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BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING AGENDA
Wednesday, March 10, 2021
Notice is hereby given that the Bluffdale City Council and the Bluffdale City Planning Commission w ill hold a specia l joint
meeting Wednesday, March 10, 2021, at the Bluffdale City Hall, 2222 West 14400 South, Bluffdale, Utah, scheduled to begin
promptly at 5:00 p.m. or as soon thereafter as possible. This m eetin g w ill also b e broadcast live to the public at:
www.bluffdale.com Notice is furth er given that access to this meeting by the Mayor and or City Council may be by electronic
means via telephonic conference call.

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS MEETING 5:00 P.M.
1.

Roll Call

2.

WORK SESSION - Economic Development

3.

Closed meeting pursuant to Utah Code § 52-4-205(1) to discuss the character, professional competence, or
health of an individual, collective bargaining, pending or imminent litigation, strategies to discuss real
property acquisition, including any form of a water right or water shares, security issues, or any alleged
criminal misconduct (if needed) .

4. Adjournment
Dated: March 05, 2021
I HEREBY CERTIFY THAT THE FOREGOI NG NOTI CE AND AG ENDA WAS FAX ED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE
TRIBUNE, AND THE DESERET NEWS; POSTED AT THE BLUFFDALE CITY HALL, EMAILED OR DELIVERED TO EACH MEMBER OF THE
BLUFFDALE CITY COUNCIL; ON THE CITY'S WEBSITE AT WWW.BLUFFDALE.COM AN D ON THE PUBLIC MEETING NOTI CE WEBSITE,
WWW.PMN.UTAH.GOV

Wendy L. Deppe, CMC
City Recorder
In compliance w ith th e American with Disabilities Act, individuals needing assistance or other services or accommodat ion for this
meeti ng should contact Bluffdale City Hall at least 24 hours in advance of this meeting at 801-254-2200. TTY 7-1-1.
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Economic Development Joint Work Session of the
City Council and Planning Commission
March 10, 2021, 5:00 PM

AGENDA

1. Welcome and Dinner
2. Discussion regarding updated development proposal for The Ranch, Taylor Woodbury
3. Discussion regarding RDA participation in 850 West and associated industrial park
redevelopment, Brixton Partners
4. Discussion regarding Request for Proposal s for City-owned properties on Redwood Road
5. Future Meeting Date {April 14) and Potential Topics

BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING MINUTES
Wednesday, March 10, 2021
Present:

City Council:
Mayor Derk Timothy
Wendy Aston
Traci Crockett
Jeff Gaston (arrived at 5:03 p.m.)
Mark Hales
Dave Kallas
Planning Commission:
Debbie Cragun

Staff:

Mark Reid, City Manager
Todd Sheeran, City Attorney
Bruce Kartchner, Administrative Scn ices Director
Natalie Hall, Emergency Preparedness Manager
Grant Crowell, C ity Planner/Economic Development.Director
Shane Paddock, Public Works Director
Warren James, Fire Chief
Michael Fazio, C ity E ngineer
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Wendy Deppe, C ity Recorder
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Others:

Taylor Woodbury

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS
MEETING
1.

Roll Call.

Mayor Derk Timothy called the meeting to order at 5:00 p.m.
All members of the City Council were present w ith the exception of Jeff Gaston who arrived
shortly thereafter.

BLUFFDALE C ITY CO UNCIL AND PLANNING
DEVELOPMENT JOINT WORK SESSION
1.

Welcome a nd Dinner.

2.

Review of Economic Development Strategic Plan.

COMMISSION

ECONOM IC

BLUFFDAL E C lTY CO UNCIL
BLUFFDALE CITY PLANN ING C OMMISSION
SPEClAL .JOINT MEETING MINUTES
Wednesday, March 10, 2021

Grant C rowell , City Pla1mer/Econo mic Development Director reported o n active projects in the
community. Some development partners were present to discuss proj ects they were working on.
Taylor Woodbury from Woodbury Corporatio n was present and addressed updated ideas for The
Ranch, a development o n the southeast corner of Redwood Road and Bangerter Ili ghway . He
described the hi story of the proj ect and stated that they were in d iscussions with Smith's a number
of years ago on multiple occasions and al one Lime they committed to movi ng forward. Design
guidelines and a zoning plan were even adopted to accommodate the envisioned Smith's
Marketplace. At the last minute, the project was put o n ho ld, and eventually the decision was made
not to move fo rward . Since then they have marketed to numerous groups with ideas including
office, retail, and industrial. They now have a plan they are exc ited about.
Mr. Woodbury described changes they would like to make to the current approved design
guidelines for the pro perty. They also want to discuss the new proposed site plan. The design
guidelines from 201 5 were based on the Smith ' s proposal and much of the site plan was dictated
by Smith ' s. Woodbury never liked the site plan based o n what it did to the back half of the
property. They did not think at the time that there was a way to get retail in the rear but p la1rned
for offi ce uses. A retail core was proposed consisting of smaller buildings that would line Redwood
Road and 14000 South.
M r. Woodbury presented the updated plan and stated that they are preserving the concept of the
retail core, w hich would line 14000 South and Redwood Road. T here is now a prospect of turning
the entire center into a retail center. This was the o ri ginal idea. The office was a backup plan as
they were fig uring out how to use the back ha lf of the property.
Mr. Woodbmy also presented the original plan that was approved and reiterated that they are
shifting development to parallel Bangerter Highway. He identified on the plan where they will be
pl acing the anchor tenants along the hi g hway . The retail co re concept that w ill be reta ined incl udes
small er buildings. restaurant pads, service retail , medi cal offices, etc.
Mr. Woodbury stated that there is a need to update the site plan in the Des ign G uidelines. In
addition, there is a lot of remanence in the design g uide lines of the old Smith ·s center. T hey put
the elevations from Smith ·s into the Design Guideli nes to show w hat the ancho rs would look li ke.
Much of that is now obsolete. The grocery store will not go away since it is still the focus of the
development, but there are po rtio ns of the Design Guidelines that no longer apply to the
development envis ioned.

Mr. Woodbury gave examples where the Design Guidelines have helped maintain a cohesive fee l
throughout the center. O ne example was Babcock Dental. The original desig n included a very
modern loo k that included arching roofs and other cantilevered sections. Us ing the Design
Guide!ines, they were ab le to dri ve the architectural standards and ensure that they gel an Old West
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theme with triangu lar roof architecture and wooden themes through the buildings as opposed to a
modem look.
Mr. Woodbury stated that they will keep the Design Guidelines in place but will modify them to
eliminate the Smith's elements out and update the Master Plan. Another examp le given was
Goldenwest Credit Un ion. Their original design included a green roof. The roof is a strong part
of their brand. They agreed to change their color palette for the rest of the building and add more
wood paneling and other things that improve the aesthetic of the building.
Mr. Woodbury reported that much has not come into play yet because tbey are only developing
the first few pads, which have mostl y been sales . As they move into the next buildings, the design
guidelines will take shape and move through t he property.
Mr. Woodbury reported that they are moving to a more enterta inment-based retail center. The
focus is no longer on convenience and is an experiential shopping environment w here people can
come and be entertained. C urrently, there are two tenants but inked deals as of yet. Because they
are getting close, they thought it was time to update Council.
The first tenant is FatCats plaimecl with a 60,000 square-foot site that will include a miniature
movie theatre, bowling alleys, and arcades. They are a longtime operator in the enterta inment
space and everything is focused around driving people to go into a movie and then bowl or
parti cipate in another activity.
Traci Crockett asked if it w ill be similar to the FatCats in Saratoga Springs. Mr. Woodbury
answered in the affirmative and added that it is becoming their new prototype. He further repo11ed
that they are in the process of adding a fun center like thi s to the University Mall development to
drive traffic to the center and attract more retailers.
Mr. Woodbury reported that the o ther tenant is Smash Park. It is a new concept and is similar to
big shot golf for pickleball. A lthough mo re pickleball co urts are coming to Bluffdale C ity, the
benefit of thi s project is that courts can be reserved. Smash Park includes a sports bar, a restaurant,
and indoor and outdoor courts.
Mr. Woodbury reported that both users are moving through the process. This is their first choice
location for both sites but they are looki ng at other sites in the area. They have, however, given
Woodbury the opportunity to start the process of getting plans and construction costs in place. ·
Mr. Woodbury emphasized that they are leaving what they consider to be the best piece of the
property for a grocery sto re. There are ongoi ng talks with two grocery stores. O ne will be touring
the site tomo rrow. The other one took a tour a few weeks ago. He noted that a grocery store will
be the anchor of most of the retail on the property.
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Mr. Woodbury stated that thi s property could be full y develo ped in the next few years. They
preserved the a bility to go from 60,000 to 90,000 square feet with the grocery store. Feedback
from other grocery store users is that they are no longer pushing the marketplace concept for
grocery sto res and primari ly looking at a standalone grocery. M r. Woodbury stated that they have
looked at vari ous combinati ons and have been develo pi ng the plan in cooperation w ith the grocery
store users to determine what is acceptabl e. They have been getting positive feedback that this
would be a via ble grocery sto re use in the future.
Mr. Woodbury reported that there has been internal discuss ion regarding whether to put FatCats
and Smash Park closer to the road, move on with the entertainment concept, and abandon the
grocery store concept. However, they have remained focused o n making s ure they have a large
parcel to accommodate the grocery use. They determined that relative to the market, this is a great
site.
Mr. Woodbury d isplayed images of the FatCats location in Saratoga Springs and Smash Park. He
gave an example of some of the activities FatCats offers. For example, at Clu·istmas, they have a
Po lar Express nig ht where families can rent out the movie theatre and be served hot chocolate.
Smash Park is excited about the site because of the growth of pickleball in U tah and along the
Wasatch Front. Smash Par k also offers other games fo r those waiting to access a court. They also
have a sports bar and restaurant.
M r. Woodbury reported that the current Desig n Guidelines include a signage plan that they intend
to fo ll ow. The signage plan includes an entry sign with two larger m arquee signs along Bangerter
Highway . Examples of the marquee and entry monument signs were shown. He explained that
these ty pes of signs will accommodate both tenants.
Mr. Woodbury stated that they plan to remove Smith' s name from the Design Guidelines and put
FatCats and Smash Park on some of the panels that are lower down and st ill preserve the top panel
for the potential grocery store. Because it w ill be a regio nal destination it provides a better
opportunity for additional development.
M r. Woodbury stated that they were not asking fo r approval tonight. Once the deals are fin alized,
they will work w ith staff o n an amendment to the current Design G uidelines. They would like to
get feedback from the C ity Council o n the d irectio n they are go ing. T hey w ill then move forward
with the tenants, get construction drawi ngs in place, and proceed wi th the design in an effort to
move forward.
M r. Woodbmy stated that at some point they w ill need to address Transportation Impact Fees. One
of the biggest cha llenges they face is with tenants who are looking regionally and trying to identify
a site. They always look at the impact fees associated w ith the various sites . They have a fairly
unique arrangement with their property because of 14000 South. They have approximately $ 1.7
millio n in impact fees they are still owed in connection with 14000 South. Anything that happens
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with impact fees there will hurt Woodbury, however, they need to stay competitive and continue
to attract users to the site.
Mayor Timothy asked what will be done with the office bui ldings downtown. Mr. Woodbury
explained that they recently leased 150,000 square-foot office bui lding to a single tenant. The
office market has gone through a cycle where many made the decision not to go back to offices.
However, in the last few months that has turned around and realized that having an office and an
enviro1m1ent where employees are collaborati ng in person is critical. Mr. Woodbury further
explained that companies realize that as they hire new people, they cannot train and coalesce teams
remotely as effecti vely as they can in the office. The office option would still be v iable if the
desired project does not come together.
Mayor Timothy was pleased that the grocery com ponent was preserved. He stressed that Bluffdale
needs a grocery store. Mr. Woodbury stated that they are keeping their most prominent site closest
to the road for grocery although it may not be as large as originally envisioned. If soft goods are
added, it will likely be separate such as Ace Hardware.
Mayor Timothy inquired about the prospect of a sit-down restaurant. Mr. Woodbury explained
that having just the grocery store would make the site difficult to sell from a sit-down restaurant
standpoint. However, the entertaimnent uses will drive traffic to the site and open it up to other
possibilities.
Dave Kallas asked about the square footage of a grocery store. Mr. Woodbury stated that 60,000
feet is a comfortable size for most grocery stores. Council Member Kallas also asked if there was
a minimum amount of square J-ootage of the building in the current plan. Mr. Woodbury explained
that the zoning is flexibl e enough to accommodate what was envisioned with Smith' s.
The current problem is that the site plan contemplated the 123,000 square-foot as store and office.
It did not contemplate a retail line-up including a seri es of tenants. Mr. Woodbury stated that they
were not asking for a change with regard to square footage, parking count, or traffic. lt will just
invo lve configuration and massing along Bangerter Highway as opposed to the buildings set back
on the eastern half of the p roperty.
Dave Kallas expressed support for the plan and stated that it made sense to have the grocery store
and other activities. Mr. Woodbury reiterated that the activiti es wou ld give them an advantage up
when marketing other pmtions of the site.
Traci Crockett asked for a compari son of impact fees to other areas. She wondered if the reason
they did not hear anything about the other impact fees was because the fees in Bluffdale were
hi gher or lower. Mr. Woodbury stated that the Transportation Fee for FatCats came to about
$450,000. The impact fee they paid in Saratoga Springs in 20 19 was $160,000. Mr. Woodbury
fu1ther stated that they are trying to go tlu·ough each city code and calculate their transportation
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impact fees. They are only looking at cities that Bluffdale is competi ng with, like Saratoga Springs,
Ri verton, and West Jordan .
Mr. Woodbury pointed out that when he co mes back before the Council to discuss the impact fees,
he will not be pushing it as much 011 the smaller users. He felt that fro m an anchor standpoint, they
need to absorb the large tenants because they will get evety thi ng else going.
Wendy Aston appreciated the fact that there are more options than the ofiice buildings, whi ch
would be beneficial to the citizens and the City in general. Mr. Woodbury stated that having names
displ ayed on the Bangerter frontage was very marketable as opposed to the Smith's site plan, which
cut off half of the site and ori ented the store i11 a manner that was most benefi cial to them.
Dave Kall as asked if the potenti al grocery tenants vvotdcl agree to the three-year build-out plan .
Mr. Woodbuty stated that one of the leading prospects indicated that they plan to begin
construction next year. There might be other pads that coul d be marketed beyond three years, but
the bulk of the buildings in the center could be in place in three years.
Mr. Woodbury explained that they are talking to tenants and explaining to them why they would
be paying more in impact fees . However, they do fee l the need with the anchor tenants to get them
in place first.
Mr. Crowell reported that several months ago, they discussed several projects pertammg to
rev italizing the Industrial Park. He introduced Mark Kelly fro m Brixton Partners who delved into
the projects in greater detail. Mr. Kelly stated that Bri xton Pa11ners addressed the Council
previously about the oppo1t unity to redevelop the last undeveloped area in Bluffda le off of 14600
South. He presented an image showing what they intend to bui ld known as Covent Garde n. It is
located off of 14600 South and 850 West. Construction was to beg in the fo llowing week.
Within Covent Garden, Mr. Kelly reported that they were able to procure an additional 1.5 acres
beneath the power lines fro m Rocky Mountain Power. This gave them excepti onal parki ng and
attracted different tenants that would normally pursue an industrial park. They have about 3 Y2
stalls per 1,000 square feet, which with typi cal industrial is one.
Some of the tenants attracted include Rocket Notes, an online company, is purchasing six units.
Sage Homes, a builder in Herriman and Bluffda le is tak ing fou r uni ts and wi ll have about 60
employees. Another potenti al tenant is a metalwo rking company and shop that will bring in about
15 employees. Digney Plumbing has about 30 employees. Others included R WK Constructi on
and Carmi Flavors. In total, 200 employees will be brought to the center. Mr. Ke lly stressed that
none of the tenants would have chosen tbe site if not for the available parking. He noted that fo r
every $100 spent in a small business. $68 remai ns in the local economy and repeats and recycles
itself.
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M r. Kelly reported that one of the maj or th ings they have been workin g on was determining
whether the road development would be pri vate or public. The City's request was to make it a
public road. Mr. Kelly identified on the map displayed w here they w ill be developing and stated
that they will be pay ing the impact fees and construction costs.
After talks with Kevin Nolan and EG Utab, they procured documentation that will allow the road
to be a full dedicated primary ·public road from 14600 South, into tbe park, and beyond. With
regard to the fees, Mr. Kelly stated that they are putting about $600.000 into the road. They are
asking fo r re imbursement of about $388,000 from Bluffdale City for tbe sections that will not have
a direct impact on their needs.
Mr. Crowell identifi ed on the map that Parcels A and B are not being developed. He stated that
they are close to havi ng documents for Brixton Partners to sign. He further stated that whether the
reimbursement occurs this liscal year or not, they have identified placeholders to help facil itate the
compl etion of the project consistent w ith what was di scussed previously .
Mr. Kelly reported that BO Bush will be doing the scope of work, whi ch will keep the costs down.
Other bids they had were a couple of hundred thousand dollars more across the whole project. He
stated that one of their first requests was the road dedicatio n. He presented a clear plan showing
how they intend to take it from a dirt road and upgrade it.
The second request pertains to the impact fees and positive justifications for it. Mr. Kelly explained
that Bri xton Partners does not just construct buildings and lease them out for years as one unit.
They condominiumi ze the units so that owners and businesses have a positive impact and have
pride in ownership.
With regard to taxes, Mr. Kell y explained that each unit wi ll generate about $8.000 to $9,000 in
taxes. T hey in crease the tax revenue bas is by about 40% because each bui lding has a separate tax
ID number. The pricing also increases due to the fact that each unit is condominiumized. This
alone adds a tremendous tax benefit to the City.
Mr. Kell y stated that they would like to have a reduction of impact fees and the RDA contribution.
He exp lained that Brixton has been working closely w ith the City and has incurred numerous costs
on the proj ect. Their pl ans include a marbl e arch off of Heritage C rest Way . They have also
procured a three-acre site off of 14 700 South that has gone through the approval process. They
will compl ete the road as well.
Mr. Kelly summarized the positi ve justificati o ns and reiterated that having 24 units rather than one
unit increases taxes. The impact fees from Covent Garden will be about $645,000 in a three-year
period of cumulati ve impacts that bene fit Bluffdale C ity. T his impact fee wi ll increase over time.
Brixton Paitners will also bui ld two more buildings. One will be 40,000 square fee t in size and
will be about 36,000 square feet off of Heritage C rest Way.
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Dave Kall as asked about the width of the road. Mr. Kelly explained lhal it is approximately 38
feet but they wil l widen it to the standard 50 reet with a 15-foot setback. He further stated that
there wil l be sidewalks and confi rmed that the road will accommodate large deli very trucks.
Mr. Crowell fu rther explained that they had had a bit of diffi culty addressing the width. particularly
with the S curve. They will clip the corner of Kevin Nolan's business and work with the curves.
There are geographical constrai nts and some things li ke park stri ps will not be accommodated.
Mr. Crowell stated that instead of having the reimbursement and RDA contribution discussion in
the Work Session later tonight, they had decided to do it earl ier since it is economic development.
He requested feedback from the Counci l.
Mayor Timothy poi nted out that this was di scussed a few months ago . Mr. Crovvell stated that the
Eastern Bluffdale EDA was established to bri ng j obs and assess value, growth, and work on
infrastructure. Tn lieu of that, there are other things it is able to help with.
Debbie Cragw1 stated that making 14600 South look better was difficult to do wi th what already
ex ists there. With regard to the new wider road that will connect to 14600 South, she asked if there
is an opportunity fo r another cross street with curb and gutter and a street sign. She asked if it
could be beautified. Mr. Crowell explained that it could be do ne in phases because the property
owners al that intersection can only give so much as they are not yet ready to develop.
City Engineer, Michael Fazio further explai ned that the north side to 800 West will be deve loped
with curb, gutter, sidewalk, and landscaping. They wi ll build an improved entrance to 14600
South. They are al so planning to fi 11 the deep ditches and build bike lanes. In addition, they are
also worki ng to better understand the future of 14600 South.

3.

Discuss E ntry Monument Goal and Strategies.

4.

Project Updates.

Mr. Crowell reported that the City owns properly across the street with fro ntage that could impact
a neighboring project. They are establ ishing a marketing plan that was discussed with the Council
last year. Those with interest in the property include Big O Tires and Raphael Morda who appeared
previously before the Council. Woodbury had also ex pressed interest.
The Council suggested that they reached out to others. Befo re doing that, Mr. Crowell stated that
they prepared a graphic th at was emailed to the Counci l. Some of the infograph ics incl uded ideas
and adve1iisements on the location of the six-acre property. It is on Redwood Road and Bange1i er
Hi ghway, has a lot of connections, and high traffic counts. There are also high incomes in the
area.
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Mr. Crowell stated that the Council wi ll decide how to proceed but it was recognized that a
comprehensive development strategy is irnpo1iant. He outlined thjngs that wo uld get favorab le
consideration including integrating it with the surrounding properties, utili ze a managing partner
to deal with transactional issues, and integrate a site plan and design. Other considerations could
also be addressed.
Mr. Crowell reported that he received a call from an individual from CBRE who was referred to
him by Council Member Gaston. He also stated that there is a niche with developers that want to
develop a five-acre site versus developers that want to develop 100-acre sites. Mayor Timothy
envisioned a joint venture. He asked that the graphic be sent out. He also requested a final version.
5.

Future Meeting Date and Potential Topics.

6.

Adjournment.

Approved: April 14, 2021
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