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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday Mays, 2021

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

1. Roll Call.
2. Approval of minutes from the Planning Commission meetings on March 17, 2021 and April7, 2021.
Administrative Item

3.

CONSIDERATION AND VOTE on a Condominium Plat Application for Covent Garden on 8.44 acres
for office warehouse/flex space located at approximately 14664 S 855 W, Applicant, Sean Shah.
(Applications 2020-63)- Staff Presenter, Ellen Oakman.

Legislative Items

4. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a City Initiated Text Amendment
Application to amend Title 11, Chapters 11.20, 11.90, 11.120, 11.150, 11.160, 11.220 et seq. of the
Bluffdale City Code regarding required City commercial site, building, and landscaping standards,
in the GC-1 Zone and city-wide, along with other related administrative provisions. (Application
2020-54) - Staff Presenter, Grant Crowell.
5. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a Text Amendment Application
to amend Title 11, Chapter 11.180 of the Bluffdale City Code to allow a home to be converted to a
detached garage by amending the temporary use code, CW Franz, applicant (Application 2021-11) Staff Presenter, Ellen Oakman.
Discussion Items

6. Planning Commission Business (planning session for upcoming items, follow up, etc.).
7. Adjournment.
Dated: April30, 2021

JjraMJ~
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. TIY7-1-1.

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, May 5, 2021
Present:
Members:

Debbie Cragun, Chair
Ulises Fly!U1
Jolmny Loumis, Jr.
Kory Luker
Steve Walston

Staff:

Grant Crowell, City Pla!U1er/Economic Development Director
Jetmifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Natalie Hall, Emergency Preparedness Manager
Tiffini Shinsel, Community Development Coordinator

Public:

CW Franz
Miranda Franz
Shivam Shah
Jeremy Bitner

The meeting was held at City Hall. It was streamed and broadcast live via the Bluffdale website.
Participation was also available to Planning Commission Members via telephone conference call
and electronically via live streaming. Public comments were accepted in-person, and via email or
U.S. mail. All submitted comments were to be read and made part of the public record.
Chair Debbie Cragun called the meeting to order at 6:04 p.m.

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present with the exception ofHolly Brown.

2.

Approval of the Minutes from the Planning Commission Meetings of March 17, 2021,
and April 7, 2021.

Ulises Flynn moved to approve the minutes from the Planning Commission meetings of
March 17 and April 7, 2021. Steve Walston seconded the motion. Vote on motion: Ulises
Flynn-Aye, Steve Walston-Aye, Johnny Loumis, Jr.-Aye, Kory Luker-Aye, Debbie CragunAye. The motion passed unanimously.
Administrative Item
3.

CONSIDERATION AND VOTE on a Condominium Plat Application for Covent
Garden on 8.44 Acres for Office Warehouse/Flex Space located at Approximately
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14664 South 855 West, Applicant, Sean Shah. (Application 2020-63)- Staff Presenter,
Ellen Oakman.
Associate City Planner, Ellen Oakman, presented the staff report and stated that the item had been
reviewed previously. The proposed layout would continue as originally proposed. The lone
exception was that the miginal plan was to have 26 units. The plat was amended to increase the
number of units to 31. The subject property is zoned HC-Heavy Commercial. Ms . Oakman
reviewed the design renderings, which were identical to those that were originally presented.
The applicant, Shivam " Sean" Shah confinned that the original plat calls for 26 units and stated that
they were looking to build 31 units. They have a well-known company coming to Bluffdale. He
confirmed that all of the condominium units have been pre-sold. He reviewed photos of the subject
property and the proposed units.
City Platmer/Economic Development Director, Grant Crowell, reported that the groundbreaking had
taken place and the building pennits were being prepared. The Redevelopment Agency ("RDA'')
became involved because the project will be a catalyst for revitalizing this portion of the industrial
park. It is a long-term goal to convett the gravel road into a City street. Mr. Crowell commented
that the proposed design should fit well within the context of the City Standards being developed.
Commissioner Loumis asked how the five additional units will impact the parking on the subject
propetty. Mr. Shah stated that they will surpass the parking requirements because they have rented
space from Rocky Mountain Power. Mr. Crowell explained that the parking lot will be a fonnal
facility and the parking requirements will be met.

Steve Walston moved to approve the Coven Garden Condominium Plat Application 2020-63
subject to the following:
Conditions:

1.

That all requirements of the City Code and adopted ordinances are adhered to
for the application.

2.

Applicant revises remaining engineering comments for the condominium plat
prior to final recorded plat.

3.

That all the site plan standards are required to be met with the site plan
application; subdivision approval does not constitute site plan approval.

4.

According to Fire Chief, Warren James, that at future site plan approval, side
or rear setbacks can be modified as long as the building is sprinkled.

Johnny Loumis, Jr. seconded the motion. Vote on the motion: Steve Walston-Aye, Johnny
Loumis, Jr.-Aye, Kory Luker-Aye, Ulises Flynn-Aye, Debbie Cragun-Aye. The motion passed
unanimously.
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Legislative Items
4.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a CityInitiated Text Amendment Application to Amend Title 11, Chapters 11.20, 11.90,
11.120, 11.150, 11.160, 11.220 et seq. of the Bluffdale City Code Regarding Widening
Required City Commercial Site Building, and Landscaping Standards, in the GC-1
Zone and City-Wide, along with Other Related Administrative Provisions.
(Application 2020-54)- Staff Presenter, Grant Crowell.

Mr. Crowell led the discussion on this agenda item for the fourth time since the March 17, 2021,
meeting. Mr. Crowell noted that the public hearing remained open. This agenda item was the result
of the City Council's adoption of a Pending Ordinance in October 2020 to address design concerns
along the 2700 West corridor. During the review, it became apparent to staff that there were many
design and landscaping codes that were important City-wide.
Thus far, the majority of the concerns came from people associated with the 2700 West conidor
with regard to the cost ramifications of the proposed text amendments, particularly with the use of
bricks.
Since the last Planning Commission Meeting, Mr. Crowell had looked at window percentages,
which have been a controversial issue. Accordingly, he modified the percentage from 50% to 40%.
The question to be addressed was how the building should look from the street. The next issue of
concern was to determine the areas of visibility, particularly what constitutes the "back" of a
building. The distinction between "institutional" buildings and "commercial" buildings was another
point of consideration. The revised language eliminates the requirement of a buffer between an
institutional building and a residential area.

Mr. Crowell also studied landscaping requirements since the last meeting. He noted that there is a
difference between aspirational and practical requirements. It is impossible to predict exactly how
Bluffdale will build out and have a bona fide City Center or just be a bedroom community. He
explained that the block on 2700 West is surrounded by four roads consisting of Bangerter
Highway, 2950 West, 14000 South, and a future 13900 South. Assertions people may make need to
be verifiable, particularly with regard to the visibility of the different areas in a site plan.
With regard to landscaping, Mr. Crowell reported that he had not changed much in the proposed
text. Water conservation is a priority that has become more pronounced, especially with the water
provider as it applies to water efficiency standards and how they will be applied. The Engineering
Department was working to address the issue. The model to build all sod and hire landscape
mowing companies was considered outdated and cannot be utilized going forward . It will be
necessary to have 20% sod with zones and irrigation types that are good for the climate. The
situation will require a Landscape Architect, which admittedly will incur a cost to the developer.
The use of trees in a commercial site plan was something Mr. Crowell advocated.
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With regard to additional perimeter landscaping requirements, Mr. Crowell pointed out that the
percentage per zone is already in place. The issue will be the dishibution of the landscaping
elements. Landscaping in the front of buildings is important, but it will likely require flexibility,
especially for narrow sites. The proposal is 10 feet of landscaping in the perimeter but to allow for
some flexibility.
The issue of placing a buffer between commercial and residential continued to be a hot topic. The
issue of solid walls was specifically debated by different entities. The site design process will be
the time when flexibility can be negotiated w ith the use of buffers.
Commissioner Walston sought additional clatification on the use of buffers between institutional
buildings and residential properties. Mr. Crowell stated that if General Commercial is contiguous
with General Commercial, no wall would be required, just perimeter landscaping on both sites.
Institutional sites would still need perimeter landscaping, but no wall would be required .
Mr. Crowell reported that he has received a great deal of feedback regarding the back sides of
buildings and properties. He illustrated scenarios w ith a set of pictorial slides. The first story was a
particular point of focus. Mr. Crowell explained that a recent populm· building material is Insulated
Metal Panels ("IMP"), which comes in a variety of appearances. It is an innovative material that
has energy efficiencies and modular construction. He identified where landscaping will be located.
Chair Cragun stated that the photos of the buildings are unattractive without the landscaping, even
though she liked the different textures. Commissioner Walston remarked that it will be important to
identify which wall will be the back side of the building.
In response to Commissioner Flynn ' s question regarding the reliability of insulated metal panels,
Mr. Crowell stated that they are treated to be weather tolerant. The design allows for flexibility in
terms of appearance. They are also more cost-effective because lumber prices have skyrocketed.
Chair Cragun sought to confinn that brick will be the primary material on 2700 West even though
insulated metal panels will be allowed as a secondary material. Mr. Crowell stated that brick will
be the unifying theme for 2700 West, with percentages being established. The finishes will vary.
Mr. Crowell next displayed photos of the back sides of buildings he took on a tour of the area.
There are several options for the back sides of buildings. He showed photos of building fronts with
tilt-up construction and no paint and examples of xeriscaping. He presented photos of City Hall,
noting that the building would not meet the new window percentage requirement, and a photo of a
buffer between commercial and residential.

Chair Cragun noted that the Ogden Carpet building, as proposed, will require an exception on all
four sides. Mr. Crowell stated that they could propose an alternative design. He explained that the
City would like to focus on retail uses and not emphasize loading docks on street frontages in that
part of the City. Chair Cragun observed that it might be useful to place windows in the garage
doors. Mr. Crowell stated that there are options to have garage doors that have the appearance of
windows that will meet the percentage requirements. Chair Cragun reported that there had been
previous discussion about the infeasibility of having windows in a warehouse, so perhaps they could
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be placed higher on the wall where they would be least likely to be broken. Mr. Crowell explained
that high windows is a common practice; however, fo r round rolls of carpets, they might jam
through a metal wall or w indow. He explained that Architects design buildings and the City can
sometimes get in the way of their creativity. The City can, however, stress quality aspirations to
enhance the environment in the long tenn. He noted that the City is not encouraging garage doors
on the frontages. However, the entire project has been very challenging because staff gets pushback with whatever they propose.
Chair Cragun remarked that she cares about the City's gateway areas and believed that the
aspirational goals should be high. She observed that most back sides of buildings are unattractive.
That did, however, like the idea of multi-color, multi-texture, and aesthetic architectural elements,
such as columns. With two-story buildings, she suggested placing windows up high in the back of
the building with awnings. Although she wanted the gateway areas to be attractive, the buildings do
not need to be stellar on all sides. While she did not suggest that back sides include brick, some
design standards could be implemented. She stressed the importance of landscaping.
Commissioner Walston commented that visibility is a prime consideration depending on the level of
visibility. He suggested that the standards apply City Wide to ensure consistency. Mr. Crowell
explained that the proposed document was embedded in the GC-1 zone. He suggested that a
decision be made regarding which zone would be addressed next. Chair Cragun reiterated that the
Planning Commission supported the brick theme for 2700 West. Therefore, a detennination would
need to be made as to whether that design theme would apply to all gateways. Mr. Crowell
explained that some of the gateways were already embedded within areas that already have
Development Agreements or are zoned as Special Districts with separate standards.
The Commission discussed brick, the window percentage, and the landscaping requirements.
Mr. Crowell explained that there are numerous brick and brick-like options. Commissioner
Walston emphasized that the intent is to make the buildings look attractive. Mr. Crowell noted that
brick has a lot to offer aesthetically.

Shivam "Sean" Shaw agreed that some of the older metal buildings are very unattractive. The back
matters. He stated that he and other developers are looking at high-quality pre-engineered Concrete
Masonry Units ("CMU") that are four inches thick with brick in the middle. He did not have
examples on h and but would provide examples at a future meeting. He explained that CMUs
provide a lot of design flexibility. He stated that his priority is to make buildings attractive from all
angles.
The brick theme was the consensus of the Planning Commission for 2700 West. Mr. Crowell
requested a clear recommendation from the Planning Commission to submit to the City Council.
He explained that the street-level view is the emphasis and will account for the first 10 feet of
height or the first traditional story. Above that, the window standard will be 10%, particularly for
the sides. The back will be a different issue and will depend on what is and is not visible.
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Commissioner Walston opined that flexibility should be allowed for the brick type. Mr. Crowell
stated that builders are most concerned with the percentage. Chair Cragun reiterated her preference
for brick and whatever the definition might be for that product type.
Mr. Crowell returned to the question of what would constitute visible and non-visible. That
detennination would have to be made in conjunction with the site plan review and approval process.
In addition to b1ick, Chair Cragun supported the 40% requirement for windows. She was also
amenable to flexibility with respect to landscaping. The remaining issue to her was whether there
will be requirements for walls that are deemed non-visible. Mr. Crowell reviewed the definition of
bricks, which were kiln fired and not painted. He reiterated that they should be the primary visible
material at 50% on frontages along 2700 West, 13900 South, and 14000 South. Brick veneers may
qualify and would include canopy supports for gas stations. On roads other than 2700 West, the
brick requirement would be at least 25%. The other facades would also be 25%, including CMU.
Pre-engineered and insulated metal buildings would not have any exposed metal, except for
architectural metal panels as an accent material.
Walls that are not visible would not require bricks but would still have to meet the baseline
ordinance standards. Variations and relief in roof lines would also be required. Mr. Crowell
reviewed the verbiage proposed for building mate1ials. It was noted that architectural treatments
would be modified to allow for variety in building mate1ials.
Commissioner Luker felt that everything had been thoroughly discussed and he did not think it was
possible to have a document that will satisfy everyone. The job of the Planning Commission is to
forward a recommendation to the City Council who will make the final decision.
Commissioner Walston felt there should be consistency City-wide and not just focus on 2700 West.
Mr. Crowell explained that the City Council directed staff to focus on 2700 West. Commissioner
Walston felt that other areas will be developing, and the City should be consistent.
Chair Cragun agreed with Commissioner Walston until Mr. Crowell walked her through the
different Bluffdale gateways and what has already been developed. Some of the gateways already
fall under the strictures of established Development Agreements. Commissioner Walston observed
that there are two or three gateway areas that were outside the scope of Development Agreements or
Special District zones. Mr. Crowell recently had a conversation with someone about the west side
of the block on 2700 West. The General Plan currently calls for residential development there, but
that could change. The larger an area is, the more likely it will end up being negotiated with a
Development Agreement or as a Special District. Mr. Crowell showed some renderings of how
gateways were envisioned in the 2014 General Plan.
Mr. Crowell reported that the City owns the property on Redwood Road across the street from the
Woodbury property. The City Council was looking to have that property designed as one piece. If
that is the case, the City will determine its preferred design plan with zoning or a preferred
developer. Staff will work directly with the City Council because it has a vision for the property.
Mr. Crowell noted that Neighborhood Commercial was not being used to the extent that it had
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to Allow a Home to be Converted to a Detached Garage by Amending the Temporary
Use Code, CW Franz, Applicant. (Application 2021-11)
Staff Presenter, Ellen
Oakman.
Ms. Oakman presented the staff report and stated that the applicants want to convert a home into a
detached garage. The subject propetiy is located at 14564 South 3200 West and is .98-acre in size
in the R-1-43 zone. Ms. Oakman identified the location of the existing home on a map displayed.
They plan to build a new home and would like to keep the foundation of the existing home for a
detached garage/workshop. They do not want to have to demolish the existing home after the new
home is built. In order to build the new home, they would still need to live in the existing home
during constmction. Doing so would require a Temporary Use Agreement.
Commissioner Loumis explained that City Code does not allow detached garages to have bedrooms.
Ms. Oakman noted that accessory dwelling units are not allowed in a detached structure and must
be within the home and have a legal pennit. Ms. Oakman referenced the Temporary Use Code
provided in the packet and stated that instead of requiring the home to be demolished once the new
home is completed, the proposed text amendment allows for the building to be converted by
removing the kitchen and sleeping facilities. Additional details were included. Ms. Oakman
displayed photos of the existing home to illustrate how it would fit on the property with the new
home.
Ms. Oakman explained that the City Code allows detached garages to have kitchens and bathrooms
and does not restrict room types. However, Accessory Dwelling Units ("ADU") are patently
prohibited as detached stmctures. Commissioner Walston stated that technically, the applicants
would not be required to take out the kitchen. They want to make sure that it is clear that the
detached garage will be a workshop and not give the impression of it being a dwelling unit. Chair
Cragun suggested that the proposed text amendments might be better crafted to match the current
specifications of a detached garage by allowing the applicants to keep the kitchen facility and
remove the sleeping facilities.
In response to a question raised by Commissioner Flynn, Ms. Oakman explained that detached
structures and main homes are allowed on a residential lot. Ms. Oakman clarified that the
applicants are asking for a detached garage. In response to Cmmnissioner Walston's request for
clarification on Accessory Dwelling Units, Ms. Oakman explained that they must be enclosed as
part of the home and not connected by a breezeway. Senior City Planner, Jennifer Robison,
clarified the legal requirements.
The applicant, CW Franz, gave his address as 14564 South 3200 West. He explained that the
existing home is located on the back comer of the property and is an ideal location for a workshop.
It also has concrete walls and a concrete floor. The converted shop will meet the setback
requirements for an accessory dwelling, however, that would not be the case if he attached the new
home to the existing home. The new home would meet the setback requirements. In addition, he
would not want to have to demolish the existing home within 10 days once the new home is built,
only to put in a new shop in a few years. He clarified that he does not need a kitchen in the shop but
would like to keep the bathroom.
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Ms. Oakman explained that there is no distinction between a "detached garage" and a "detached
structure." The City Code does not have a specific definition for "garage". Commissioner Loumis
stated that the existing home would make a great garage, especially since all of the building
materials are already in place. Mr. Franz stated that the home has a cement floor and no basement.
If it had wood floors, the situation would be much different. Mr. Franz stated that he plans to use
the shop for woodworking and automotive work. A garage door will make it look like a shop rather
than a home. Mr. Franz confinned that he would have no problem not using the shop as a
secondary dwelling unit.
Ms. Oakman read the definition of "detached garage," which is a building that is intended for the
storage of personal property. It is only allowed for uses such as home theater, trophy room, den,
recreation room, and other similar uses for the residents of the main dwelling. It could also be used
for a home-based occupation and office. An "accessory structure" is subordinate and secondary to
the primary building. Chair Cragun thought it was odd that the definition of a garage did not
mention the parking of automobiles. Mr. Franz was amenable to having the proposed text
amendment use the tenn "garage".
Mrs. Robison noted that the Land Use Table for the R-1-43 zone allows fo r accessory buildings, so
it was not necessary to use the tenn "garage".
Chair Cragun opened the public hearing. Mr. Crowell received no emails. There were no fmiher
public comments. Chair Cragun closed the public hearing.
Commissioner Loumis felt Mr. Franz should be allowed to keep the kitchen and bathroom and
move the other walls so that it is not a residence. It was noted that Mr. Franz would also be
required to meet with the City Attorney.

Steve Walston moved to forward a positive recommendation to the City Council for the Text
Amendment Application 2021-11, with the deletion of the removal of the kitchen and sleeping
facilities and convert it into a detached accessory structure. It would also be consistent with
the City's other regulations. Ulises Flynn seconded the motion. Vote on motion: Johnny
Loumis, Jr.-Aye, Steve Walston-Aye, Kory Luker-Aye, Ulises Flynn-Aye, Debbie Cragun-Aye.
The motion passed unanimously.
Discussion Items
6.

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

Mr. Crowell reported that he would not present at the next Planning Commission Meeting. The
next joint Economic Development Meeting was scheduled for May 12.

Chair Cragun commented that 2700 West has been a major priority for her because it is a gateway
into Bluffdale. The lots are owned by a variety of owners. She felt that the area should have a
name to give it an identity. A naming contest was mentioned and presented to the Mayor.
9

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, May 5, 2021

Mr. Crowell repmted on the "Love Where you Live" event scheduled for May 17 from 5:00p.m. to
8:00 p.m. at Independence Park. Representatives from VODA Landscape Design will be present to
discuss the General Plan. The Public Works Department will share what they do with the public.
There will also be food trucks, chalk mt, and the splash pad will be turned on. The event will
involve various City Departments, other pattner entities, and include the Arbor Day recogn ition.

7.

Adjournment.

The Platming Commission Meeting adjourned at 8:35p.m.

Approved: July 7, 2021
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