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BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING AGENDA
Wednesday, May 12, 2021
Notice is hereby given that the Bluffdale City Council and the Bluffdale City Planning Commission wi ll hold a special joint
meeting Wednesday, May 12, 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 meeting will also be broadcast live to the public at:
www.bluffdale.com Notice is further 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: May 07, 2021
I HEREBY CERTIFY THAT THE FOREGOING NOTICE AN D AGENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE
TRIBUNE, AND THE DESERET NEWS; POSTED AT THE BLUFFDALE CITY HALL, EMAI LED OR DELIVERED TO EACH MEMBER OF THE
BLUFFDALE CITY COUNCIL; ON THE CITY'S WEBSITE AT WWW.BLUFFDALE.COM AND ON THE PUBLIC MEETING NOTICE WEBSITE,
WWW.PMN.UTAH.GOV

Wendy L. Deppe, CMC
City Recorder
In compliance with the American with Disabilities Act, individuals needing assistance or other services or accommodation for this
meeting 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
May 12, 2021, 5:00 PM

AGENDA

1. Welcome and Dinner

2. Discussion: Branding of the 2700 West/Bangerter Gateway Commercial Area, PC Chair
Debbie Cragun
3. Design Standards Ordinance Update
a. Anticipated City Council May 26, continued discussion of:
i. Insulated Metal Panel Construction
ii. "Backs" of Buildings (what is?)
iii. Applying gateway standards to GC zone city-wide
4. Commercial Use Table Discussion
5. Future Meeting Date (June 9) and Potential Topics which could include:
a. Review annual Strategic Plan with Sub-Committee or Whole Group
b. EDCUtah Site Visit
c.

Discussion of Prioritization of ED Objectives for Land Use Decisions
i. Retail Services/Preferred Uses
ii. Vs. Sales Tax Revenue
iii. Assessed Value Growth
iv. Jobs

v. Aesthetics/ Neighborhood Impact/ Community Integration
d. Project Updates
e. Other topics of interest

BL UFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING MINUTES
Wednesday, May 12, 2021
Present:

City Council:
Mayor Derk Timothy
Wendy Aston
Traci Crockett
Jeff Gaston
Mark Hales
Dave Kallas
Planning Commission:
Debbie Cragun

Staff:

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

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS
MEETING
1.

Roll Call.

Mayor Derk Timothy called the meeting to order at 5:03 p.m.
All members of the City Council were present.

BLUFFDALE CITY COUNCIL
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BLUFFDALE CITY COUNCIL AND PLANNING
DEVELOPMENT JOINT WORK SESSION

COMMISSION

ECONOMIC

1.

Welcome and Dinner.

2.

Discussion: Branding of the 2700 West/Bangerter Gateway Commercial Area,
Planning Commission Chair, Debbie Cragun.

Planning Commission Chair, Debbie Cragun stated that she has been thinking about 2700 West
for two years, especially the last two months while the Planning Commission has been working on
the draft ordinance for the commercial zones in 2700 West. She expressed a desire to see this area
made into something special partly because there are a limited number of gateways in the C ity.
She felt that the coordinate (2700 West) does not evoke excitement. She commented that
developers buying smaller plots can name their own but as a City, they should name the street or
larger development area. Some of her ideas included "Bluffdale Bayou" or "Gateway West" but
prefen-ed that more creative people name it. It was suggested that the City assign that task to the
Pla1ming Commission, residents, and/or other entities.
City Planner/Economic Development Director, Grant Crowell asked if naming the area would also
force them to change the street name. He commented on how it might be possible to create a brand.
Mayor Timothy expanded on Ms. Cragun's idea and introduced the idea of naming the street as
well as individual projects nearby. He also suggested naming a district. He felt that taking the
idea for a street name to the public would be the best start but would reserve the naming of a district
for the Council. He discussed different ways to choose names and incentivizing residents to
participate beyond the prize being the name of the street.
Ms. Cragun commented that she bel ieves the Council would be open to Mayor Timothy's ideas
and it should be on the agenda for further discussion . She stated that it may be easier to simply
rename the street on the Bluffdale side. There was discussion regarding whether only renaming
the street in a certain area would be enough.
Dave Kallas suggested that when they submit an ordinance for the Council , it should be
accompanied by recommendations for names or the process for deciding the name as well as the
City's vision for the area. Mark Hales asked what changing the name would require. City
Engineer, Michael Fazio, explained how commemorative names can be used to preserve mail
delivery and increase ease for businesses. He used the example of 14600 South being renamed
Bluffdale Boulevard. A fu ll name change would involve more work for businesses and residents.
He explained that in similar situations in the past, residents were given a monetary allowance for
dealing with the change if it affected them.
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It was mentioned that most established residents would be resistant to their address being changed.
People are more willing to accept a name change for a new destination area being developed.
Mayor Timothy appreciated the time the Planning Commi ssion spent on the ordinance.
Mr. Crowell stated that he looked forward to a discussion with the City Council about 2700 West.

3.

Design Standards Ordinance Update.
a.

Anticipated City Council May 26, Continued Discussion of:

i.

Insulated Metal Panel Discussion.

Mr. Crowell fe lt that they deserve to have a great gateway to the community and should have a
role in regulating its design. However, they are getting continuous pushback about how it is too
harsh and focused on warehouse construction. He explained that the street wi ll not be a "downtown
thing" and if that is the City's desire, they will have more work to do to get back to where the idea
statied from. He explained that a lot of the time he and staff have spent with the Planning
Commission dealt with different perspectives and visions. Most users who want to build want
large rectangular buildings but there are exceptions. He expressed frustrati on that they are dealing
with tlu·ee different building materials and that three separate builders want to use insulated metal
panels.
ll.

"Backs" of Buildings.

Mr. Crowell explained that all buildings should focus on aesthetics. One of the challenges involves
which side of the building will be the backside. Some builders believe they should only be
concerned about the aesthetics on one side of the building whereas the City feel s that all four sides
need to be addressed since all are visible from different roadways.
iii.

Applying Gateway Standards to GC Zone City-Wide.

Mr. Crowell explained that the current recommendation also includes a broader application of
gateways standards to GC-1 Zones. If the Planning Commission feels that one standard is good
for one area in the General Plan, it could be good for other areas. He explained that different cities
focus on different priorities depending on the needs of the area. The subject area is very autooriented and that requires a different type of streetscape than a downtown area. He stated that what
the staff and Plam1ing Commission will present wi II not meet the mark of all of the feedback they
are receiving as some are not taking the use of the area into fu ll consideration.
Mr. Crowell explained that this is one of the most difficult projects he has worked on. The
different construction methodol ogies are diffi cult to align with a patiially defined vision. He
explained that any business submi ssions will be evaluated under the current ordinance. Although
it may not be time to modify the General Plan, it may be time to think about it differently. I-le
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stressed that he was not suggesting that they turn the entire block into housing even though it has
been proposed before and he has received inquiries about it.
Mr. Crowell reported that there is a $2 million road facility planned that will be paid for with
impact fees and will go tlu·ough the middle of the block. It was intended to facilitate development
and access management. The City will need to recoup that investment at some point. There is no
right-of-way cmTently. He emphasized that the block is very topical in many ways. He stated that
he has spent a lot of time in the area with developers and others.
Mr. Crowell explained that when the zoning was changed from residential to conu11ercial, they
went with General Commercial because it offers flexibility and increased economic development
oppo1iunities. Many opportunities involve high ceiling construction, which is not necessarily a
bad thing . He explained that they will be working on the General Plan in the next few months with
the Planning Commi ssion. Other communities such as South Jordan and Draper are doing ve1y
well economically and have ve1y high standards for construction, which Bluffdale may or may not
be ready for.
4.

Commercial Use Table Discussion.

Mr. Crowell displayed the Conm1ercial Use Table and state that it is used regularly by staff and
the City's Business License Official. It can also be useful for the General Plan when determining
if there are too many zone categories or not enough. He explained that ideally when someone is
purchasing prope1iy, they look at both the zoning map and the table and then analyze their leasing
strategy. They have worked to eliminate almost all conditional uses. The table is condensed for
special development agreements.
The table also helps the City see w hat uses are not covered. One of the questions he has received
recently is where to put a dog kennel that has outdoor dog facilities . There is no place for that in
the use table. The developer specifically asked about the GC-1 on 2700 West. It was discussed
how a text amendment could be made to accommodate businesses that otherwise could not be
allowed.
Mr. Crowell explained that changes to the table can impact more than just the subject business are
space. The table can be used to keep certain businesses in certain areas, such as tattoo parlors. He
warned that although the business asking for the rezone may have good intentions, the changes to
zones can have longer negative repercussions. Use tables for specific projects could limit negative
repercussions with restrictions. He used the example of Redwood Road and Rockwell Ridge where
warehousing is designated in one area and retail in another. He stated that they are finally getting
the tenants to finish out the last parcels there.
Mr. Crowell explained that sometimes they get inquiries about business types they have never
heard of before such as " ghost kitchens" . He explained that municipalities across the country are
unsure whether many of the new businesses are retail , restaurant, or a warehousing use. He
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explained that clear definitions are imp01tant. He used the example of the wording in the back of
the construction sales and services use definition as preventing GC-1 Zone from completely
becoming an industrial or contractor's use area. He emphasized that changes to or ways to
circumvent the definition can be done in a few different ways.
Mr. Crowell expressed how big the proj ect is. He recommended that they look at other cities and
see what is missing and look toward a fuh1re use that has not yet been implemented. He cautioned
against being overly restrictive since they may have to go back through and add uses back in. He
explained that he thinks the table is more important than the zoning map.
Mr. Crowell asked the Council if there was a future time they would want to approach it and look
at new zones or uses such as outdoor dog kennels. A dog daycare and boarding facility was
currently not allowed in the Code. It was used as an example of things that are de liberately left off
of the list and may have been done intentionally since the business may not have been fully
desirable in the City. He explained that they have used study sessions to add uses to different
zones at the request of different businesses and proposals . However, sometimes the Planning
Conunission is not ready to do the study session and the business will have to talk to the Council
directly.
Ms. Cragun felt it was important that they first discuss the prioriti zation before the Land Use Table.
She was concerned that it has become apparent that developers are uneasy about the costs being
driven up which forces them to go somewhere else. An understanding of priorities will help the
City say yes or no to different developers and businesses. Mr. Crowell agreed that it would be a
good idea for a future discussion. He discussed different ways of prioritizing such as ranking
systems. He agreed that not all prioritization is about fiscal strategy even though all plans could
have a fiscal impact prediction done. Mr. Crowell reiterated that 2700 West is a catalyst for focus
on changes in general. He explained that there is a lot of new construction and development
happening that will begin again.

5.

Future Meeting Date (June 9) and Potential Topics Which Could Include:
a.

Review Annual Strategic Plan with Sub-Committee or Whole Group.

b.

EDCUtah Site Visit.

Mr. Crowell repo1ted that EDCUtah gave Bluffdale a community assessment in the past that he
provided previously to the Commission and staff. EDCUtah would like to make a presentation to
the Council about Bluffdale and the state of corporate recruitment and other topics. The Council
expressed their support.
c.

Discussion of Prioritization of ED Objectives for Land Use Decisions.
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Mr. Crowell repo1ted that prioritization is something that can be discussed in conjunction with the
General Plan. He asked if there was any sort of roundtable to discuss other ideas that they are
missing or not bringing forward. He commented that thi s could be an opportunity for everyone to
help with the vision going forward.
Wendy Aston stated that she would like to have a retreat. She commented that they help keep
everyone up to date on a broad spectrum of topics. Council Member Kallas agreed and stated that
they are at the year-end mark of adopting the Strategic Plan. He thought it would be beneficial to
reevaluate and adjust goals every June and possibly tie it to the budget cycle. Administrative
Services Director, Bruce Kartchner reported that the final budget needs to be passed by June 20.
Mayor Timothy commented that over the past year the direction in the City has changed. He asked
what they should be looking for as far as the future and how to adjust their vision. He was
especially concerned about current decisions that will become obsolete. Mr. Crowell addressed
the changing nature ofretail such as big-box stores becoming defunct. He discussed if the national
and state economic and retail changes apply to Bluffdale on the same level and how it will affect
development such as more flexible and mixed-use spaces.

6.

i.

Retail Services/Preferred Uses.

ii.

Vs. Sales Tax Growth.

iii.

Assessed Value Growth.

iv.

Jobs.

v.

Aesthetics/Neighborhood Impact/Community Integration.

d.

Project Updates.

e.

Other Topics of Interest.

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).

There was no Closed Meeting.
7.

Adjournment.

The Economic Development Meeting adjourned at 5:57 p.m.
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Approved: June 23, 202 1
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