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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, March 16, 2022

Notice is hereby given that t he Bluffdale City Planning Commission will hold a pu b lic meeti ng on
Wednesday, March 16, 2022, at 6:00 p.m., or as soon thereafter as possible at the Bluffdale City Hall,
2222 West 14400 Sout h, Bluffdale, Utah. This meeting may also be broa dcast live t o the public on t he City's
website www.bluffdale.com . Not ice is further give n t hat access t o t his meeting by Commission members
may be by electronic means via t elephone conference ca ll.

PLANNING COMMISSION BUSINESS MEETING 6:00 PM
1. Roll Ca ll.
2. Swea rin g in of new Plann ing Com mission members.
3. Election of Planning Commission Chair and Vice Chair.
4. Approval of the Planning Co mmission meeting minutes from January 5, 2022.
5. Traini ng on Open and Pub lic Meetings Act - Staff Presenter, Todd Sheeran, City Attorney.
Administrative Items:
6. CONSIDERATION AND VOTE on a Plat Amendment fo r t he Arctic Subdivision Final Plat for 3 lots
located at 13974 So uth 2700 West , Bangerter 15 LC, Applica nt (Appli cat ion 2021-45A) - Staff
Presenter, Jennifer Robison.
7. CONSIDERATION AND VOTE on a Plat Amendment for t he Brubaker Parkside Condominiums Plat
for 20 commerci al units located at 13974 South 2700 West , Bangerter 15 LC, Applicant (Application
2021-45B) - Staff Present er, Jennifer Robison.
Legislative Items:
8. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on an updated City of Bluffdale
General Plan (Application 2020-24) - Presenters, Grant Crowell and VODA Planni ng and Design.
9. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on various text amend ments t o t he
Bluffdale City Code sections 11.160.160, 11.350, and 11.20 of the Bluffdale City Land Use
Ordinances t o upd at e the st andards pertaining t o Public Uti lity Su bst at ions, City initiated
(Applicat ion 2022-06) - St aff Presenter, Ellen Oa kman.
Discussion Items:
10. Planning Co mmission Business (pla nning session for upcoming items, follow up, etc.).
11. Adjournment.
Dated: March 11, 2022

JaAd4
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.

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, March 16, 2022
Present:
Members:

Debbie Cragun, Chair
Ko1y Luker (excused at 6:57 p.m.)
Johnny Loumis, Jr.
Ulises Flynn
Erik Swanson
Tina Griffis, Alternate

Staff:

Grant Crowell, C ity Pl anner/Economic Development Director
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Todd Sheeran, City Attorney
Courtney Armstrong, Accounting Technician
Kj ersti Jarman, Conununity Development Coordinator

Public:

Mike Weaver
Mark Morris

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 Commi ssion were present.
City Planner/Economic Development Director, Grant Crowell, reported that he neglected to
include an Invocation and Pledge of Allegiance on the meeting agenda, as requested at the
Janua1y 5 meeting. Chair Cragun stated that it could be added to the next meeting agenda.
Mr. Crowell stated that it could take place at this meeting even though it was not officially on the
agenda. Chair Cragun offered to find the language used by the Herriman Planning Commission
for the invocation.
K01y Luker led the Pledge of Allegiance and offered the Invocation.

2.

Swearing in of New Planning Commission Members.

City Recorder, Wendy Deppe swore in Erik Swanson and Tina Griffis as New Planning
Commission Members.
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3.

Election of Planning Commission Chair and Vice-Chair.

Ulises Flynn moved to NOMINATE Debbie Cragun to serve as Planning Commission
Chair. Johnny Loumis, Jr. seconded the motion. There were no further nominations.
Vote on motion: Erik Swanson-Aye; Ulises Flynn-Aye; Kory Luker-Aye; Johnny Loumis,
Jr.-Aye; Debbie Cragun-Aye. The motion passed unanimously. Alternate Planning
Commission Member, Tina Griffis, did not participate in the vote.
Johnny Loumis, Jr. moved to NOMINATE Kory Luker to serve as Planning Commission
Vice-Chair. Ulises Flynn seconded the motion. There were no further nominations. Vote
on motion: Erik Swanson-Aye; Ulises Flynn-Aye; Kory Luker-Aye; Johnny Loumis, Jr.Aye; Debbie Cragun-Aye.
The motion passed unanimously.
Alternate Planning
Commission Member, Tina Griffis, did not participate in the vote.
4.

Approval of the Planning Commission Meeting Minutes of January 5, 2022.

Commissioner Swanson corrected the spelling of his first name as "Erik".

Debbie Cragun moved to approve the Planning Commission meeting minutes of January 5,
2022, with the changes made to the spelling of Erik Swanson's name. Ulises Flynn
seconded the motion. Vote on motion: Erik Swanson-Aye; Ulises Flynn-Aye; Kory LukerAye; Johnny Loumis, Jr.-Aye; Debbie Cragun-Aye. The motion passed unanimously.
Alternate Planning Commissioner, Tina Griffis, did not participate in the vote.

5.

Training on Open and Public Meetings Act - Staff Presenter, Todd Sheeran, City
Attorney.

City Attorney, Todd Sheeran, provided the Utah Open and Public Meetings Act training, which
by law is to be conducted armually.
Mr. Sheeran gave an overview of how noticing takes p lace and explained that the Platming
Commi ssion must provide at least 24 hours notice before each Planning Commi ssion Meeting.
In the unlikely event there are unforeseen circumstances and a meeting must take place
immediately, there is leeway in Utah Code to allow fo r such a situation. Some items require
more noticing time than others. The General Plan and rezoning require at least a 10-day public
notice.
T he public notice must include an agenda and the date, time, and place of the meeting. T he
notice must be posted on the Utah Public Notice website, the Bluffdale C ity website, and in the
newspaper. It must include the topics as separate agenda items to be considered at the meeti ng.
Li sting only the resolution number is insufficient and must also include a summary of the matter
to be considered.
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Mr. Sheeran emphasized the importance of ensuring that discussions about an agenda item take
place during a public meeting. Chance encounters of members of a public body do not constitute
a meeting. As a matter of caution, Bluffdale City will occasionally post public notice of an event
at which a majority of the members of the public body will be in attendance; however, no
business will be conducted.
With regard to communication, Mr. Sheeran stated that it is important to be extremely careful
with email s and text messages about issues that could potentially constitute vio lations of the
Open and Public Meetings Act (the "Act"). Exchanges between two members would likely be
legal; however, a member of the public body sending an email to other members to advocate a
certain position would be a violation of the Act. Texting or sending any type of electronic
message to other members during a public meeting is expressly prohibited by the Act.
Mr. Sheeran shared an example of an Open and Public Meetings Act case that was argued before
the Utah Supreme Court. Non-public meetings caimot occur before a public meeting to decide
what will be said during the public meeting. Public discussions about a contentious issue must
take place in public.
Another example of a violation of the Act involved a school di strict where a citizen invoked the
Government Records Access and Management Act ("ORAMA") to obtain a copy of email s and
texts that were shared among members of the school board to prove that the Act had been
violated.
Mr. Sheeran next addressed conflicts of interest and stated that State Code specifies that
members of a public body need to state a potential conflict of interest. The conflict, however,
does not preclude the individual from participating in the meeting. Commissioner Loumis asked
if an oral disclosure was sufficient. Mr. Sheeran was unsure and would research the issue. He
stated that although State Code allows a person with a conflict of interest to participate in a
di scussion, public perception leads members of a public body to recuse themselves so that they
do not appear to be exerting undue influence on a decision. Mr. Sheeran stated that caution
should be exercised whenever there is a conflict of interest.
In response to a question raised by Commissioner Swanson regarding changes that came out of
the latest Legislati ve Session, Mr. Sheeran stated that there were changes regarding noticing. IT
primarily dealt with the posting of public notices.

Administrative Items:
6.

CONSIDERATION AND VOTE on a Plat Amendment for the Arctic Subdivision
Final Plat for Three Lots located at 13974 South 2700 West, Bangerter 15, LLC,
Applicant. (Application 2021-45A) - Staff Presenter, Jennifer Robison.

Chair Cragun reported that agenda items 6 and 7 would be discussed together but would require
separate motions.
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Senior C ity Planner, Jennifer Robison, presented the staff report and identified the location of the
subject property, which currently includes a new Arctic Circle restaurant and tlu·ee parcels. It
was noted that the applicants realized that they needed more space on Lot 2 and were seeking to
amend the plat. A rendering was displayed showing how the lot line was to be modified. No
other changes were proposed. Mrs. Robison stated that for the site plan proposed fo r Lot 2, Staff
determined that addi tional parking would be needed. The only way to include the addi tional
parking would be to amend the plat.
Mrs. Robi son reviewed the condominium plat and stated that with the change to the Lot 2 lot
line, each of the proposed 20 condominium units wi ll have a separate legal description. The
common area will be maintained by a Business Owners Association, which is similar to a
Homeowners Association ("HOA").

Ulises Flynn moved to APPROVE the Arctic Subdivision Amended Plat Application 202145A subject to the following:
Conditions:
1.

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

2.

That all requirements of the City Engineer be met prior to the recording of
the amended plats.

3.

That the applicant meets all requirements of the Site Plan approval granted
by the Planning Commission on September 15, 2021, prior to the issuance of
the building permit.

4.

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

Kory Luker seconded the motion. Vote on motion: Erik Swanson-Aye; Ulises Flynn-Aye;
Kory Luker-Aye; Johnny Loumis, Jr.-Aye; Debbie Cragun-Aye. The motion passed
unanimously. Alternate Planning Commissioner, Tina Griffis, did not participate in the
vote.
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7.

CONS ID ERATION AND VOTE on a Plat Amendment for the Brubaker Parkside
Condominiums Plat for 20 Commercial Units located at 13974 South 2700 West,
Bangerter 15, LLC, Applicant. (Application 2021-458) - Staff Presenter, Jennifer
Robison.

Ulises Flynn moved to APPROVE the Brubaker Parkside Condominium Plat Amendment
Application 2021-45B subject to the following:
Conditions:
1.

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

2.

That all requirements of the City Engineer be met prior to the recording of
the amended plats.

3.

That the applicant meets all requirements of the Site Plan approval granted
by the Planning Commission on September 15, 2021, prior to the issuance of
the building permit.

4.

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

Johnny Loomis, Jr. seconded the motion. Vote on motion: Erik Swanson-Aye; Ulises
Flynn-Aye; Kory Luker-Aye; Johnny Loomis, Jr.-Aye; Debbie Cragun-Aye. The motion
passed unanimously. Alternate Planning Commissioner, Tina Griffis, did not participate
in the vote.
Legislative Items:
8.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on an
Updated City of Bluffdale General Plan (Application 2020-24) - Presenters, Grant
Crowell and YODA Planning and Design.

Mr. Crowell repo1ted that the length and complexity of the draft document were such that he did
not anticipate a recommendation at this meeting.
Mark Morris from YODA Planning and Design reported that YODA collaborated with Zions
Bank who did the economic analysis, MHTN Architects helped with the parks and open space
elements, and Township + Range provided expe1tise with transportation planning. The proj ect
began in earnest in January 2021. A public survey was conducted in the spring of 2021 that
garnered approximately 620 responses and proved to be very helpful. There was also a public
open house to gather citizen input.
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The report was divided into seven chapters consisting of the following:

1.
2.
3.
4.
5.
6.
7.

Introduction and Vision;
General Plan Toolkit;
Land Use;
Housing;
Economic Development;
Open Space; and
Resiliency.

Each chapter was divided into the following fo ur sections:
•
•
•
•

Introduction;
Existing Conditions;
Future Considerations; and
Policies and Implementation.

The beginning point was the overall pl anning vision for B luffdale. It was pull ed from the
existing 2014 General Plan along w ith other planning documents that had been crafted since the
2014 General Plan was adopted. Mr. Morris read the General Plan Vision Statement, which was
as follows:
Bluffdale City plans for a future that preserves ex1st111g neighborhoods,
encourages the expansion of commercial oppo11uni ties that provide resources to
Bluffdale residents, improves alternative transportation oppo11unities, supports a
variety of housing choices, protects valuable public and open spaces, and fosters
policies that support conservation and resiliency.
The second chapter was the General Plan Toolkit, which was intended to be the fi rst place
Planning Commissioners and Staff consult to fac ilitate the ir understanding of how proposals fi t
within the General Plan. The Framework Maps provide a qui ck and easy place to get oriented on
an issue being considered. It was noted that the Framework Maps do not supplant other maps
that are included.
Mr. Crowell stated that the General Plan identifi es "nodes" and "co rridors" that are intended to
inform planning and development decisions. It would be useful to discuss those areas and
compare how they might fit within the Land Use Map. M r. MoITi s explained that the goal is to
be concise and understandable since, for most people, the Land Use Map is difficult to
understand and interpret. He noted that each chapter included best practices, policies, and
implementation to guide discussions.
Mr. MolTis next reviewed the Bluffda le Future Land Use Map, which goes into detail on how
each parcel would be used and is much more detail ed than the Framework Map. The Pro posed
General Plan did not include any major land use changes. Instead, modifications were made to
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some of the definitions. For example, the gravel pit was called Business Park, but that name was
changed to Regional Core, which is a broader term that could imply a Mi xed-Use opportunity. It
was compared to The Point where the prison site is being vacated for future development.
Mr. Crowell suggested that the Land Use Map be compared to the Zoning Map and stated that
the property rights for different zones have not been changed. The economic development
potential was a significant component of the discussions related to the General Pl an.
Mr. Crowell anticipated mixed-use requests around the prison site as it develops.
In response to a question regarding the level of consultation that takes place with school districts
as part of the General Plan development process, Mr. Morris stated that they do not typically get
overly specific with school districts regarding their projected plans. Instead, the General Plan
focuses on current and projected demographics and how they inform and influence planning and
development needs. Commissioner Loumis noted that wi th younger citizens that live in
Bluffdale, he would like to review the Clustered Residentia l Overlay ("CRO") Zone. The
cmTent CRO Zone does not meet the City 's needs for enhancing trail connections and parks.
Mr. Crowell noted that the CRO Zone was replaced by Special District Zones.
Mr. Mo1Tis noted that in reviewing the draft of the General Plan, they should pay particular
attention to the Land Use Map and the table of the designations. He commented that it is
intentionally not as specific as zoning designations. He referenced the chapter on Housing and
stated that it will likely always be a significant issue. The Housing Framework Map runs parallel
with the Land Use Framework Map. It was noted that the large lot designations on the west side
of the C ity have not changed. There are areas where opportunities for higher-density housing
have been deemed appropriate. Mr. Crowell stressed the importance of protecting very lowdensity areas. Mr. Moni s stated that higher density housing and mi xed uses are focused on the
east side of the City. Housing prices are far outpacing income, so it is vital to include housing
that more people can afford.
Commissioner Swanson noted that the population of Bluffdale is steadily increasing and as a
result, meeting the housing demand w ithout compromising other areas of the C ity is essential.
Mr. Morris agreed and stated that more people need to occupy the same amount of space.
Solutions are needed to concentrate residential areas appropriately without compromising lowdensity areas. Mr. Crowell stated that what is appropriate is based on availabl e infrastructure,
the abi li ty to handle traffic, and the adequacy of water. He added that transit services depend on
residential density. The best option fo r public transit would likely be at the prison site.
Mr. Crowell stated that Staff is frequently asked if an apartment can be placed in a detached
garage. Currently, the answer to that question is no. Mr. Morris referenced the section on Best
Practices in the Housing Chapter and stated that it is essential to have a wide vari ety of housing
options. The chapter seeks to respect areas where changes are not desired but ensure adequate
housing options for those who w ish to li ve in Bluffdale, especially as housing costs continue to
escalate. Mr. Crowell reported that the State has housing repo,ting requirements that must be
met by the City.
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During the last Legislative Session changes were made but the effective dates are a few years
out. Several of the changes involved transit-oriented development, which the City currently does
not have. The only real change impacting Bluffdale would be recently enacted water regul ations.
Mr. Crowe ll reported that Bluffdale has a Water Conservation Master Plan that could be
included ahead of the 2025 effective date.
Mr. Morris next addressed the Economi c Development Chapter and stated that access to retail
and commercial were hot topics identified in the public meetings and surveys. Zions Bank
helped generate an Economic Deve lopment Framework Map that identifies where economic
development would be most appropriate and feasible. The boundary area between Draper and
the prison site, along with the Redwood Road Corridor and Porter Rockwell Boulevard Corridor
would be key economic development focus areas. Mr. Crowell stated that the intersection of
2700 West and Bangerter Highway has always been identified as a key eco nomic development
area. He did not think the new General Plan would include new economic development nodes.
Mr. Morris addressed consideration of housing choices, ameniti es, and recreation access when
contemplating future growth. Developers are very attuned to these factors when considering a
potential development site. Economi c development should be concentrated in key areas and
include tools to incentivize economic development and job growth.
Mr. M01Tis next addressed Open Space and Trail s and stated that he had been working with
MHTN Architects on a future Open Space and Trails Plan. The new General Plan should
include the Open Space and Trails Plan. Mr. Crowell explained that several other documents
and opiruons factor into the Open Space and Trails Plan. Mrs. Robison explained that the Parks
and Trails Plan of 2015 has been a good tool to help with plaru1ing decisions. The last round of
surveys generated feedback that was very similar to that received in 2015. It was noted that the
20-acre Day Ranch Park will be a significant amenity. The key is to interconnect parks
tlu·oughout the City. The map in the General Plan focuses on how trails will connect parks and
where new parks w ill be built.
In 20 15, a gap area showi ng where future parks may be located was developed. There will likely
be a few large areas of green open space. The areas identified for parks will help make
developers aware of where parks need to be located. The City wants to ensure trai l connections
to all parks. A major meeting of City leaders and staff took place to identify where the trails will
be located and how they might be funded. T he top tlu·ee priorities were identified as:
1.

Independence to Day Ranch , which appears to be very feasible in the near future.

2.

Pany Farms to the Day Ranch area, which will be very expensive because it will
need to cross the river and the tracks. Work is ongoing for this proj ect.

3.

Heritage 76 to the Day Ranch Park. Ideas are being discussed with the developer
regarding this potential trail.
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Another important trail is the Independence to Spring View Farms. D iscussions with canal
companies to use the canal trails had garnered some success. The Rose Creek Drainage, which
goes from the Jordan River Parkway Trail to Herriman, was also identified as an important trai l
to consider. Potentia l trail areas between 2200 West and Redwood Road pose major challenges.
From Rose Creek to Vintage Park is an important trail location as there is proposed development
in the area. The same applies from Vintage Park to Jordan River Parkway Trail. There is a large
development being proposed there that needs a trail to be incorporated into the area.
Pedestrian crossings at 4000 West and 14400 South were a lso proposed. An animal crossing that
goes under Redwood Road cou ld also potentially have a trail. Mr. C rowell explained that the
area has been identified as an important commercial development node, so there is value
engineering work that would need to be done. Another pri ority was to have trails that connect to
the neighboring cities to the west and w ithin the community.
Wardle Fields, another Reg ional Park, is a prime location to create a trail to 3600 West and cross
the canal. Although there is significant opposition to making vehicular connections to Herriman,
there is interest in creating pedestrian connection s there. Mr. Crowell exp lained that all of the
trails discussed would be extremely expensive. As a result, the process should be prudent and
incremental.
Chair Cragun felt that trai l connections to The Point were missing from the Plan, even though
The Point is in Draper C ity. Mr. C rowell stated that it wi ll be an interesting challenge to get the
East Jordan Canal across a nine-lane section. He agreed that including connections to The Point
in the General Plan was a good idea. C hair Cragun stated that she is a member of the
Stakeho lders Committee for The Point. A major goal was to minimize the number of cars in the
area to make it a "walking city ." Mr. Crowell commented that it is very difficult for pedestrians
or cyclists to get across an urban intersection, especially when it has several lanes. In order for it
to be safe, it would require a grade-separated structure.
Chair Cragun reported that she lives across from The Point and there wi ll be no convenient
connection between it and her home. She stated that the residents of Spring View Farms and
Independence will li ve closest to The Point. Draper residents are separated from The Point by
1-15 and Bange1ter Highway. If the goal is to minimize the number of cars driving into The
Point, adequate pedestrian access must be provided.
Mr. Crowell stated that active transpo1tation trails are an integral part of the Economic
Development Strategic Plan and other priorities. Mr. C rowell suggested that C hair C ragun
contact Associate C ity Planner, Ellen Oakman, to advocate for the internal transportation system
tlu·ough Spring View Farms and Inde pendence. He stated that new tunneling technologies are
being studied and are more cost-effective.
Mr. MoJTis addressed the Resiliency Chapter that addresses natural, economic, and social
resiliency. It looks at the City 's polic ies for achieving its goals and remaining solvent. Water
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conservation must be considered in every city's General Plan, per State law. The Resiliency
Chapter is very broad in scope. Access to open space was identified as a major factor for those
mov ing to Bluffdale . As a result, City policies need to support that objective.

Mr. Crowell clarified that the new General Plan does not update the Transportation Plan. It was
created in 2020 in compliance w ith State law. Bluffdale was one of the youngest cities in the
study area and that demographic is particularly impactful on planning. Likewise, there are
comparatively large families in Bluffdale, along with a high median income.
These
demographics combined have a profound impact on the type of pla1111ing that needs to take place.
He noted that on the west end of the City, large lots are being developed with very expensive
homes. He referenced an informative meeting that took place in one of the parks that was well
attended by young fam ilies.
Mr. Morris highlighted the substantive changes and stated that the most significant change was
the inclusion of the Framework Maps. He suggested that they be reviewed carefully as they are a
good tool to provide a better understanding of what has been included in the General Plan. There
will be land use changes in the future but they are not reflected in detail in the new Land Use
Map. Change is happening quickly and the Framework Maps provide insight into what might
take place to respond to change. Mr. Crowell explained that zoning was also considered to
address future change. The low-density area of the City had been preserved to the degree
possible. Any future changes in the Gravel Pit area are likely two General Plans away from
taking place. Mr. Mon-is added that the Framework Maps provide a context fo r proposals that
may come forward w ithout being specific.
With regard to the cutTent General Plan draft, Mr. C rowell requested that spelling and
grammatical edits, format issues, and policy suggestions be provided to Staff. Mr. Crowell
recommended that the public hearing remain open to allow for additional comments.
Chair Cragun opened the public hearing.

Mike Weaver gave his address as 2876 West 15000 South and conunented o n the Trai ls Map. He
stated that the trail s include equestrian easements. He observed that although the goal was to
interconnect all the trails, there is nothing on the east side that connects. The Country Living
area consists primarily of equestrian trails. Mrs. Robison stated that the eq uestrian trails are not
on the map because residents have removed some of the trail easements from their private
property. The equestrian trails do exist on some of the plats, however. Mr. Weaver opined that
the canal trails would be an excel lent way to cormect trails. Mrs. Robison agreed and stated that
there are few trails on the west side of the C ity, so as new roads are proposed and designed,
sidewalks will be incorporated as connecting points to the trails. Canal companies have
historical ly been reluctant to allow people use canal roads as walking trails due to liability
concerns, but that apprehension is diminishing and canals are being p laced on the Trails Map.
Mr. Crowell reported that the General Plan is not an implementation plan , so there is no reason
the Planning Commi ssion could not add more information to it. The City Counci l discussed the
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easements extensive ly in the 20 14 General Plan. Mr. Weaver stated that equestrian trails were a
significant reason why he moved to Bluffdale. He was worried that they will be removed from
the new General Plan. Mr. Crowell stated that feedback was provided to create longer equestrian
routes. T he new General Plan did not update the existing Parks and Trails General Plan. There
are seven canals in Bluffdale that could be included on the map.
There were no fu1iher public comments. The public hearing remained open.

Debbie C ragun moved to TABLE the agenda item. Johnny Loumis, Jr. seconded the
motion. Vote on motion: Johnny Loumis, Jr.-Aye; Erik Swanson-Aye; U lises Flynn-Aye;
Debbie Cragun-Aye. The motion passed unanimously. Alternate Planning Commissioner,
Tina Griffis, did not participate in the vote.
Commissioner F lynn suggested that a list of trail com1ections be generated to see how they could
be incorporated into other development projects in the most cost-effective way.
Commissioner Loumis reported that there is a piece of prope1iy that he expects to be developed
by next year. He stated that the developer could be encouraged to asce1iain what kinds of grants
might be available to facilitate trail development. Mrs. Robison stated that it is important to have
a line shown on the map for developers. Mr. Crowell stated that the Park Impact Fee is upd ated
occasionally and trails can be included as impact fee expenditures. He noted that the only trail
the City has built on the west side in the last 10 years is the small connection near the elementa1y
school between 2700 West and the C ity Park. He noted that the C ity has been asked many times
about the canal trails.

9.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on Various
Text Amendments to the Bluffdale City Code Sections 11.160.160, 11.350, and 11.20
of the Bluffdale City Land Use Ordinances to Update the Standards Pertaining to
Public Utility Substations, City-Initiated. (Application 2022-06) - Staff Presenter,
Ellen Oakman.

Ms. Oakman presented the staff repo1i and stated that this is a City-initiated text amendment
pertaining to utility substations. The impetus for t he text amendment was the fact that in the
GC-1 zone, an ordinance was passed prohibiting public utility substations due to limited
commercial frontage and lack of aesthetics. Accord ingly, the use was removed from the GC-1
zone.
Design improvements and potenti al locatio ns were considered. A map was di splayed showing
where the GC-1 zone is located. The changes consist primarily of design and landscape
standards for safety, aesthetics, and consideration for the context of the area. As a result of the
proposed desig n standards, the permitting process also proposes to change the public util ity
substations from Conditional to Permitted. The Zoning Admini strator would be the approval
body who would review and accept the site plan. The text amendments also define public utility
substations.
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Ms. Oakman rev iewed the Land Use Tables and how the proposed change would be refl ected in
the GC-1 zone. Mr. Crowell stated that some zones in the Zoning Ordinance do not exist on the
Zoning Map. Ms. Oakman reviewed the key elements of the text amendments and explained that
the landscaping standard would require minimum l 0-foot setbacks with medium trees and
compliance with water effi ciency standards. In addition, an eight to 12-foot wall would be
requi red with Concrete Masonry Units ("CMU") material s, pre-cast concrete panel s, or brick.
The CMU would be colored and textured. The wa lls would be aesthetic, maximize safety, and
minimize noise. Ms. Oakman presented renderings that typify what was proposed .
In response to Commissioner Swanson's questi on regarding whether the sample picture shown
from 14600 South fits w ithin the proposed design guidelines, Ms. Oakman stated that it appears
to. There was di scussion regarding fencing around the Data Center. Optimally, it should have
been a wall and not a fence.
In response to Commissioner Swanson's question about cell towers, Mr. Crowell stated that the
structure has its own chapter. Commissioner Swanson was not concerned about the requirements
for a cell tower but was trying to conceptualize how the proposed text amendments fit within the
current context of what exists in Bluffdale. Mr. Crowell clarifi ed that cell towers are not
required to have a wall around the base.
Ms. Oakman read the definition of "public utility substations". Mr. Crowell offered to review
the chapter on cell towers to see if they are public utility substations.
Chair Cragun opened the public hearing. There were no public conrn1ents or emails. The public
hearing was closed.
Ulises Flynn moved to forward a POSITIVE recommendation to the City Council for the
Text Amendment Application 2022-06 based on the following:
Findings:
1.

That the proposed amendment is consistent with the purpose of the General
Commercial Zone.

2.

That the proposed amendment facilitates business development and
opportunity in the community while maintaining areas in the community for
utilities.

3.

That cell towers be removed from the proposed text amendments.

Erik Swanson seconded the motion. Vote on motion: Ulises Flynn-Aye; Erik SwansonAye; Johnny Loumis, Jr.-Aye. The motion passed unanimously. Alternate Planning
Commissioner, Tina Griffis, did not participate in the vote.
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Mr. Crowell reported that the next Planning Commi ssion Meeting is scheduled for April 6. No
City meetings will be held on the fifth Wednesday of the month. M r. Crowell anticipated that
there would be two Pla1ming Commission meetings in April. Conm1issioner Loumis stated that
he would be unable to attend the April 20 meeting.

Discussion Items
10.

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

The next Econom ic Development Meeting was scheduled for April 13 and would focus on the
budget.
Chair Cragun appreciated the emails Mr. Crowell had been forwarding to the Planning
Commission along with updates.
Mr. Crowell reported that Fat Cats wi ll be having a Groundbreaking Ceremony on March 24.
The City Council has been havi ng study sessions about a potential reception center that wi ll
provide an opportunity for a trail c01m ection.
Mr. Crowell reported that the Woodbury Corporation is rapidly developing its site. They may
also pursue a text amendment to allow a car wash.
There have been numerous semi-trucks on 14400 South, which was of concern. Mr. Crowell had
been working with Mr. Sheeran to draft an Ordinance addressing truck traffic. The draft will
eventually come before the Planning Commission for cons ideration.

11.

Adjournment.

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

Approved: April 6, 2022
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