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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday April 21, 2021

Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting on Wednesday,
April 21, 2021 at 6:00 p.m., or as soon thereafter as possible at the Bluffdale City Hall, 2222 West 14400 South,
Bluffdale, Utah . This meeting will also be broadcast live to the public on the City website www.bluffdale.com.
Notice is furth er given that access to this meeting by Commission members may be by electronic means via
telephone conference call.

PLANNING COMMISSION BUSINESS MEETING 6:00 PM
1.

Roll Call.

Administrative Items
2.

CONSIDERATION AND VOTE on the Preserve at Springview Farms Phase 2B pt Amended Plat
Amendment Application amending lot 205 located at approximately 14412 South Canvasback Lane,
Patrick Hobbs, applicant (Application 2021-13) - St aff Presenter, Jennifer Robison .

Legislative Items
3.

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 w ith other related administrative provisions. (Application 2020-54) - Staff Presenter, Grant
Crowell.

Discussion Items
4.
5.

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

Grant Crowell, AICP
City Planner/Economic Development Director

In compliance with the American Disabi lities Act, individuals needing assistance or other services or accom modation for this meeting should contact
Bluffda le City at least 24 hours in advance of this meeting at (801)254-2200.
7-1-1.
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BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 21, 2021
Present:
Members:

Debbie Cragun, Chair
Kory Luker
Steve Walston

Excused:

Johnny Loumis, Jr.
Holly Brown
Ulises Flynn, Alternate

Staff:

Grant Crowell, City Planner/Economic Development Director
Jennifer Robison, Senior Planner
Natalie Hall, Emergency Preparedness Manager
Tiffini Shinsel, Community Development Coordinator

Public:

Patrick Hobbs

The meeting was held in person at City Hall. Public comments were accepted in-person or via
email and U.S. mail. All submitted c01mnents were to be read and made part of the public record.
Chair Debbie Cragun called the meeting to order at 6:00 p .m.
PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present with the exception of Johnny Loumis, Jr.,
Holly Brown, and Ulises Flynn.
Administrative Item

2.

CONSIDERATION AND VOTE on The Preserve at Spring View Farms Phase 2B 151
Amended Plat Amendment Application Amending Lot 205 located at approximately
14412 South Canvasback Lane, Patrick Hobbs, Applicant (Application 2021-13) - Staff
Presenter, Jennifer Robison.

Senior City Planner, Jennifer Robison, presented the staff report and gave an overview of the
location of the subject property within The Preserve at Spring View Farms. In February of 2020,
Lot 205 was included as part of the R-1-10 I-0 (Infill Overlay), which is how The Preserve at
Spring View Farm is zoned. Originally, some of the subject property was owned by the HOA.
Mr. Hobbs recently purchased Lot 205 and would like to extend the property out to the curb line
and have a deed with the HOA to quitclaim the property to him. Consequently, the property would
come out to the curb line. The existing sidewalk would remain on the public side of the road and a
crossing would be designated to the private property. It has been approved by the City Engineer.
The Preserve at Spring View Fann includes a gated feature, which would be moved to the property

BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, April 21, 2021
line. It would provide a clear delineation between the public and private streets. Mrs. Robison
reviewed the current layout of the subject property and the proposed changes. It is .42-acre in size
and will have about 1,560 square feet (.03 acre) added to it.
In response to Chair Cragun' s question regarding the impact on setbacks when a property line goes
to the street, Mrs. Robison stated that there is a steep slope, which limits the buildable area on the
lot. By moving the property line to the curb, Mr. Hobbs will be able to use the 25-foot setback from
where the new property line will be. If this action is approved, the property will be immutably
p1ivately owned and the responsibility of the property owner.
The applicant, Patiick Hobbs, gave his address as 4493 Open Hill Drive in South Jordan. He
clarified that the addition of the square footage would make the lot .42-acre in size. He noted that
the lots to the south also have property lines that extend to the curb, so his request would be
consistent with the neighboring lots. When he purchased the property, it was his understanding and
that of the HOA that the property extended to the curb. That assumption proved to be e1rnneous.
The plat amendment is necessary because of the steep slope in the back of the property for the
placement of the home.

Steve Walston moved to approve the Preserve at Spring View Farms Phase 28 1st Amended
Plat Application 2021-13 subject to the following:
Conditions:
1.

That all requirements of the City Codes and adopted ordinances are met and
adhered to.

2.

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

3.

That the location of the public sidewalk and crossing be approved by the City
Engineer. The construction and costs for these improvements are the property
owner's responsibility.

4.

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

Kory Luker seconded the motion. Vote on the motion: Kory Luker-Aye; Steve Walston-Aye;
Debbie Cragun-Aye. The motion passed unanimously.
Legislative Item

3.

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
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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.
City Planner/Economic Development Director, Grant Crowell, presented the staff rep01t and stated
that the above item was considered at the past two Planning C01mnission Meetings. In response to
Chair Cragun's question regarding the need for a public hearing, Mr. Crowell stated that
Mrs. Robison listened to the previous meeting and confirmed that the public hearing was closed.
Therefore, a public hearing would not be necessary because that obligation had been satisfied.
Mr. Crowell reported that he received an email from Mac Brubaker that was to be read and
submitted into the public record. Chair Cragun could opt to re-open the public hearing to allow for
the reading of the email and to consider any other emails that might be submitted.
Mr. Crowell reported that the Planning Commission has had conducted two public hearings on this
agenda item. The staff report contained a bulleted summary of key issues and themes that the
Planning Commission requested be provided in summary form. Mr. Crowell drove the Valley to
take pictures of samples of building designs and materials that would inform tonight's discussion.
He also spoke with various business owners about their perspectives. The process of developing the
revised text amendments had been time-consuming and complex.
One area of focus had been the gateway into Bluffdale at Bange1ter Highway and 2700 West.
There has been extensive discussion on how that gateway should be designed to be visually
attractive without being cost-prohibitive to developers. Consideration of how one area should be
designed had proven to be difficult in terms of how other areas should be designed.
Commissioner Walston asked why the focus should be just on 2700 West because there are other
commercial corridors where the design standards should also be applicable. Mr. Crowell agreed
that design should be important throughout the City. The focus on 2700 West came about because
it has been an area of interest for developers. Mr. Crowell stated that a major point in the ordinance
is Section 11 .150, which addresses the general requirements for all commercial site plans
throughout Bluffdale. The ordinance will raise the bar for everyone. Commissioner Walston
opined that it would be much easier if the requirements are consistent.
Mr. Crowell indicated that there are areas in the General Plan that could be worthy of design focus.

Bange1ter Highway and Redwood Road were of particular concern. That intersection has its own
ordinance that was developed by Woodbury and is known as the Gateway-Redwood Zone. It is a
36-page document that includes design guidelines. That type of opportunity presents itself when
there is a master developer.
On the west side of Redwood and Bangerter Highway, Bluffdale City owns the property right at the
gateway, some of which is already zoned GC-1. The City owns the property on the north end, as
well. The City will be able to write its own ordinance for that property when it goes out for a
Request for Proposals ("RFP"). Mr. Crowell identified other areas, such as the Porter Rockwell
Boulevard, which is zoned GC-1 and Mixed-Use. In addition, Bringhurst Station and Rockwell
Ridge both have their own zones and Development Agreements. It was noted that it would be
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extremely difficult to establish City-wide requirements when 2700 West is an ongoing p1iority and
focus of commercial development. There will likely be more Special Districts.
Chair Cragun commented that there is a difference between industrial and other areas in the City
Bluffdale, so it may not be viable to have City-wide blanket requirements. However, Special
Districts provide a tool for developing specific requirements. Chair Cragun added that the Bluffdale
gateways do not all need to look the same. Mr. Crowell stated that design standards have become a
hot topic throughout the City. Commissioner Walston added that gateways can have variation.
Mr. Crowell stated that architects take some creative license, but some of the numbers specified for
things such as the use of glass might be high. The challenge is to determine an appropriate number.
He had received criticism for the numbers provided but was not getting definitive numbers from
anyone. The equation for balancing land and construction costs with commercial viability had been
problematic. Mr. Crowell commented that he does not have a vested interest in what the numbers
will be. He was more interested in allowing for partnerships and creativity.
Chair Cragun asked if regulations will place a more onerous workload on staff. Mr. Crowell stated
that ultimately, the Planning Commission will have to deal with the needs of developers. Chair
Cragun remarked that there needs to be reconciliation between the various requirements. Too much
flexibility results in unsightly building designs. The market and cost of construction were the
p1imary criticisms leveled by developers against the City in its design requirements.
Mr. Crowell commented that the number one industry in Bluffdale is construction. Therefore, the
City Council recently asked that contractor yards and offices be added to the Use Table. The
market would support designating land as HC Heavy Commercial and allowing that type of use.
The City Council was not ready to switch to that land use right away. Brick construction could be
eliminated but there was some interest in having brick and rock create a unifying design theme. He
noted that Woodbury has an Architectural Review Committee for properties it develops to ensure
that building designs are attractive.
Attention to detail will depend on the location of the building materials being used. Buildings that
are in the rear portion of the property and far removed from road frontage do not need stringent
design requirements. The front portions will potentially be the main focus of building designs with
more flexibility in the rear. Another recurring theme was the solid wall buffers imposed between
commercial and residential properties. In many cases, the walls fall under the Subdivision Code,
which was not being developed. It is a frequently heard complaint but is costly.
A c1iticism Mr. Crowell recently heard was that 20% landscaping is too much in a GC-1 zone.
Many options can fall within the buffer requirements within the Landscaping Code. Landscaping in
front of a business is a philosophical question with many opinions.
Mr. Crowell discussed the pros and cons of stucco versus brick or other materials. Building
materials are evolving and many options have been developed. It was noted that office and retail
buildings can be two stories. There are differing opinions regarding the merits of two-story
buildings.
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Chair Cragun suggested splitting the discussion into different paiis, such as building appearance and
location, and landscaping, water, and parking. She acknowledged that the document is very
technical and difficult to understand for someone with limited experience and expe1iise in some of
the issues covered in the proposed text amendments. Mr. Crowell stated that landscaping and
water/irrigation design are very important. The City is interested in developing landscaping
approaches that minimize water use. Mr. Crowell displayed renderings of walls with and without
articulation.
Commissioner Walston stated that his understanding was that the two most controversial issues are
the percentage of glass being used and the composition of the building materials. Mr. Crowell
explained that there are requirements imposed for all sides so a focus on one side, such as the front,
would be reasonable. He would like to get feedback from the development community on their
views regarding the glass requirement.
Mr. Crowell suggested having a standard and building mechanism in place to allow developers to
seek deviations from strict compliance with the standard. Chair Cragun stated that the issue she has
wrestled with is the fact that Bluffdale has a limited number of gateways into the community. The
2700 West area has created contention with the neighborhoods in the area already. There has been
some disappointment with how buildings have turned out. While she does not want to discourage
businesses that want to locate in Bluffdale, she was not willing to sacrifice design. Settling on
numbers was especially difficult to achieve. She added felt that people should want to build
businesses that are a source of pride. She said she did not think flexibility should be excessive,
especially in the gateways.
Commissioner Walston advocated for creative flexibility, provided that the designs are attractive.
Chair Cragun said that could be the case unless there is a desire to establish a theme. Commissioner
Walston opined that attractiveness is more important than themes. Mr. Crowell stated that biick
could be a unifying theme but it could be of different colors, provided it is not painted. He strongly
objected to painted brick. Commissioner Walston suggested the idea of an aggregate measure of
things the City wants. Mrs. Robison had observed how different textures and hues look under night
lights.
Commissioner Luker addressed the notion of having different colors so that nothing is conspicuous.
Mr. Crowell stated that Arctic Circle has submitted a design proposal but the approval process is in
limbo because of the absence of a revised Design Code. The prevailing theme is biick.
Commissioner Luker asked if outside seating at the Arctic Circle will count toward landscaping.
Mr. Crowell said that the applicant will need to show a proposed design in order to determine
whether it would be acceptable.
Mr. Crowell stated that because tilt-up construction is becoming more conunon, consideration needs
to be given to how it could be used in ways that are compatible with design requirements.
Chair Cragun was amenable to the idea of having 2700 West adopt a brick theme. The issue to be
resolved would be the percentage. The key factor was the level of visibility of the wall in relation
5
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to the orientation on the property. Concrete Masomy Units ("CMU") are a popular building
material that could be considered. Rende1ings were displayed of buildings with CMU. Mr. Crowell
discussed how CMU could be used successfully. Banding also gives variety to walls. Texture is
another approach to providing design variation. Mr. Crowell showed photos of how metal can be
used along the backsides of buildings.
Mr. Crowell addressed the issue of determining what constitutes the back of a building and how it
would be dete1mined. Builders could be asked to designate the primary wall and the back could be
designated with some flexibility. Mr. Crowell asked if all streets constitute a point of reference for
determining building fronts. Discussion ensued on how to define a major street for orienting the
front of a building for guiding design requirements. From a legal perspective, the front of a
building could be argued in different ways. Mr. Crowell noted that outside storage has been a point
of contention with property owners.

The discussion returned to how the back of a building would be detennined. Limited visibility was
identified as a key c1iterion. If the back of one building faces the back of another building it would
be easy to make a detennination provided the tandem buildings are built at the same time. Chair
Cragun stated that if a building faces a residential area, it could not be deemed as the back of a
building. Mr. Crowell showed renderings of buildings that illustrated the challenges of detennining
the back of a building. One factor that needs to be considered is the fact that some buildings are
built in phases, so imposing a requirement prematurely would generate major push-back from
developers.
Mr. Crowell showed some pictures of buildings in Saratoga Springs that are almost all CMU, glass,
and stucco. The brick-like materials are CMU. There are a wide variety of design elements that did
not involve any use of b_rick.
Chair Cragun reopened the public hearing.

Mac Brubaker submitted an email for Mr. Crowell to read and include the public record.
Mr. Bmbaker made the following key points:
•
•
•
•
•
•

•

The proposed changes are economically very discouraging.
Bluffdale' s citizens placed a high p1iority on commercial development but the proposed
changes would de-incentivize commercial development.
Interest rates are cun-ently very favorable for developers unless the City imposes
draconian measures that are financially prohibitive.
Requiring an eight-foot wall would be extremely expensive and the topography would
make the wall look even taller. The wall would break up valuable open space.
The requirement to use glass, brick, and mixed-use materials on all four sides of a
building would be cost-prohibitive.
The public restroom and service building in the park across the street from his property
do not meet the proposed windows or materials requirements . He believes private
builders should not be required to meet a higher standard than the City.
The landscaping requirements would be financially problematic.
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•
•
•
•
•
•
•
•
•

Adjacent rental spaces to help businesses defray the cost of their buildings would suffer
limitations to achieve this objective.
He wanted to help Bluffdale meet its commercial development aspirations; however, the
proposed requirements would pose a serious banier to achieving that objective.
He requested that the wall requirement have flexibility when it is not next to residential
properties.
He asked that the glass requirements not be applied to potiions of sides or rears of
buildings that are at least 40 feet away from streets.
He asked that the only increase in landscaping requirements to be imposed would come
from the Water Disttict.
He opined that there are changes that need to be made to the Land Use Table to
accommodate commercial operations.
Restaurants and retailers need storage for food assembly and other goods delivered to
homes.
He felt that the prohibition of contractors needed to be changed to actual uses and not
licenses.
Outside storage should continue to be prohibited but many contractors are office users
that happen to manage construction and have no outside yards.

Commissioner Walston asked Mr. Crowell to share his insights on Mr. Brubaker's comments. With
regard to the wall requirement, Mr. Crowell stated the ordinance applies when buffeting needs to
occur between commercial and residential properties. The North Star Academy is on prope1iy that
is zoned residential. He could not comment on the contours referenced in Mr. Brubaker's email.
The measurements for the wall could be detennined. Mr. Crowell acknowledged that solid walls
could be expensive but there were options for the materials used. A wall between residential and
commercial was determined to be important. Mr. Crowell commented that the 40-foot visibility
comment by Mr. Brubaker was open to discussion.
With regard to the park, Mr. Crowell stated that it is a Salt Lake County facility and not a Bluffdale
City facility. It was developed several years ago and meets the ordinances that were in place at that
time. Mr. Crowell did not know how to address Mr. Brubaker's comment about rentals. It was
important to ensure that the rental fits within the Land Use Table.
Mr. Crowell next addressed the landscaping disincentive. The Code already specifies 20%. There
are new requirements for enhancing water conservation and a percentage of landscaping in parking
areas. The landscaping requirements were largely unchanged. The requirements for water
efficiency will be largely out of the City' s control. Water rates will have an impact on the water
requirements that are imposed.
Mr. Crowell explained that there were no other new themes enumerated in Mr. Brubaker's email.
Referencing the survey conducted by the General Plan consultants, he opined that the citizens'
response to commercial development actually referred to a grocery store. He acknowledged that
other commercial development is important. To that end, the City is trying to provide incentives for
development in industrial parks.
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With regard to 2700 West, Mr. Crowell had received feedback from people who have said that the
development taking place there was not what they had expected. It was noted that staff had been
contacted with ideas for the property along 2700 West.
Mr. Crowell suggested that the Planning Conunission consider the buffer and the way walls are
measured. They should also consider whether a solid wall should separate a business from a
residential area. Separating schools might be an exception since they are located in a residential
zone but are not residences. Context was detennined to be an important factor to consider.
Mr. Crowell stated that the discussion should detennine what constitutes the front and what would
be deemed as "visible." Chair Cragun stated that wall materials and landscaping are key issues to
address. Mr. Crowell added that context and creativity are also important considerations. Chair
Cragun stated that if people are going to see all four sides of a building, all four need to be
attractive. There could be more flexibility for walls with minimal public exposure.
Chair Cragun opined that 2700 West ought to have a brick theme. Using the proposed Arctic Circle
as a frame of reference would be a good place to start renegotiating the percentages of required
building materials.
Conunissioner Walston revisited the visibility issue and felt there was a gradation of visibility. As a
result, using the designations of ''back" and "front" might be too dichotomous. Mr. Crowell stated
that the gradation thresholds would have to be defined. Commissioner Walston agreed that the
requirements set for 2700 West should apply to other entryways into Bluffdale.
Timing issues were discussed. Chair Cragun stated that landscaping is a major sticking point so it
might not be viable to make a recommendation at the next meeting. Mr. Crowell stated that the
longer the process takes, the greater the risk the delay poses to the City because the current
standards would be applied rather than the new ones. Ways to expedite the process were identified.
With regard to landscaping, Chair Cragun hoped to see more pictures to illustrate the options.
Mr. Crowell suggested that the Planning Commission Members visit the Jordan Valley Water
Conservancy District's Garden Park in West Jordan where there are several examples of plants that
require less water. Mr. Crowell stated landscaping is challenging because the Water Conservancy
District will raise rates if the landscaping does not meet their conservation requirements.
Mr. Crowell noted that the longer the document is delayed, the more likely the developers will be to
submit site plan proposals on the basis of the current City Ordinance. If the document is not
presented to the City Council by next week, the City 's ability to apply the Model Ordinance will
expire. Mr. Crowell urged the Planning Commission to forward the matter to City Council as soon
as possible. Chair Cragun left the public hearing open.

Debbie Cragun moved to table the matter to the next meeting to give staff time to work on the
list of items identified by Mr. Crowell. Steve Walston seconded the motion. Vote on motion:
Kory Luker-Aye, Steve Walston-Aye, Debbie Cragun-Aye. The motion passed unanimously.
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Discussion Item
4.

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

Mr. Crowell reported that the General Plan continues to be a priority. He asked the Plaruling
Commission to consider what constitutes a gateway in Bluffdale. They should also address what
Redwood Road should look like in areas where there are older homes and the area of 14600 South.
Commissioner Luker asked about the status of the hotel. Mr. Crowell stated that it is still in the
conceptual stage. Progress was being made on the B1inghurst Station buildings.

5.

Adjournment.

The Planning Commission Meeting adjourned at 8:30 p .m.

Approved: May 19, 2021
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