. If there is overlap, she will have only one or two clients at a time. At most there
would be only one or two additional cars parked on the property. Mrs. Schwemmer stated that her
clients will be asked not to park on the street.

It was confirmed that a maximum of two home occupations are allowed at the same address.
Concerns were raised regarding whether the parking issues had been adequately addressed.
Mrs. Schwemmer confirmed that business hours will be 4:00 p.m. to 8:00 p.m., Monday through
Friday, and 8:00 a.m. to noon on Saturday. The intent was for the business to open as soon as social
distancing requirements are lifted and salons are allowed to operate.
Mrs. Robison reported that no emails were received on the application. City Attorney, Todd
Sheeran indicated that it was not necessary to conduct a second public hearing tonight.

Stephen Walston moved to approve Conditional Use Application 2020-10 subject to the
following:
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Conditions:
1.

The Applicant will adhere to all adopted standards and ordinances of the City
of Bluffdale.

2.

The Applicant shall comply with all requirements for a home occupation.

3.

The Applicant shall provide necessary information to obtain a City business
license.

Johnny Loomis, Jr. seconded the motion. Vote on motion: Stephen Walston-Aye; Johnny
Loumis, Jr.-Aye; Holly Brown-Aye; Ulises Flynn-Aye; Chair Debbie Cragun-Aye. The
motion passed unanimously.
5.

PUBLIC HEARING, CONSIDERATION, AND VOTE on a Preliminary and Final
Subdivision Application for 3.98 Acres to Create Two (2) Lots in the R-1-43
Residential Zone Located at 2552 West Silverpoint Way. Karl Burchett, Applicant.
(Application 2019-54).

Mrs. Robison presented the staff report and stated that Mark Nickel was present representing the
applicant, Karl Burchett. An overview was provided of the property location. Mrs. Robison
explained that the request was to subdivide the subject property into two lots and provide a 25-foot
right-of-way to complete the public road that runs along the property. The subdivision plat consists
of two lots that meet the one-acre requirement for the R-1-43 zone. Lot 1 will be one acre in size
and Lot 2 will be 2.83 acres. The improvements were completed at the time the road was built so
no additional curb, gutter, or sidewalk would be needed. The property, however, needs to be
dedicated since it is a public street.
Mrs. Robison reported that Lot 2 already has a dwelling unit on it and the minimum frontage of 125
feet in the R-1-43 zone will provide ample space to build a driveway. Mr. Nickel stated that the
placement of the driveway will depend on the placement of the home. In response to Commissioner
Loumis' question regarding the availability of water shares for secondary water, Mr. Nickel stated
fhat the water shares for both lots were turned over to Bluffdale City.
Chair Cragun opened the public hearing. There were no public comments. The public hearing was
closed.

Stephen Walston moved to approve the Burchett Preliminary and Final Subdivision Plat
Application 2019-54 subject to the following:
Conditions:
1.

All requirements of the City Codes and adopted ordinances shall be met and
adhered to for the applications.
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2.

The preliminary and fmal 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.

3.

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

4.

The applicant shall add a note to the project plans for the contractor to,
"provide As-Built data in accordance with City of Bluffdale standards for all
completed work".

5.

The applicant shall add a note to the project plans that any asphalt replacement
be done in accordance with City of Bluffdale Detail ST-12.

6.

The applicant shall add City of Bluffdale details COB ST-3, COB ST-7B, and
COB ST-12 to the construction plan set.

7.

Prior to a Building Permit being issued, the proof of sewer service from South
Valley Sewer District shall be provided to the City.

8.

Prior to a building permit being issued, the acceptance of mailbox location from
United States Postal Service shall be provided to the City.

9.

Prior to a building permit being issued, the Building Permit applicant shall fully
execute a Stormwater Covenant with the City of Bluffdale that ensures the
designed stormwater system is kept in place and maintained properly by the
property owner.

10.

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

Johnny Loumis, Jr. seconded the motion. Vote on motion: Stephen Walston-Aye; Johnny
Loumis, Jr.-Aye; Holly Brown-Aye; Ulises Flynn-Aye; Chair Debbie Cragun-Aye. The
motion passed unanimously.
Legislative Items
6.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a
Proposed General Plan Amendment Application for 4.50 Acres from Very Low
Density Residential to Multi-Family Residential Located at Approximately 13975
South 2700 West. Howland Partners, Applicants. (Application 2020-11).

Mrs. Robison presented the staff report and identified the location of the subject property, which is
east of the Midvalley Bible Church. She next reviewed the City's Land Use Map, which had not
been modified in many years. The subject property is designated as Very Low-Density Residential,
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which is typical on the west side of the City. The intent was to maintain the rural character of
Bluffdale and provide animal rights and buffers for surrounding property.
The request was to change the land use designation from Very Low-Density Residential to MultiFamily Residential. Property in Multi-Family Residential areas can have densities of 4 to 20
detached or attach~d multi-family dwelling units per acre. It is a broad designation in the General
Plan to allow the City to look at areas to in which to allow additional types of land uses in the
future. The General Plan was intended to be a forward-looking document based on anticipated
growth and development.
Mrs. Robison reported that a determination should be made as to whether the Planning Commission
feels the City needs multi-family opportunities in different areas of the City. She clarified that the
present discussion was not about zoning but about policy and direction for the future.
City Planner/Economic Development Director, Grant Crowell, reported that there is a multi-step
process involved in moving forward with development. The City currently does not have a zoning
category for senior housing or stand-alone townhomes. The next step would be to develop specific
approaches to the type of use designated in the General Plan.
Mrs. Robison reported that the Midvalley Bible Church approached the City Council about two
years ago asking for a similar type of development. It was determined by the City Council to not be
the right time. The Midvalley Bible Church was very supportive of the proposed action.
In response to a question raised, Mrs. Robison stated that the closest multi-family residential zoning
is The Bluffs. Commissioner Walston asked if UDOT has a tentative timeline for completing the
interchange mentioned earlier. Mr. Crowell responded that it has been the focus of a lot of
discussion but no date had been set. UDOT was currently working on several interchanges on
Bangerter Highway.
Commissioner Brown stated that Commissioner Luker indicated that his primary concern was
ensuring that the property is protected for senior living. Since the City currently does not have a
zone for that type of development, he would like to see a designation for senior living. In response
to a clarifying question from Mr. Crowell, Commissioner Brown stated that Commissioner Luker
was in favor of senior living in this area. If the current project fails, there should be no changes to
the proposed use on the subject property. Mr. Crowell stated that if the City Council agrees, the
City Attorney would need to draft a document to that effect.
Mrs. Robison explained that the City currently does not have a zone dedicated to senior housing. A
zone would need to be created or the applicant would have to apply for a Special District Zone. If
the City were to create a zone for senior housing, it could be applied City-wide. Mr. Crowell
commented that it would be erroneous to assume that just because the General Plan is changed, the
zone change would be automatic. The process is much more complex. The applicants were seeking
direction.
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Commissioner Loumis noted that in the past it has been difficult to designate senior housing and
living centers. He emphasized that housing built for older residents needs to be designed for an
aging population. Mrs. Robison reported that the property is approximately 4.5 acres in size with a
maximum density of eight units per acre.
Mr. Sheeran explained that the applicants are trying to change the Land Use Map. When they apply
for a rezone, more detailed decisions will be made by the City Council. In the meantime, it is
difficult to make a definitive determination on how the land can be used.
Dana Howland made a PowerPoint presentation and stated that when Howland Partners purchased
the property from the Midvalley Bible Church, the intent was to expand their commercial property.
They were advised by the City Council to meet with the neighbors and get input. The neighbors
were not interested in more commercial development and suggested the concept of patio homes for
those over 55. Patio homes are all single-level buildings that require minimal maintenance. The
belief was that they would be a good transition from commercial to residential one-acre lots. The
property is landlocked, so it would be extremely difficult to develop as one-acre lots.
Mr. Howland provided renderings of the proposed single level homes. Potentially, there could be a
bonus room above the garage to accommodate visitors. The amenities would be geared toward an
older population. The proposed development would provide a better transition to residential than
the back of a flex-office facility. Another benefit of development geared at the 55-and-over
population is that it would add to the tax base without placing an additional burden on schools.
In response to a question raised, Mr. Howland stated that 75 to 80 percent of those who attended the
neighborhood meeting supported the proposal. Their priority was to enable the church to
accomplish its goals, expand the parking area, and make good use of the land. They also want the
neighbors to approve of the development. The developers desired to move forward as soon as
possible.
Commissioner Loumis, a lifetime Bluffdale resident, stated that his primary goal has been the health
and welfare of the City. The youth and elderly were also of concern to him. He expressed support
for the proposed senior living project. Mr. Howland reiterated that their priority is to build a
product that will appeal to the senior population. Commissioner Loumis urged Howland Partners to
concentrate on a product they would be proud of and that would serve the population well.
Commissioner Brown expressed her strong support for the proposed project.
Commissioner Flynn asked about the average size of each unit. Mr. Howland stated that they will
range in size from 1,450 to 1,550 square feet on the main floor. Their goal was to develop 30 units
on the 4.5-acre property.
Commissioner Walston asked about the interface between the subject property and the neighboring
business development. Mr. Howland stated that they anticipate constructing a concrete precast wall
around the subdivision, including a gate. Commissioner Walston considered the subject property to
be an appropriate place for this type of development.
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Chair Cragun opened the public hearing. Mr. Crowell read aloud the comments submitted via
email.
Tim and Joanne Frost gave their address as 1703 Prairie Hill Drive and voiced their support. They
liked the idea of providing housing for seniors and adding to the tax base.
Cindy Strong was opposed to a 30-foot cement building behind her home, which will block her
view of the mountains. There would also be substantial light pollution and a decrease in property
values. She considered the proposed senior living development to be a good compromise that will
provide a buffer between commercial and residential. She commented that requiring only one-acre
lots west of Redwood Road is not feasible.
Gary Esmay gave his address as 2586 West Clydesdale Circle. He was disappointed to see the
urban sprawl that has occurred. He supported no commercial zone change.
Mike Northrup, who resides at 14492 South Frost Court, was in favor of rezoning the subject
property to allow for the senior housing. He believed it would be a good addition to the City.
Douglas Hornok identified himself as the Lead Pastor of the Midvalley Bible Church. One year
ago, his congregation voted to sell some of the property for the development of senior housing. His
congregation consists of more than 100 families who live in Bluffdale, Riverton, Sandy, Draper,
West Jordan, Herriman, and Lehi. They enthusiastically support the development of the property as
it would allow many of their congregants to move closer to their church family. The proposed
development would add to the tax base without creating an additional need for schools. It would
also allow older Bluffdale residents to downsize and continue to live in the community. He pointed
out that older residents make wonderful neighbors and enjoy reduced crime rates. He commented
that approval of the proposal would benefit everyone.
Tom and Sue Jones gave their address as 2548 West Clydesdale Circle and did not want the subject
property to be zoned Commercial. They preferred to see the property zoned for one-quarter acre
single-family dwellings. They considered higher density to be unacceptable.
Mark Strong supported the zone· change to accommodate senior housing but commented that the
density of eight units per acre is too high, particularly since there would also be a clubhouse, open
spaces, and parking. The area residents adamantly oppose commercial development but also want
residential development to be well planned.
Jesse Lee was opposed to the proposed type of development because Bluffdale has typically been a
large-lot type of community. The standard of one-acre lots has eroded but he wanted to see it
maintained west of Redwood Road.
Beverly Lee gave her address as 2572 West 14200 South and was opposed to any change that would
allow multi-family housing. She commented that it compromises the one-acre standard that has
been in place for many years. She was also concerned about an increase in crime.

7

BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 15, 2020

Suzie Love identified herself as the agent representing Midvalley Bible Church in the purchase of
the subject property. She stated that Howland Partners has not deviated from what was stipulated in
their contract. In addition, they have listened to the neighbors. Providing a zone for senior housing
would allow the City to maintain control over development and provide a buffer between the
residential and commercial areas. Studies have shown that senior residents drive less than younger
populations and do not place an additional burden on the school system. Currently, Bluffdale does
not have homes that serve the needs of the aging population. Ms. Love reported that when she tried
to market the property as one-acre lots, the profit margin was so small that there was no interest.
Brandon Pack gave his address as 14164 South 2600 West and expressed his opposition to the
proposed development. He felt that multi-family development should remain east of Redwood
Road.
Steve Tobias identified himself as a colleague of Ms. Love. They were pleased to be selling the
property to Howland Partners because they have a reputation for building quality housing for
seniors. Mr. Tobias confirmed that Howland Partners met with area residents who overwhelmingly
expressed their support for the proposed option of housing for older residents. The proposed project
would be the first of its kind in Bluffdale and give aging Bluffdale residents an option to downsize.
Mark Strong stated that the lights on the commercial buildings are too bright and should be pointed
down.
Connie Robbins commented that residents west of Redwood Road value their one-acre lots. Once
this type of spot zoning is approved, a precedent will have been set to encourage developers to put
more pressure on Bluffdale to reduce lot sizes.
There were no further public comments. Chair Cragun closed the public hearing.
Commissioner Flynn made the following observations:
•

People seem to favor senior housing for the site because it would provide a buffer between
the residential and commercial areas.

•

Density seemed to still need to be addressed, particularly for the subject property. There
was some question as to whether the 4.5-acre property is large enough to accommodate what
is proposed.

Commissioner Brown considered the same issues and strongly supported the proposed use. The
acreage needs to be considered if it is to have a new zone attached to it. She added that the market
drives how property is developed. If the City determines this is a good location for senior housing,
it is up to the developer to decide if there are enough amenities, and if the market is favorable. She
did not believe what is proposed constitutes spot zoning.
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With regard to spot zoning and setting a precedent, Mr. Crowell stated that the General Plan is a
guiding principle in the State of Utah and is a recommendation for how property should be zoned.
The City has the discretion to determine if the General Plan should be amended. Commissioner
Brown did not believe that the proposal would set a precedent and is unique.
Commissioner Walston stated that if the General Plan Amendment is approved, the applicant would
have to go through additional processes including rezoning the property. Commissioner Walston
commented that the subject parcel would be difficult to build on. More information will need to be
gathered before approval is granted.
Chair Cragun was in favor of updating the General Plan. She supported intentional plans for
gateway nodes into the City. In looking at the General Plan map, she observed that there are no
buffers between Very Low-Density Residential and Commercial. She felt that a non-commercial
buffer, similar to what is being considered for the subject property, would be the most desirable
option, as opposed to no buffer between the two zones. To use the subject property for senior
housing, a new zone would need to be created specifically for senior housing. Commissioner
Brown concurred.
Commissioner Flynn believed that the proposed use would provide a good buffer. Concerning
density, Mrs. Robison stated that it will be determined when a zone is created, and design standards
specified. Commissioner Flynn expressed his support.
Chair Cragun reopened the public hearing to address the receipt of an additional email.
Ubaldo Garcia gave his address as 2672 West Clydesdale Circle and expressed support for the
proposed senior housing since commercial buildings would block their view of the mountains.
Chair Cragun closed the public hearing.
Ulises Flynn moved to forward a positive recommendation to the City Council for the General
Plan Land Use Map Amendment (2020-11) based on the following:
Findings:
1.

The General Plan identifies as a goal creating more zoning or development tools
to provide for other types of multi-family residential options which may include
senior housing.

2.

Providing the land use designation of Multi-Family Residential would provide a
transitional buffer from low density residential to future commercial uses

3.

Providing the opportunity for multi-family residential to this area of the
community for senior housing would still maintain the character of the area and
is located close to civic and commercial uses supported by a higher traffic
corridor.
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Stephen Walston seconded the motion. Vote on motion: Ulises Flynn-Aye; Stephen WalstonAye; Johnny Loumis, Jr.-Aye; Holly Brown-Aye; Chair Debbie Cragun-Aye. The motion
passed unanimously.
Debbie Cragun moved to take a five-minute recess. Ulises Flynn seconded the motion. Vote
on motion: Ulises Flynn-Aye; Johnny Loumis, Jr.-Aye, Stephen Walston-Aye; Holly BrownAye; Chair Debbie Cragun-Aye. The motion passed unanimously.
The Planning Commission was in recess from 8:35 p.m. to 8:42 p.m.

7.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a
Proposed General Plan Amendment Application for 1.96 Acres from Commercial to
Multi-Family Residential Located at Approximately 14643 Camp Williams Road.
Quail Ridge Bluffdale Development LLC, Applicants. (Application 2020-08).

Mrs. Robison presented the staff report and stated that about 20 years ago, the City Council felt that
Redwood Road would become a significant commercial corridor. When the Planning Commission
and City Council revised the General Plan in 2014, they did not feel it was necessary to change the
Land Use Plan. The City Council addressed how they would like to see commercial development
take place throughout the City. The City Council identified five commercial nodes and were
adamant that they serve as the locations for commercial development. The nodes were identified as
follows:
1.

The Gateway at Redwood;

2.

2700 West;

3.

The interchange at 14600 South;

4.

The area where there was already a Maverik; and

5.

Porter Rockwell Corridor in the distant future.

In 2014, the City did not foresee some of the major changes that have occurred. Of note was the
imminent completion of Porter Rockwell Boulevard and the impact on 2700 West. The Gateway
Zone was developed for large commercial development. That development was just now starting to
materialize. It was noted that sometimes general plans take a long time to manifest themselves as
anticipated, and unexpected changes occur. Within that context, the Planning Department met with
the City Council over the past year to monitor economic development and growth in the City to
create a Strategic Plan to realize some of the goals identified in the 2014 General Plan.
The City Council developed priorities in light of the changes that have taken place. The first was
the result of the significant development that has taken place at the 14600 South interchange. The
City Council made commercial development and economic growth a priority around that
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interchange. The Gateway at Redwood is also high on the City Council's priority list for
commercial development. A close third and fourth priority was development at 2700 West and
Bangerter Highway and the type of commercial development that might take place on the Porter
Rockwell Boulevard, which will be a high-traffic corridor.
Mrs. Robison explained that the subject property was originally identified as Commercial. Below
the site is property that is still zoned R-1-10 Residential. The applicants were seeking to apply the
zoning to the subject property for residential lots. The subject property was approved for
subdivision as R-1-10 (I-0) Infill Overlay. The applicants were moving forward when the question
came up about the idea of letting the City have the option of putting a road through the subject
property on 14600 South to Redwood Road. That road connection was determined to be an
important part of the City's Transportation Plan.
There was some question as to whether the property would be viable for multi-family development.
The current zoning structure does not account for that type of development. The City Council
intended to place commercial where it can make a difference. The subject property does not appear
to meet that objective. The applicant was seeking to change 1.96 acres to allow for multi-family
development.
Mrs. Robison explained that Infill-Overlay allows for property to have different standards than the
stand-alone zone. It is only permitted in the R-1-10 zone and allows for potentially different
setbacks, design standards, or road cross-sections. The R-1-10 zone retains a minimum lot size of
10,000 square feet. The Infill-Overlay Zone has been applied in other areas of Bluffdale. The
applicants asked to amend the General Plan to a multi-family type of land use. If approved, an
ordinance would have to be crafted to allow a smaller type of multi-family zone. It was noted that
the subject property is too small to qualify for a Special District Zone.
Chair Cragun asked if the 1.96-acre property would be viable for commercial use. She confirmed
that its topography is problematic. Mrs. Robison responded that it would not be a particularly
desirable location for commercial development. Mr. Crowell stated that developers ask about other
places in Bluffdale for commercial development. No interest had been shown in the subject
property for commercial development. It was noted that COVID-19 has had a significant impact on
commercial development.
Mr. Crowell stated that the City was awarded a $75,000 matching grant from the Transportation and
Land Use Connections Program. The intent was to use the funds to examine the viability of various
development priorities.
Andrade Christensen from Quail Ridge Bluffdale Development, LLC reported that in 2017 they
presented the Quail Ridge project to the City. The development would come off of 14600 South
and include 10 lots that would be flat and never touch Redwood Road. The City then asked if a
partnership could take place to construct a road from 14600 South to Redwood Road. They
consequently sold the City the needed property at cost. That sale of property impacted the project
by reducing it from 10 single-home lots to six. The six lots have numerous topography issues,
which makes developing it as commercial difficult.
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They then proposed a townhome product where cars would back out of a driveway onto 14600
South. The price point of the townhomes would start at $400,000. The townhomes would provide
a buffer between Redwood Road and the single-family homes and benefit the City and the
developer. The lots on the south side of 14600 South would remain single-family. The townhome
project would meet the City's parking standards and each townhome would have a two-car garage
and a 22-foot driveway. On-street parking would be minimal and there would be an HOA.
Commissioner Loumis remarked that timing was a factor. Although he felt the property should be
commercial, he was not inclined to hold up the project.
Chair Cragun opened the public hearing.
Mr. Crowell read aloud the emails submitted.
Justin Westwood gave his address as 14641 South Anderwood Lane and stated that his property
would be the most impacted by Quail Ridge Phase 1. He had watched trucks drive through his
property to access the development, including clipping his peach tree and blocking his driveway on
several occasions while installing infrastructure. He acknowledged that Mr. Christensen tried to
make things right when problems arose. Mr. Westwood noted that the developer did not originally
purchase the property with the intent of extending 14600 South. The original vision was to have a
quiet neighborhood road. The extension of 14600 South had a significant impact on the Westwoods
and their neighbors, the Thraens. Mr. Westwood addressed the ongoing challenges with parking,
which the City tried to address. Parking will continue to be a challenge because people often use
their garages for storage rather than parking. Mr. Westwood expressed his opposition to the
proposed townhome development.
Robin Thraen, Mr. Westwood's neighbor, was opposed to the proposed development. Her email
contained a host of questions for the developer. She opined that placing 17 townhome units on the
site is excessive for a 1.96-acre site and the height of the homes will compromise their privacy. She
enumerated several reasons for her opposition and provided photos to substantiate her concerns.
Andrew Jones gave his address as 1749 West Moyle Circle and stated that during his lifetime, he
has seen the City stray from its original vision. He opined that the Planning Commission and City
Council make decisions based on what the developers have to say to justify their projects, which he
believes are antithetical to what is best for Bluffdale. He commented that developers are out to
make money and the Planning Commission and City Council base their decisions on financial gain
for the City and not on what is best for the citizenry.
Jan and Lyle Wilde gave their address as 14459 South 1690 West and objected to the proposed
high-density residential development. They moved to Bluffdale 15 years ago, in part, because of its
semi-rural character. The additional density has resulted in higher traffic and greater demands on
water and sewer services. They suggested that no further development be allowed until the
improvements to 14400 South and 14600 South are completed to determine how the improvements
will impact traffic loads.
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Susan Bills identified herself as a 75-year Bluffdale resident. She stated that the promises made by
the City in connection with the improvements to 14600 South did not include multi-family
residential. The property owners became willing sellers of their property for the road improvements
based on the promises made.
Amanda Alger gave her address as 14628 South 1630 West and was strongly opposed to the
development of multi-family units on the subject property.
Steve Monson gave his address as 14308 South Classic Cove and expressed support for the Quail
Ridge Development.
There were no further public comments. Chair Cragun closed the public hearing.
Commissioner Loumis commented that the developers had an original plan that was interrupted.
The developers entered into an agreement with the City knowing what their costs would be. He
thought the current plan should continue and allow three homes to be built to the south of the road
and then wait until the road is opened to see if there is the potential for commercial development on
the north side. As the newly developed 14600 South is used, the commercial possibilities for the
property will become evident.
Joe Wilkins, Andrade Christensen's business partner, stated that the citizens overlooked the fact that
what they started with and ended up with were two different things. They sold the property to the
City for what they paid for it and made no profit. They also provided the City with their expense
projections. Mr. Wilkins stated that they are being financially harmed by the project, which is why
they were requesting multi-family housing. The assertion that they have not tried to develop the
property as commercial is false and baseless. He stated that they have done their due diligence and
tried to sell the property for commercial development but there has been no interest. He rebutted
Robin Thraen's accusations and stated that the improvements will benefit the residents.
Commissioner Walston reiterated that the City needs to reexamine the General Plan Map. He
opined that developing higher-density homes should help with some of the challenging areas. He
concurred that the proposed project will provide a buffer between commercial and residential
development, especially on a parcel that is difficult to develop as commercial.
Commissioner Flynn asked about the price of each lot. Mr. Wilkins stated that the nicest lot to
build on is .75 acre in size and is valued at $265,000. There had been no interest in the lot at that
pnce.
Chair Cragun stated the ideal would be to have an updated General Plan. She wondered what will
happen after the road is complete.
Chair Cragun reopened the public hearing to review an email that was received.
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Joe Nielsen reported that he lives three doors down from the proposed development. He asked if
any studies had been conducted to show how traffic will be impacted once the road goes through.
There were no further public comments. Chair Cragun closed the public hearing.
Mr. Crowell reported that the newly adopted Transportation Plan includes modeling that was
recently completed. 14600 South has the future potential of becoming a five-lane facility. In order
to become a five-lane road, there would have to be a lot of disruption.

Stephen Walston moved to forward a positive recommendation to the City Council for the
General Plan Land Use Map Amendment (2020-08) based on the following:
Findings:
1.

The General Plan identifies as a goal the creation of more zoning or
development tools to provide for other types of multi-family residential options,
which may include townhomes.

2.

Providing the land use designation of Multi-Family Residential would provide
for development of the property with less desired attributes for commercial
development.

3.

Providing the opportunity for multi-family residential in this area of the
community is better next to a higher traffic corridor.

Johnny Loomis, Jr. seconded the motion. Vote on motion: Stephen Walston-Aye; Johnny
Loomis, Jr.-Aye; Holly Brown-Aye; Ulises Flynn-Nay; Chair Debbie Cragun-Nay. The
motion passed 3-to-2.
Mr. Crowell encouraged interested citizens to email their comments for the City Council Meeting
scheduled for April 22, 2020.
8.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a
Proposed General Plan Amendment Application for 8.67 Acres from Very Low
Density Residential to Low-Density Residential Located at Approximately 14135 South
Loumis Parkway. Stonefly Development Corp., Applicants. (Application 2020-14).

Chair Cragun reported that agenda items 8 and 9 would be considered together.
Mrs. Robison provided an overview of the subject property and stated that the applicant was
seeking to amend the General Plan for the subject property from Very Low-Density Residential to
Low-Density Residential and then rezone the property from R-1-43 to R-1-10 (1-0) Infill Overlay.
She displayed the current General Plan map and noted that Spring View Farms was approved in
2005. At that time, the zoning was Clustered Residential Overlay ("CRO"), which allowed a
density of approximately 1.35 units per acre. It is a beautiful project along the Jordan River with a
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lot of open space. The CRO was changed and is no longer applicable. Thus, the applicant felt that
R-1-10 would be comparable enough to the CRO to merit consideration.
The proposed density would increase to about 2.88 units per acre, which would qualify it for
designation as Low-Density Residential. The homes would still be detached, single-family
residences and the project would be compatible with the original land use envisioned in the General
Plan. Mrs. Robison provided an overview of the original Spring View Farms site. It currently
consists of Phase I and Phase II. The subject property would be considered Phase III. The
Development Agreement would not be amended to include the subject property but the proposed
1-0 property would be included in the Spring View Farms HOA. Mrs. Robison displayed the
zoning map and identified the location of Spring View Farms and the surrounding property that is
still zoned R-1-43. She stated that the subject property would be compatible with other property in
the area.
Mrs. Robison next referenced a Concept Plan that would be attached to an ordinance that would be
created to list all of the requirements of the R-1-10 (1-0) zoning. The applicants were seeking to
develop 25 lots on the 8.67-acre property. There would be two accesses into the neighborhood and
the development standards and design guidelines would be similar to those currently in place in
Spring View Farms.
Mrs. Robison next reviewed the 1-0 guidelines and stated that they would need to meet the HOA
and CCR requirements that exist in Spring View Farms. There would also be a landscaped trail that
would connect with the trail in Spring View Farms.
Commissioner Loumis clarified that although he was involved in the development of Spring View
Farms, he does not own the property and has no financial gain associated with the request. He
stated that he has no conflict of interest and intended to vote on the matter.
Commissioner Walston asked if the rezoning of the subject property would constitute spot zoning,
specifically because there is a strip of property that would remain untouched by the action under
consideration. Mr. Sheeran explained that spot zoning is a legal matter to determine whether a
piece of property is being treated more favorably or disfavorably than the surrounding property. He
would not have any issues with legally defending the proposal under consideration if someone were
to allege spot zoning. He did not believe that the proposal involves spot zoning.
The applicant, Chris McCandless, reported that Spring View Farms was very difficult and timeconsuming to get approved, but he was very pleased with how it turned out. He viewed Phase III as
an ad hoc development to be attached to Spring View Farms. He acknowledged that the subject
property should have been included in the zoning and planning process when the Spring View
Farms Master Plan was created. The Spring View Farms HOA and the City Council asked for a
change to the square footage requirement. For Sage Estates Phase I, the minimum requirement is
1,500 square feet per home in a single story. However, when the subject property is annexed into
the Spring View Farms HOA, the baseline size for homes will be 1,700 square feet for single-story
homes and 2,050 square feet for two-story homes. Mr. McCandless stated that they will meet the
written commitments they have made.
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Mr. McCandless stated that there will be a significant amount of open space and a trail system.
When homes are proposed, they must meet both the City's requirements and the requirements of the
CC&Rs (Covenants, Conditions, and Restrictions). The annexation of the subject property as
Phase III will increase the open space ratio for Spring View Farms. The trail system will be
significantly enhanced. The HOA budget will also increase by $11,000 per year, which will help
maintain the parks and trails. With the annexation of Phase III, the density of Spring View Farms
will decrease. Mr. McCandless described the types of houses that will be built as part of the project.
Chair Cragun sought to clarify the process for annexing property into the HOA. Mr. McCandless
stated that the developer has the right to annex properties into the HOA as deemed appropriate.
However, he took the matter to the Board of Trustees of the HOA who expressed their support.
Commissioner Loumis asked if the Dominion Energy connection would be on the east side of the
development. Mr. McCandless was not certain since the engineering work had not been completed.
He would provide that information when it becomes available. Commissioner Loumis suggested
the possibility of Dominion Energy stubbing in to provide service to other entities in the area,
particularly the park. Mr. McCandless stated that he was still working to acquire the needed water
shares.
Chair Cragun opened the public hearing. Mr. Crowell reported that 330 notices were sent and no
public comments were received. Chair Cragun closed the public hearing.

Ulises Flynn moved to forward a positive recommendation to the City Council on the General
Plan Land Use Map Amendment (Application 2020-14) based on the findings presented in the
staff report dated April 14, 2020. Holly Brown seconded the motion. Vote on motion: Ulises
Flynn-Aye; Holly Brown-Aye; Johnny Loomis, Jr.-Aye; Stephen Walston-Aye; Chair Debbie
Cragun-Aye. The motion passed unanimously.
9.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a
Proposed Zoning Map Amendment Application for 8.67 Acres from R-1-43 Residential
to R-1-10 1-0 Onfill Overlay) Residential Located at Approximately 14135 South
Loumis Parkway. Stonefly Development Corporation, Applicants. (Application
2020-14).

Ulises Flynn moved to forward a positive recommendation to the City Council for the Zoning
Map Amendment (Application 2020-14) from R-1-43 Residential to R-1-10 1-0 (Infill
Overlay) based on the findings presented in the staff report dated April 14, 2020. Johnny
Loumis, Jr. seconded the motion. Vote on motion: Ulises Flynn-Aye; Holly Brown-Aye;
Johnny Loumis, Jr.-Aye; Stephen Walston-Aye; Chair Debbie Cragun-Aye. The motion
passed unanimously.
Discussion Items
10.

City Council Reports.
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Mr. Crowell commended the Planning Commission and production team for the excellent job
carrying out tonight's meeting. There were numerous agenda items because of the break that
occurred as a result of the COVID-1 9 crisis.

It was reported that the City Council adopted its annual budget on April 8, 2020.
11.

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

Mr. Crowell reported that the applicants at tonight's meeting waited a long time for their requests to
be considered. He acknowledged the valuable discussion that took place regarding the need to
update the General Plan. Assuming the City Council signs off on the grant and the required
matching dollars, the funds will be used to address the General Plan needs.
Mr. Crowell thanked New City Attorney, Todd Sheeran, for his participation in the meeting and
stated that he will attend Planning Commission Meetings regularly going forward. New Associate
City Planner, Ellen Xanthos, was introduced.
12.

Adjournment.

The Planning Commission Meeting adjourned at 10:44 p.m.

orff, Com~

y Development Assistant

Approved: May 06, 2020
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