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BLUFFDALE CITY PLANNING COMMISSION 
MEETING AGENDA 

November 9, 2016 

Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting 
Wednesday, November 9, 2016, at the Bluffdale City Fire Station, 14350 South 2200 West, Bluffdale, 
Utah. Notice is further given that access to this meeting by Planning Commissioners may be by 
electronic means by telephonic conference call. The Agenda will be as follows. Please note that all 
times listed on the Agenda are provided as a courtesy and are approximate and subject to change. 

PLANNING COMMISSION BUSINESS MEETING 7:00 PM 

1. Invocation and Pledge.* 

2. Public comment (for non-public hearing items). 

3. Approval of minutes from October 10, 2016 meeting of the Planning Commission. 

4. PUBLIC HEARING, CONSIDERATION AND VOTE on a Zoning Text Amendment Application to 
amend Bluffdale Code 2016-12 for the SD-R Special District Zone located at approximately 14774 
S. Noell Nelson Drive, Gregory Haerr, Applicant. 

5. PUBLIC HEARING, CONSIDERATION AND VOTE on a Preliminary and Final Subdivision 
Application for the Independence Village Phase 1 Subdivision for 86 residential lots located at 
approximately 14774 S. Noell Nelson Drive, Gregory Haerr, Applicant. 

6. City Council Report. 

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

8. Adjournment. 

Dated: November 4, 2016 

Grant Crowell, AICP 
City Planner/Economic Development Director 

In compliance with the American Disabilities Act, individuals needing assistance or other services or 
accommodation for this meeting should contact Bluffdale City at least 24 hours in advance of this 
meeting at (801)254-2200. TTY 7-1-1. *Contact Gai Herbert if you desire to give the Invocation. 



BLUFFDALE CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, November 9, 2016 

Present: 

Members: Brad Peterson, Chair 
Connie Pavlakis 
Nick Berry 
Johnny Loumis, Jr. 
Kory Luker 
Von Brockbank, Alternate 

Others: Grant Crowell, City Planner/Economic Development Director 
Caitlyn Miller, Associate Planner 
Courtney Lemperle, Development Coordinator 

Excused: Jennifer Robison, Senior Planner 

BUSINESS MEETING 

Chair Brad Peterson called the meeting to order at 7 :00 p.m. 

1. Invocation and Pledge. 

Connie Pavlakis offered the invocation. The Pledge of Allegiance was recited. 

2. Public Comment. 

There were no public comments. 

3. Approval of Minutes from the October 10, 20162 Meeting of the Planning Commission. 

Johnny Loomis, Jr., moved to approve the minutes from the October 10, 2016, meeting of the 
Planning Commission, as amended. Kory Luker seconded the motion. Vote on the motion: 
Nick Berry-Aye; Johnny Loumis, Jr.-Aye; Connie Pavlakis-Aye; Kory Luker-Aye; Brad 
Peterson-Aye. The motion passed unanimously. Alternate Planning Commission Member 
Von Brockbank did not participate in the vote. 

4. PUBLIC HEARING, CONS ID ERA TION AND VOTE on a Zoning Text Amendment 
Application Amend Bluffdale Code 2016-12 for the SD-R Special District Zone Located 
at Approximately 14774 South Noell Nelson Drive, Gregory Haerr, Applicant. 

Associate Planner, Caitlyn Miller, presented the staff report and reviewed the proposed changes for 
the amended SD-R zone. The first proposed text amendment was to change the number of lot sizes 
from two to five. This will provide more flexibility without impacting the total number of lots or 
the residential density. The second proposed amendment was to increase the amount of open space 
from 4.0 acres to 5.51 acres. The additional open space will be applied to the trail and the park. 
The final amendment dealt with the irrigation of the site. Due to the size of the family lots, the 
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applicant was proposing to irrigate them with culinary water instead of secondary water. It was 
noted that the HOA-maintained park will be irrigated with secondary water. 

Ms. Miller next reviewed the items that are consistent with the original proposal. First, the project 
density will remain at the previously approved 5.23 dwelling units per acre. The number oflots will 
remain consistent at 181. The land use of detached single-family homes will remain the same as 
will the parks, trails, open space, and fire station site. 

In response to Commissioner Pavlakis' question regarding the size of the fire station lot, Ms. Miller 
stated that it will be 1.28 acres in size. In response to Commissioner Pavlakis' request for 
clarification on the density calculations based on the different lot sizes, City Planner/Economic 
Development Director, Grant Crowell, explained that the density was calculated on the basis of 181 
units spread over 34.58 acres. Discussion ensued on the process of calculating density. 
Commissioner Pavlakis referenced page 22 of the document and identified an inconsistency, which 
was to be corrected by staff. 

Rod Engar gave his address as 1330 West 6690 South, in West Jordan, and explained that the lots 
along the south side of the border are 40' x 95 '. The other 40 ' wide lots are 40' x 90'. 
Commissioner Pavlakis asked that the document be modified to reflect that information. 

Commissioner Pavlakis next referenced the verbiage relating to the fire station dedication. The 
proposed text amendment states that the property owner "shall" dedicate 1.15 acres for the fire 
station and requests compensation for the additional .13 acre. Commissioner Pavlakis asked if that 
is still the case or if the property owner is dedicating the full 1.28 acres. She commented that she 
wants to see consistency in the document. Ms. Miller stated that when the application was first 
presented to the City, the property owner indicated that the 1.15 acres would be dedicated. The Fire 
Chief then indicated that the City would need 40 parking stalls, thereby making more land 
necessary. The owner indicated a willingness to negotiate compensation with the City for the 
additional .13 acre. Mr. Crowell confirmed that the site needs to be larger, yet the negotiations for 
the additional property are between the property owner and the City Council. Commissioner 
Pavlakis requested that the verbiage be more consistent. 

Commissioner Brockbank asked why the amount of compensation has not been included in the 
document. Mr. Crowell explained that it is not a land use issue. There are legal technicalities that 
need to be worked out with the property owner for the acquisition of the additional property. 

Mr. Engar described the status of the transaction. The applicant, Greg Haerr, is the owner of the 
project. Mr. Engar indicated that the amount discussed for the additional .13 acre is $14,000. He 
explained that the applicant would be amenable to taking that amount as a credit against the fees so 
that there is no money exchanged. Mr. Engar stated that he and Mr. Haerr would like to settle the 
matter as soon as possible because Mr. Engar will soon begin work on Phase II of the project. 

Commissioner Brockbank next addressed the calculation of density in the development of 
subdivisions. In his experience, the density is based on the amount of buildable area, however, in 
this proposal, the density was calculated on the total size of the project, including the pond, road 
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dedication, and park. Thus, he believed that the density of the building area will be closer to 9 or 10 
dwelling units per acre. Mr. Crowell indicated that the practice of calculating density on the basis 
of the total acreage of the project has been used with several earlier projects. It is a difference in the 
perspective between a net or gross density approach. In the case of the subject property, it was a 
negotiated SD zone that used the gross density approach of 181 lots for 3 5 acres. That plan has not 
changed from what the City Council approved. The proposed changes to the layout of the project 
occurred when Mr. Engar took over the project. He and his engineers felt they could propose a 
better laid-out and more productive design for the property. Those changes have necessitated the 
discussion on the other elements associated with the property, including the additional open space. 

Commissioner Brockbank next asked about the front setbacks. Ms. Miller stated that they are 10 
feet in the front and 10 ten feet in the rear. 

Commissioner Brockbank stated that with all of the development that is taking place in the Valley, 
it seems senseless to him to use culinary water to irrigate lawns. He believes that the City is making 
a mistake by not requiring a secondary water system for lawns. In 15 years the citizens will wish 
they had more water to drink. Mr. Crowell stated that the secondary water for this area of the City 
is serviced by Water Pro, which was formerly known as Draper Irrigation Company. Mr. Crowell 
stated that staff met with Water Pro at the end of the summer. Water Pro noted that it is inefficient 
to require secondary water when lawns are very small, such as the lawns in the subject property will 
be. Water Pro's perspective was that it would take many years to recoup the expense of installing 
the infrastructure of a secondary water system for such small lawns. The smaller lots in 
Independence also use culinary water to water the landscaping. 

Chair Peterson noted that in Riverton the residents are charged the same, regardless of whether they 
have a 10-foot or a 20-foot front yard. He stated that it is not fair to charge people with small yards 
the same as people with large yards. Commissioner Brockbank reiterated his concern with the use 
of culinary water for lawn irrigation. Mr. Crowell added that the quality of the water that comes 
from a secondary water system cannot be guaranteed, so there may be a movement toward the use 
of culinary water. Mr. Crowell urged the Planning Commissioners to obtain a copy of the City's 
new Water Master Plan to learn and understand all of the elements involved in providing water to 
the City. 

Mr. Engar noted that there is another reason why the concept plan was redone. He noted that 
several of the lots in the original proposal were odd-shaped, which would make the backyards 
difficult to maintain. The revised lots include a modified cul-de-sac that improves the flow of 
traffic. The lot sizes are more consistent and have small backyards that will be easy to maintain and 
easy for the family to enjoy. As a result, the culinary water will be used efficiently. Chair Peterson 
commented that people seem to be less interested in mowing their lawn these days. Mr. Engar 
reported that he is working with a Landscape Architect to come up with efficient landscaping. The 
larger park and trail addition will be beneficial and make for a better plan than the original proposal. 
Discussion ensued on how the trail on the subject property will articulate with the trails in the 
surrounding area. 
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Chair Peterson opened the public hearing. There were no public comments. Chair Peterson closed 
the public hearing. 

Commissioner Berry asked if the Commissioners want to make a recommendation regarding 
culinary and secondary water. Chair Peterson commented that he believes if the City had included 
the use of secondary water in the Water Master Plan, it might be advisable to include a 
recommendation, however, it is not a done deal from the City' s perspective. Chair Peterson opined 
that if he lived on a small lot, he would not want to have to pay a monthly fee for secondary water. 
For example, if a family xeriscaped their yard, they would not want to pay the same as a family who 
uses much more water. 

Commissioner Brockbank stated that when the City implements its Water Plan, the individual lots 
will be metered. Chair Peterson stated that in Riverton all residents pay the same amount. It would 
be speculative to assume that Bluffdale City would use meters for all of the lots. Commissioner 
Brockbank stated that he believes the Planning Commission should make a recommendation that is 
forward-thinking. Discussion ensued on the process the City would have to follow in order to 
implement a City-wide secondary water system. Commissioner Brockbank suggested that at the 
very least, the City should require that piping be required in new developments to facilitate what 
may occur in the future. 

Commissioner Loumis stated that as subdivisions have been created, the City has required that 
water shares be included with the developments. He explained that older developments have more 
water than some newer developments and that has to be taken into consideration. He believes that 
the City has to figure out something that is feasible for those who had to provide a full share of 
water or allow them to have more on their meter. To do otherwise would be unfair to those who 
built more than 10 years ago. 

Commissioner Pavlakis concurred with Commissioner Brockbank's opinion that the infrastructure 
needs to be put in place in advance so that it is not a burden on the citizens. Chair Peterson stated 
that when the City finally makes a decision, it will have to be uniform throughout the City. What 
the different developers put in place now may not work with the specifications the City puts in place 
later. Commissioner Pavlakis noted that although she agreed with Commissioner Brockbank's 
opinion, she believes the City Council will accept Water Pro's recommendation with regard to the 
use of culinary water for lawns associated with this project. Therefore, she believes the Planning 
Commission would be wasting its time putting forth a recommendation. Mr. Crowell commented 
that the City has spent a lot of time, energy, and money in conducting various studies for the Master 
Water Plan and determining how to address the multitudinous complex issues associated with 
providing water for the City. Mr. Crowell urged the Planning Commissioners to visit with the 
members of staff who have been involved with the studies and analyses. 

Brad Peterson moved to forward a positive recommendation to the City Council for the 
proposed text amendments for the Independence Village SD-R Zone, Application 2016-40, 
subject to the following: 

Conditions: 

4 



BLUFFDALE CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, November 9, 2016 . 

1. The inconsistencies identified in the proposed text amendments with regard to 
lot sizes and types will be corrected as follows: 

a. The minimum on the 40'x90' lots need to be corrected. 

Findings: 

1. That the proposed amendments will not be detrimental to the health, safety, or 
general welfare of persons of property within the community. 

2. That the proposed amendments will not change the previously approved land 
uses. 

3. That the proposed amendments will not increase the residential density 
( dwelling units per acre). 

4. That the proposed amendments will result in a better design of the project. 

5. That the proposed amendments meet all statutory requirements for land use 
ordinance text amendments. 

Johnny Loumis, Jr., seconded the motion. Vote on the motion: Johnny Loumis, Jr.-Aye; Kory 
Luker-Aye; Nick Berry-Aye; Connie Pavlakis-Aye; Brad Peterson-Aye. The motion passed 
unanimously. Alternate Planning Commission Member Von Brockbank did not participate in 
the vote. 

5. PUBLIC HEARING, CONS ID ERA TION AND VOTE on a Preliminary and Final 
Subdivision Application for the Independence Village Phase 1 Subdivision for 86 
Residential Lots Located at Approximately 14774 S. Noell Nelson Drive, Gregory 
Haerr, Applicant. 

Ms. Miller presented the staff report and called attention to the conditions of approval 
recommended by staff. She asked that the Commissioners disregard condition number 5. Upon 
discussion with the City Manager and City Attorney, it was determined that since this condition 
applies to a phase that is not a part of this application, it is no longer necessary. 

Kory Luker moved to forward a positive recommendation to the City Council on the 
Independence Village Phase 1 Preliminary and Final Subdivision Plat Application 2016-40 
subject to the following: 

Conditions: 
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1. That all requirements of the City Code and adopted ordinances or 
modifications made by the Planning Commission and City Council are met and 
adhered to for the proposed subdivision. 

2. That the final plat and all relevant construction drawings comply with the 
Bluffdale City Engineering Standards and Specifications and all 
recommendations by the City Engineer and Public Works Department prior to 
recordation of the final plat. 

3. That the project adheres to all requirements of the International Fire Code and 
requirements of the City Fire Chief (i.e. the installation of two additional fire 
hydrants). 

4. That all private and public easements be conveyed in a form acceptable to the 
City Attorney prior to the recordation of the final plat. 

5. That prior to any grading of property or construction, a Land Disturbance 
Permit and SWPPP Permit be approved and construction activities be 
coordinated with the City Engineer's office. 

6. That adequate secondary water shares for the purpose of irrigating the HOA 
owned and maintained park be provided to the City prior to recordation of the 
final plat. 

7. That access is obtained from Rocky Mountain Power in the name of Bluffdale 
City for trail access through RMP's power corridor. 

8. That an approved permit is obtained from Salt Lake County Flood Control 
accepting storm water discharge into the East Jordan Canal. 

9. That a letter is obtained from the East Jordan Canal owner accepting discharge 
into the canal. 

Nick Berry seconded the motion. Vote on the motion: Kory Luker-Aye; Nick Berry-Aye; 
Johnny Loumis, Jr.-Aye; Connie Pavlakis-Aye; Brad Peterson-Aye. The motion passed 
unanimously. Alternate Planning Commission Member Von Brockbank did not participate in 
the vote. 

6. City Council Report. 

Mr. Crowell stated that the City Council approved the Preserve at Spring View Farms and the 
Porter's Point Townhomes project was finally approved. The City Council has been working on the 
Water Master Plan and the GIS Strategic Plan. Work has begun on a City-wide Transportation 
Master Plan, which was facilitated by a grant. It will include walking, cycling, and vehicular routes. 
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City Manager, Mark Reid, indicated that tours of the New City Hall can be facilitated at any time. 
Those touring the site, however, will be required to wear hard hats and bright vests. 

Mr. Crowell reported that there is an opportunity to start work on a new park nearby. The five-acre 
site is on Loumis Parkway and was dedicated about 15 years ago. An Open House was scheduled 
for the following week to discuss the park. Mr. Crowell reported that work is nearing completion 
on the Parry Farms Park. The City hoped to put in a larger park (about 25 acres in size) somewhere 
in Independence. In response to Commissioner Pavlakis' question regarding how the park Open 
House was noticed, Mr. Crowell stated that those living within 1,000 feet of the park were noticed, 
and it was put on the City's Face book page. Conversation took place on the future of parks and 
trails in Bluffdale. It was noted that the City has worked with a Landscape Architect for the initial 
design of the park referenced earlier by Mr. Crowell. He anticipates that citizens will have the 
opportunity to express their views on the amenities that should be included. Mr. Crowell stated that 
it will cost about $2 million to build a five-acre park. 

On the west side of Bluffdale there are plans for a park to be called Vintage Park. Discussion 
ensued on desired park amenities. Commissioner Pavlakis noted that if a recreation program is ever 
established in Bluffdale, athletic parks and facilities need to be built to accommodate the various 
organized sports. Mr. Crowell commented that Bluffdale has not yet reached the needed population 
threshold to have a formalized park and recreation program. Discussion ensued on the recreation 
programs run by other cities. 

Mr. Crowell stated that there is reason for optimism for large parcels in the Day Ranch property that 
have the potential to provide outdoor recreational opportunities. The school bond passed, so there 
will be a school in the area that might help meet the need. 

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

Mr. Crowell stated that the Planning Commission will hold its final meeting of the year in 
December. 

Referencing the SD zone discussion that just took place, Commissioner Pavlakis asked if it would 
be feasible to require that future SD zone applications require net density figures instead of gross 
density figures as the basis of approval. She believes that having net density figures will facilitate 
the decision-making process. Developers know that the City doesn' t want more high-density 
developments but by using gross density numbers they can increase the actual density of homes per 
acre. In an effort to clarify Commissioner Pavlakis' request, Mr. Crowell asked if she was 
suggesting the initiation of a text amendment to the enabling statute for the SD zone to make that an 
additional application requirement. Commissioner Pavlakis replied in the affirmative and asked if 
that would be possible. She also acknowledged that the other Members of the Planning 
Commission and the City Council would need to share her opinion; otherwise, there would be no 
point in pursuing it. 
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Mr. Crowell stated that it could be done but she would have to tell him how she wants to do it. He 
stated that it would involve including it as an application requirement and including a density table 
in the application. Currently, there is no guidance from the City Council on density for the SD 
zone. Mr. Crowell noted that making the change would require a change in the law. He asked for 
direction from the Planning Commission on to proceed. 

Commissioner Luker did not consider density to be an issue in the SD zone because it is an overall 
project and developers can ask for whatever they want. It is then up to the City to decide whether to 
approve the SD zone proposal. It was noted that the SD zone just considered was not designed to 
be a neighborhood with large lots. 

Commissioner Brockbank questioned whether the City Council understands the density issue. He 
was in favor of large lots but the smaller lots were approved. He wondered how small of lots the 
City plans to allow. He expressed concern that the City is allowing for so many small lots. He 
believed that the City should have a policy that specifies how density is calculated, which is not 
happening currently. Chair Peterson noted that density does not matter in an SD zone but the issue 
under consideration is to determine how density is calculated. Commissioner Brockbank believed 
density should be based on the amount of the actual buildable area and the density in the buildable 
area. 

Commissioner Loumis stated that he has never agreed with the approach just described by 
Commissioner Brockbank. He believes that green space should be counted in the density 
calculation but perhaps not the roads. He commented that the green space is property and 
something is being done with it. 

Commissioner Berry wanted to see both sets of density figures. Chair Peterson questioned whether 
it is worth changing the law because it is a simple equation. The density information is generally 
included in the tables provided in the application. Commissioner Brockbank stated that he can 
figure out the density figures but to the lay person, how the City calculates density might not be so 
clear. Commissioner Luker stated that as a lay individual he does not look at the density; instead, 
he looks at the number of lots. Additional scenarios involving density calculations were discussed. 
Commissioner Brockbank noted that if a 300-acre subdivision were in the R-1-43 zone, which 
requires a minimum of one-acre lots, the developer would not be able to develop 300 lots because 
the roads would have to be taken into account and would not be part of the density calculation. 

Mr. Crowell reiterated that the issue to consider is whether the Planning Commission wants to add 
an application requirement for an SD zone. Mr. Crowell noted that in a standard subdivision, the 
application approval is based on the minimum size of the lots within the zone and density is a non
issue. Commissioner Brockbank did not know when density became an immaterial consideration. 
He believes the change is unfair to the people who are in a specific zone. With regard to the SD 
zone, Mr. Crowell explained that the City Council changed the law and came up with a flexible 
tool. The City Council repealed the PRD and CSD and added the SD. Chair Peterson suggested 
leaving the requirement to include net density calculations alone and those who want to know the 
net density can figure that out on their own. Mr. Crowell stated that staff can request that the 
applicants include the information in their tables. Chair Peterson noted that in the SD zone the 

8 



BLUFFDALE CITY PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, November 9, 2016 

developers are going to develop as many lots as possible. A subdivision will be evaluated on the 
basis of the parameters of the zone. 

8. Adiournment. 

The Planning Commission Meeting adjourned at 8:26 p.m. 

~~-g~ 
Semor Planner 

Approved: -------"-'Ja=n=u=a:...ry'-4-'-'''--=2::...::0:...:1--=-7 __ 
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