BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, January 6, 2021
Present:
Members:

Debbie Cragun, Chair
Kory Luker
Johnny Loumis, Jr.
Stephen Walston
Ulises Flynn

Excused:

Holly Brown

Staff:

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

The meeting was held electronically via live streaming. Public comments were accepted by email
and U.S. Mail. Comments were also invited via Zoom or email during the meeting. All submitted
comments were to be read and made part of the public record.
Chair Debbie Cragun called the meeting to order at 6:00 p.m.
PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

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

Approval of Minutes from the Planning Commission Meetings of November 12, 2020,
and December 2, 2020.

Stephen Walston moved to approve the minutes of the November 12 and December 2, 2020,
Planning Commission meetings. Johnny Loumis, Jr. seconded the motion. Vote on motion:
Stephen Walston-Aye, Johnny Loumis, Jr.-Aye, Kory Luker-Aye, Ulises Flynn-Aye, Debbie
Cragun-Aye. The motion passed unanimously.
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Administrative Items

3.

PUBLIC HEARING, CONSIDERATION, AND VOTE on a Preliminary Subdivision
Application for Sage Estates Phase 3 for 25 Lots in the R-1-10 Infill Overlay Zone
located at approximately 14135 South Loumis Parkway, Stonefly Land Company,
LLC, Applicant (Application 2020-45) Staff Presenter, Jennifer Robison.

Senior City Planner, Jennifer Robison, presented the staff report and described the location of the
subject property. It was rezoned in April 2020 because it was consistent with the development
pattern of the smrnunding subdivisions. Mrs. Robison identified the locations of the connections to
the subject property. She then reviewed the proposed subdivision plat. The Infill Overlay allows
for moderately different development standards from those specified in the R-1-10 zone. The R-110 zone requires a minimum lot size of 10,000 square feet. The Infill Overlay allows for different
development standards that are in the current zone. Mrs. Robison confirmed that the Preliminary
Plat meets the Concept Plan that was presented with the zoning change. It still has the required two
street connections. In the future, Loumis Parkway will be widened, so the developer had to deed an
additional 10 to 12 feet to the City. Another problem for lot owners was the potential for trail
connections, so the proposed connection was removed from the proposed plat. The developer was
also working with the Engineering Department to address storm drains. Resolution of those
technical details was included in the conditions of approval.
With the needed changes, Mrs. Robison stated that the frontages for some of the lots for Phase 3
will be about 95 feet instead of ranging from 97 feet to 100 feet as stipulated in the Infill Overlay
requirements for the area. One of the conditions of approval is to have the developer work with the
City Council on a resolution to changes from the original proposal resulting from deeding land for
the widening of Loumis Parkway and thereby varying the size of the frontages from 94 to 100 feet,
and the removal of the currently proposed trail connection for placement to be determined at a
future date. Other than those two issues, Mrs. Robison stated the proposed plat meets all of the
zone and overlay requirements. Staff recommended approval of the preliminary plat.
Mrs. Robison next reviewed the requirements for the R-1-10 Infill Overlay. She noted that the
proposed development will be included with the Spring View Farms homeowners association. In
response to Commissioner Walston's question regarding the frontage requirements, Mrs. Robison
stated that some of the lots cannot meet the 97 to 100-foot requirement. The request for those lots
was to allow for 94-foot frontages. The number of lots (25) would remain unchanged from the
original Concept Plan. If the City Council does not approve the change, the developer would have
to return to the Planning Commission to amend the plat. The lot frontage change was the only
exception from the current standard being requested. Mrs. Robison confirmed that the subject
property is 7.97 acres in size and not 8.67 acres as stated in the staff report. The zoning was based
on 7.97 acres.
In response to a request for clarification by Chair Cragun, Mrs. Robison confirmed that the
proposed development meets all of the requirements of the current zone with the exception of the
frontages for some of the lots. Those exceptions would need to be approved by the City Council.
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Approximately 15 of the 25 of the lots will be 94 to 95 feet. She noted that an easement for the
stonn drain must be included in the plat.
Commissioner Loumis thought the typical easement for a storm drain was 10 feet rather than 15
feet. City Engineer, Michael Fazio, explained that the City is requesting 15 feet because they want
sufficient space for equipment to operate in the area. Assistant Engineer, Dan Tracer, clarified that
the City is asking that the property for the storm drain line be dedicated.
Mrs. Robison reported that the developer would be required to submit water shares with the
property. Commissioner Loumis recalled that the potential to stub in a natural gas line to
neighboring property had been discussed. Mr. Tracer planned to meet with the developer to see if
they would be willing to provide that stub. Commissioner Loumis wanted to ensure that natural gas
is available throughout the City. Mrs. Robison clarified that Commissioner Loumis' suggestion was
not a requirement and would not be a part of the action taken tonight.

Wayne Niederhauser clarified that the intent was to have an average for the frontages. A gas line
would be installed to the street and he anticipated that Dominion Energy would want to stub a line
for future expansion.
Chair Cragun opened the public hearing.
Mr. Crowell read several emails, which were submitted and made part of the public record.

Naomi Lang expressed her opposition to the plat and believes that the lot sizes would not be
comparable to those in the surrounding neighborhood. She stated that the proposed plat is more
comparable to the Independence subdivision. She recommended the number of lots be reduced to
20 or 21 to be consistent with the surrounding area.
Lacy Sharp commented that Phase 3 is not beneficial to the current Sage Estates residents. She
believes the lots are too small and would make the area resemble Herriman, where the homes are
very close together. She was concerned that the proposal would decrease the property values of the
homes in the surrounding area. She urged the Planning Commission to ensure that the proposed
development more closely resembles the surrounding neighborhoods.
Annaliese Savage felt that 25 homes were too many and not comparable with the surrounding area.
Sherry Fillmore expressed concern with the density and believes the size of the lots is too small
compared to the surrounding neighborhoods.
Alicia Divert felt the lots were much smaller than those in the surrounding neighborhoods. She was
concerned that the smaller lots would decrease property values.
Caleb Divert commented that when he built a home in Sage Estates, he was pleased that the homes
and lots were limited to a certain minimum size. The proposed plat would have smaller lots and
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compromise the property values of the surrounding area. He recommended that the number of lots
be reduced.
Tiffany Porter expressed concern with the size of the proposed lots and the potential to compromise
property values. She would like to see all the lots be over .25-acre in size.
Michael McLoy expressed opposition to the proposed plat and stated that the surrounding lots are at
least .33-acre in size. He was not anti-development but wanted to see the lot sizes be comparable
with the surrounding lot sizes.
Darren Oberg stated that his lot backs the subject prope1iy. He believes the lot sizes are not
comparable with the surrounding area. The homes on the proposed lots will have to be smaller than
the surrounding homes, thereby compromising the property values of those homes. The proposed
plat is sandwiched between neighborhoods with larger lots. He stated that it might be different if
the subject property was at the edge of a neighborhood.
Ashley Porter wanted the lot to sizes be comparable to the surrounding lots.
Jessica Hozzel stated that new lots need to be the same size as the surrounding lots in the same
HOA. Otherwise, property values will be diminished.
Amy Osborne expressed deep concern with the lot sizes compared to the surrounding
neighborhoods. She recommended that the number of lots be reduced.
Jordan Jones conunented that the lot sizes do not meet the sizes of the surrounding area.

There were no further public comments. Chair Cragun closed the public hearing.
Mr. Neiderhauser responded to the comments submitted via email and acknowledged that Sage 1
has smaller lots than Sage 2. They have smaller frontages but deeper lots. He then did a
comparison count of the number of lots that front Blue Quill Drive from Loumis Parkway to Para
Adams Drive, beginning with Lot 101 . He stated that there are 11 lots. He then counted the lots on
Gerald Way for that same distance. There were 10 lots. Therefore, there will be less density on the
north side of Gerald Way. Although the lots on average are smaller, the size of the homes will
improve the value of the lots in Sage 1.
Mr. Neiderhauser stated that the lot values will be $220,000 per lot. He stated that values will be
impacted significantly by the size of the frontage.
Mrs. Robison stated that when the Concept Plan was approved with the zoning in April 2020, it
included 25 lots with the same layout as is currently being proposed. Chair Cragun stated that
because the proposal meets all of the zoning requirements, the Planning Conunission must approve
the request. Mrs. Robison noted that the sole exception is the Resolution that needs to go before the
City Council for the frontage adjustments.
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Ulises Flynn moved to approve the Sage Estates Phase 3 Preliminary Subdivision Plat
Application 2020-45, subject to the following:
Conditions:
1.

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

2.

AU requirements of the City Codes and adopted ordinances shall be met and
adhered to and final plat complies with the Bluffdale City Engineering
Standards and Specifications and recommendations by the City Engineer and
Public Works Department for all relevant construction and plat drawings as
follows:
a.

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

b.

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

c.

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

d.

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

e.

The applicant shall locate all storm drain conveyance facilities within
property owned by the City.

f.

The applicant has permission to construct storm drain facilities on
property owned by Salt Lake County.

g.

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

h.

The applicant shall provide an approved Flood Control Permit for the
additional drainage produced by this development or show that this
development was included in a previous permit.

3.

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

4.

The applicant shall obtain a Resolution by the City Council that allows for:
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a.

The frontages to be changed to include 94 feet to 100 feet, instead of 97
feet to 100 feet, and

b.

The trail connection to be removed and to allow for the location of the
trail connection to be determined at a later date.

Kory Luker seconded the motion. Vote on motion: Ulises Flynn-Aye, Kory Luker-Aye,
Johnny Loumis, Jr.-Aye, Stephen Walston-Abstained, Debbie Cragun-Aye. The motion
passed unanimously with one abstention.

Stephen Walston stated that he abstained from the vote because the applicant was asking for a
change to the frontage standard of the Infill Overlay Zone.

4.

PUBLIC HEARING, CONSIDERATION AND VOTE on a Preliminary Subdivision
Application for Vista Meadows for 29 Lots in the R-1-43 Residential Zone located at
approximately 14253 South 3450 West, Riverside Development, Applicant (Application
2020-41) Staff Presenter, Ellen Oakman.

Associate City Planner, Ellen Oakman, presented the staff report and stated that the property is
zoned R-1-43 and has a minimum lot size requirement of one acre. She next reviewed the
preliminary plat, which includes 29 lots. There are two access points at 3450 West and 14400
South. Ms. Oakman noted that there are several conditions of approval associated with the
preliminary plat request. The plat also identifies where the utilities would be located. Ms. Oakman
reviewed the City's access requirements for subdivisions and stated that the City's preference is two
points of ingress and egress, which are included. Exceptions are allowed if there are 30 or fewer
lots within 1,000 feet. The proposed subdivision contains 29 lots but is 2,600 feet long, which
makes two access points mandatory. The access at 3450 West will be a 50-foot curb, gutter, and
park strip design.
In response to Commissioner Walston's question regarding potential problems with power lines,
Ms. Oakman stated that some redesign was needed to address that problem. The lots will all meet
the design requirements in spite of the power lines.
Ms. Oakman indicated that the applicant acquired the necessary secondary water shares to put in
secondary water lines.
It was confirmed that the only variation from the City Code was the 50-foot right-of-way for the

3450 West access and approval was granted by the Engineering Department. No exceptions from
current City Codes were requested by the applicant.
James Horsley identified himself as the representative of the applicant, Riverside Development. He
stated that the project has not been easy because of the utilities that run through the property. They
have been able to meet all of the City's engineering and design standards but state that there will be
concerns with the 3450 West access. His company owns the property that connects to 3450 West.
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He believes that most people going to the proposed development would be coming off of Bangerter
Highway onto 2700 West and using the access at 14400 South. But 3450 West is a public right-ofway. With regard to the easement for Rocky Mountain Power and Jordan Valley Water coming off
14400 South, Mr. Horsley stated that those easements have been provided and are in place. The
road design will have to be approved by those entities. With regard to the power line issues, he had
visited with Luis Lopez from Rocky Mountain Power. Radiation was discussed and he was
infonned that there is no evidence of cancer caused by radiation emitting from the power lines. The
road was redesigned to meet the requirements of Rocky Mountain Power to go under the power
lines. He reiterated that no exceptions or zoning changes were being requested and all City
standards have been met. All of the lots were determined to meet the one-acre minimum for the R1-43 zone.
In response to Commissioner Walston' s question regarding the price range for the lots, Mr. Horsley
stated that they would be around $300,000. In response to Commissioner Flynn's question
regarding the anticipated timeline, Mr. Horsley stated that the sewer will go under the canal, so time
is of the essence.
Mr. Crowell reported that there will be many public comments about this proposal dealing with the
status of 3450 West. Mr. Crowell stated that 3450 West was dedicated as a public street in 1950.
Significant research has taken place regarding the history of this location at 3450 West. The
research bears out that 3450 West is a public street. Mr. Crowell noted that there is still a
significant process to go from a preliminary plat to a final plat and plat recordation. Conditions of
approval must all be met before recordation of plats and construction can take place. The
subdivision must have two access points onto public streets.
Chair Cragun opened the public hearing.
Mr. Crowell first facilitated the comments from people who had joined the meeting via Zoom.

Gary Barlow gave his address as 14288 South 3450 West and indicated that he and his attorney
wrote letters, which would be read later by Mr. Crowell. Mr. Barlow was not opposed to the
subdivision but was concerned about protecting the integrity of 3450 West, which is a 25-foot-wide
asphalt road. There are no sidewalks in the area. His concern, in part, was construction traffic. He
was, therefore, requesting that construction traffic be limited to ingress and egress from 14400
South. His letter offered a suggestion that the 3450 West access have a crash gate and be limited to
emergency use only.
Reed and Dixie Kartchner, who reside at 14317 South 3450 West, said their concern was initially
their impression that there was not an access off of 14400 South. That concern has been addressed.
They expressed support for a crash gate at 3450 West if that is a possibility.
James Dunn gave his address as 14064 South Pheasant Hollow Lane and stated that he served on
the City Council 20 years ago and understands the competing interests the City is dealing with. He
reported that he serves as legal counsel for Mr. Barlow and recognizes the related health, safety, and
welfare issues posed by the proposal. Many of his concerns from a letter he previously sent to City
7

BLUFFDALE CITY PLANNING COMMISSION
ELECTRONIC MEETING MINUTES
Wednesday, January 6, 2021

staff have been alleviated by the additional information he had received. The end result, however,
remained unchanged. Namely, the asphalt at 3450 West is 25 feet wide and it has two fire hydrants
that will be within the new road that is proposed. There at least four brick and mortar mailboxes
that are in what is ostensibly the public right-of-way, and there is no curb, gutter, and sidewalk.
There is a road that is nearly 1,200 feet long that potentially will have not only the residents on
3450 West driving on it but potentially as many as 20 other homeowners. The road will not have all
of the nonnal protections that are required on other subdivision roads in Bluffdale, such as curb,
gutter, and sidewalk. He saw nothing in the conditions of approval that address this particular issue
with regard to 3450 West. Mr. Dunn emphasized that the concerns of himself and his client were
the health, safety, and welfare of those that currently live on 3450 West.

Rachel and Josh Tatum, who reside at 14324 South 3450 West, submitted a letter that would be
read. Mr. Tatum stated that 3450 West has been a dead-end street for 30 years, which is why
people moved there. He was not opposed to the subdivision but to have that additional traffic added
to that dead-end street would be an extremely problematic change in living conditions. The crash
gate would be an acceptable compromise.
Jeanette King gave her address as 14261 South 3450 West and concurred with the comments made
by Mr. Tatum. She was very upset by the situation.
Mr. Crowell next read the emails received.

James Dunn identified himself as the legal counsel for Gary Barlow, an owner of real property near
the subject property. He expressed serious concerns regarding the use of 3450 West as an access.
Mr. Dunn incorrectly stated that 3450 West was slated as the only access point. Having just one
access would be a violation of the City Code. Furthermore, Mr. Dunn was unable to confirm that
3450 West was dedicated as a public road to the City. In addition, he noted that 3450 West is only
25 feet wide and is inadequate because it lacks curb, gutter, and sidewalk. As a result, use of that
road as an access would pose immediate health and safety concerns if all of the residents of the
proposed 29 lots were to use that access. Mr. Dunn suggested a crash gate be placed at 3450 West
for emergency access only. He opined that if the subdivision is approved, construction and
development traffic should be prohibited at 3450 West because of the safety hazards posed by the
equipment. Mr. Crowell displayed the photos Mr. Dmm included with his letter.
Rachel Tatum stated that although she was not opposed to the development, she was opposed to the
access being proposed at 3450 West. She has lived on 3450 West since 1990 and has appreciated
the safety and tranquility of that dead-end street. She asked that 3450 not be used as an access point
and proposed a compromise of placing a crash gate there to allow for emergency vehicles only.
Crash gates are a frequent option in the Valley, as indicated by the photos she included. As a
precedent, she cited the fact that Palisades Acres has just one access for traffic and includes a point
at which emergency vehicles could access that neighborhood. She furthermore requested that all
construction vehicles only use the access at 14400 South. Ms. Tatum expressed frustration over the
challenge in meeting with City staff to discuss the issue and the vagueness of the materials provided
to the neighbors. Mr. Crowell presented the photos provided by Ms. Tatum.
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Josh Tatum stated that his property is a horse property Utopia in the middle of a "suburban
madhouse." His street is a dead-end with nine houses on it. The end of the road was slated to
always be a dead end. Mr. Tatum stated that Mr. Crowell informed him that the burden of proof of
the illegality of the proposed subdivision rested on the neighbors. Therefore, it has taken some time
to confer with his attorney to write a letter. He opined that the timing of the public notice, though
ostensibly legal, was suspicious. Mr. Tatum expressed his displeasure regarding how staff dealt
with the residents' concerns. He stated that the City is threatening to take away the way of life of
the nine families that live on 3450 West. Mr. Tatum expressed intense anger over this issue in his
letter.
Clayton and Jennette King were not opposed to the subdivision but were adamantly opposed to the
use of 3450 West as an access point to the neighborhood. They were drawn to their property
because of the dead-end street. The street is nmTow and unsuitable for heavy traffic. Furthennore,
their belief was that it is private lane and not a public road. The Kings said there has been precedent
for other neighborhoods to have just one access point. They believed a crash gate would be
acceptable for emergency vehicles only. They expressed angst over their perception that this
proposal had been sprung on the residents in an underhanded way during the holidays with minimal
notice. They also believed staff has been adversarial in the way they have dealt with residents.
Gary Barlow stated that he raised his family near the subject property over the past 30 years. His
daughter, Rachel Tatum, lives next door. He has seen the use of a crash gate in a similar
development, and it proved to be a win-win solution for all stakeholders. A cul-de-sac could be
created to alleviate the need for an access to 3450 West.
Sandra and Dale Merrill expressed adamant opposition to the proposal to connect the proposed
subdivision to 3450 West, which they asserted is a privately owned dead-end street. It was never
engineered to handle the heavy traffic that will be generated. They suggested the developer and
City work with the Church of Jesus Christ of Latter-day Saints to acquire property along the south
side of the Church property to install a properly engineered two-lane access. It would be a better
option for emergency vehicles and would facilitate further development in the area. The Merrills
requested that 3450 West not be used as an access point for the proposed development.
Brian Jennings said that 3450 West currently has limited use with residents of just nine homes
using it and there is much concern over the idea of using it as an access point for the proposed
subdivision. That street currently has no curb and gutter and it is questionable as to whether it could
handle the additional traffic. The access there would draw traffic away from 14400 South, which is
designed to handle the level of traffic that would be generated. He suggested that a bicycle and
horse access on the easement that connects to 3450 West. That would allow for better horse access
to the nearby equestrian facilities and could be a marketing strategy for people who have horses.
Mark and Diane Ault expressed protest for the proposed use of 3450 West as an access. That street
is a private lane and was paved at the expense of the homeowners, not the City. The residents have
always had the impression that 3450 West would always be a dead-end street, based on numerous
interactions with the City regarding various issues over the years. They opined that allowing 3450
West to become an access, and the absence of open space and secondary water plans, would
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compromise the integrity and culture of Bluffdale and the quality of life in this area. They also
expressed concern about the high-voltage power lines.
Joan Barlow reported that over the past 30 years, 3450 West has been a peaceful, safe, and quiet
neighborhood. An access to and from the proposed neighborhood to 3450 West would utterly
compromise that quality of life. Ms. Barlow concurred with the suggestion that has been made to
have a crash gate for emergency vehicles only.
James and Jennie Robinson expressed their objection to using 3450 West as an access point for the
proposed subdivision. The street was never designed to handle the level of traffic that would be
generated by a subdivision with 29 homes.
Reed and Dixie Kartchner stated that their understanding that 3450 West would be the only access
point for the proposed subdivision unless the developer is able to get an additional access at 14400
South. The Kartchners expressed adamant opposition to the proposal if 3450 West is the only
access. Even if there is another access, the added traffic on 3450 West would create major safety
issues. They urged the use of a crash gate at 3450 West for emergency vehicles only.
John Peak expressed concerns with the proposed subdivision and asked about the kinds of traffic
impact studies and road plans that have been conducted. He noted that he has had two people crash
into his front yard at the intersection of 14400 South 3200 West. He asked if any green space/park
has been identified as part of the application. He was opposed to the proposal until the issues have
been addressed and resolved. He noted that traffic is already out of hand in that part of town.

There were no further emails.
Chair Cragun observed that the comments have primarily addressed the concern over the use of
3450 West as an access point. Chair Cragun asked the applicant if there were options to mitigate
that particular concern. Mr. Horsley indicated that he learned of the concerns the Monday before
the meeting. His research indicated that 3450 West was a public road and had been dedicated as a
right-of-way to Bluffdale City. The property to tie into 3450 West was purchased by the previous
property owner. He added that 14400 South would be the location of the main entrance to the
subject property and he did not realize that 3450 West would be such a major concern.
The easements with Rocky Mountain Power and Jordan Valley Water to connect to 14400 South
were in place. He noted that the City requires a traffic study, which has been conducted. He would
like to work with the residents while asserting his own property rights. The crash gate idea would
have to be studied to determine whether it would be feasible. A turnaround would have to be
created if the crash gate is implemented. Their proposal met all of the City standards and they were
not asking for a zone change or any kind of variance. He recommended approval of the request and
was amenable to a condition to work with the neighboring residents to identify an alternative
solution.
Mr. Horsley explained that construction traffic will come off of 14400 South. He did not agree with

the residents' assertion that 3450 West would be a dead-end in perpetuity. He stated that City staff
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did not do anything underhanded. The noticing process met all legal requirements. Mr. Horsley
offered to meet with residents regarding their concerns.
In response to Commissioner Flynn's request to confinn that 3450 West has been established as a
public street and that it meets the City's cun-ent standards for other public roads, City Attorney,
Todd Sheeran, stated that Mrs. Robison has done a lot of research on the original road and its
history. Mrs. Robison found a "Letter of Responsibility" and a stand-alone "Delay Agreement"
from 1987 in conjunction with a development that had taken place in that area. It said that a 50-foot
right-of-way would be deeded to the City. In addition, when the fifth lot comes to the City, the City
could call for asphalt and improvements. The record also addressed the standards at that time,
which specified the installation of curb and gutter. The original developer did not want to do that,
so there was an agreement to waive the curb and gutter. All of the property owners signed the
Letter of Responsibility that they would be required to put in the curb and gutter if required by the
City. Once the fifth home was built, the installed asphalt. They did not install the curb and gutter,
which was the responsibility of the property owners. Mrs. Robison stated that the documentation is
part of the public record. She added that the City has never called for the curb and gutter to be
installed.
Mr. Sheeran confirmed that the Planning Commission is the Land Use Authority for preliminary
subdivision plat approval, which is an administrative decision, and not a legislative decision. If the
application meets all of the City Code criteria, the Land Use Authority has the legal obligation to
approve it, even if the deciding body does support the proposal. This is not a conditional use
application in which the Planning Commission would have discretionary authority to mitigate safety
concerns and other detrimental effects.
In response to C01mnissioner Walston's question regarding the viability of the crash gate

suggestion, Mr. Sheeran stated that the cun-ent City Code does not include any criteria regarding
when crash gates should or could go in. He cautioned the Planning Commission against making a
crash gate a condition of approval because it would likely violate City Code, which requires two
access points for the proposal under consideration. As a result, having a crash gate and only one
entrance would be a violation of City Code. Mr. Fazio concun-ed with Mr. Sheeran and stated that a
public right-of-way would have to be opened, per State Statute.
In response to Chair Cragun's question as to why crash gates exist in other parts of Bluffdale,

Commissioner Loumis stated that in some instances, the road is a split highway, which creates two
access points. Mr. Fazio did not think that was a valid argument or explanation because a divided
highway is still considered one right-of-way. He did not know why the crash gate was allowed at
Spring View Farms. The cun-ent City Code includes the number of houses and length of the road as
the criteria for whether one or two access points are required.
Gary Barlow thanked Mr. Horsley for routing all construction traffic to 14400 South. As a
developer himself, he stated that from his experience, a crash gate normally meets all codes for an
additional right-of-way through a property in case of an emergency. He urged the City to support
the proposal for a crash gate.
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James Dunn served on the City Council 20 years ago when the City dealt with its growing pains.
There was a lot of anger and hostility over the development of Bangelier Highway and Redwood
Road. At that time, 3450 West was deemed a private lane, which meant that the City provided no
services for the street.
Rachel Tatum expressed appreciation for Mr. Horsley's commitment to have the construction traffic
use 14400 South. She referenced the comment about the residents potentially having to install curb,
gutter, and sidewalk themselves, which would be a huge financial burden. She stated that the
cmTent residents never signed such a letter.

Mr. Sheeran explained that the documents referenced by Mrs. Robison were recently found in the
City's archives. Whether the City would have a legal right to impose that commitment upon the
current residents would be very questionable. If the curb, gutter, and sidewalk were to be installed,
a determination would have to be made as to who would bear the cost. Since 3450 West is not
owned by the developer of the proposed subdivision, the City could not legally obligate the
developer to install the curb, gutter, and sidewalk.
Dixie Kartchner had several concerns. She stated that she and her husband were the original
owners on 3450 West and they spent a great deal of money on the road. The sign was blue for some
time, indicating that it was a private street. The sign is now green, identifying it as a public street.
The City has maintained the road for a few years, but it is worn out. Since it is now designated as a
public street, she asked if the residents will be required to repave it. Mr. Fazio responded that the
City is planning to repair the road in 2024. That work will be done at the City's expense.
James Dunn stated that on Pheasant Hollow Lane they do not have curb, gutter, or sidewalk, and the
residents signed a Delay Agreement indicating that the residents would have to install curb, gutter,
and sidewalk at their own expense if required by the City. He stated that the Delay Agreement
should be carefully examined since it is not binding on the current residents if it is not on the public
record. There may also be a statute of limitation that would have rendered the Delay Agreement
null and void.

With regard to a question raised by Ms. Kartchner about irrigation, Mr. Horsley offered to revisit
that issue with her privately.
There were no further public comments. Chair Cragun closed the public hearing.
Commissioner Flynn suggested possibly tabling the item to address outstanding issues.
Commissioner Walston state that because it is a preliminary plat, it would have to meet all other
requirements and conditions. If the applicant meets all of the zoning requirements, the Planning
Commission has a legal obligation to grant approval.
Commissioner Flynn referenced the crash gate and asked if it would require a revision to City Code.
Mr. Sheeran stated that the applicant is already vested in the current City Code with the submission
of the application and would have to comply with the current standards.
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Chair Cragun had considered tabling the matter but took into account the fact that if the applicant
has met all of the City Code requirements, the Platming Commission would be legally obligated to
approve the preliminary subdivision application. She urged the developer and residents to meet
while the process is underway.
Commissioner Luker stated that the crash gate idea is not viable because of the current City Code.
He also believed that the Planning Commission could not legally deny the application since the
applicant has met all of the requirements. He would like to see the developer and residents find a
way to move forward to mitigate traffic on 3450 West.
Debbie Cragun moved to approve the Vista Meadows Subdivision Preliminary Plat
Application 2020-41 subject to the following:
Conditions:
1.

All requirements of the City Codes and adopted ordinances are adhered to for
the application.

2.

The plat complies 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.

Prior to approval of the Final Plat Application by the Land Use Authority, final
construction drawings for storm drain and driveway access to Vista Meadows
Drive and Marigold Lane shall be approved by the City Engineer.

5.

The applicant shall resolve all Engineering Department subdivision review
comments prior to construction.

6.

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

7.

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

8.

The applicant shall provide access to the subdivision that meets City standards
and specifications, in the name of the City, and for public use, for the
connection to 14400 South, prior to construction.

9.

The applicant shall provide a project Geotechnical Report that meets City of
Bluffdale standards and specifications prior to construction.
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10.

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

11.

The applicant shall provide an approved Flood Control Permit and Canal
Company License Agreement for the drainage produced by this development
prior to construction.

12.

The applicant shall provide executed Encroachment Permits from Jordan
Valley Water Conservancy District for all work within their property and
easements prior to construction.

13.

The applicant shall provide executed permits from Kern River Gas Company
and Rocky Mountain Power for all work within their easements prior to
construction.

14.

Prior to the recordation of the final mylar plat, the applicant shall provide the
required secondary water shares to the City.

15.

Street trees and park strips are required to be installed by the applicant and
maintained by the property owner. The location will be determined with the
Final Plat Application.

16.

A street tree, park strip, and landscaping plan shall be provided as per
12.80.060(A-B) as part of the Final Plat Application.

17.

The signature boxes, lot width details, and Public Utility Easement (PUE)
measurement shall be corrected and finalized before the final plat can be
recorded.

18.

City staff shall continue to work with the developer and neighbors on
identifying mitigating measures while this application proceeds forward.

Stephen Walston seconded the motion. Vote on motion: Stephen Walston-Aye, Johnny
Loumis, Jr.-Aye, Kory Luker-Aye, Ulises Flynn-Aye, Debbie Cragun-Aye. The motion passed
unanimously.
Discussion Item

5.

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

Mr. Crowell reported that the General Plan process is underway. The City Council will meet in
person on January 13, to include a discussion on economic development.

Chair Cragun requested a meeting calendar for 2021.
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Mr. Crowell stated that the chiropractic business was approved and the City Council did not see the
need for a Development Agreement on such a small parcel of property.
The housing development next to the Midvalley Bible Church for 55-plus residents had not made it
to the City Council yet.
Co1mnissioner Loumis asked if there would be a meeting on January 20. Mrs. Robison anticipated
a meeting on that day. He would like to see some follow-up with the gas line connection that was
discussed with agenda item 3. Mrs. Robison stated that she and Mr. Tracer would look at that issue.
6.

Adjournment.

The Planning Commission Meeting adjourned at 8:52 p.m.

lopment Coordinator
Approved: February 3, 2021
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