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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, September 15, 2021
Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting on
Wednesday, September 15, 2021 at 6:00 p.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 6:00 PM
1.

Roll Call.

Legislative Items
2. PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a Zoning Map and Text
Amendment Application to create the Centrum at Bluffdale Special District (SD), which is located at
the SW Corner of 14600 South and Porter Rockwell Boulevard, which proposes amendments to the
Bluffdale City Land Use Ordinance, Title 11, Chapter 11.110, Special Purpose and Overlay Zones,·to
create a new zoning ordinance chapter and map designation from Mixed Use (MU) to SD-X The
Centrum at Bluffdale Special District for 236 residential apartment units along with variou s
commercial uses, including the associated development and design standards for approximately
6.7 acres, LH Perry Investments LLC, Applicants (Application 2021-31) - Staff Presenter, Grant
Crowell.
3.

PUBLIC HEARING, CONSIDERATION AND RECOMMENDATION on a City Initiated Text Amendment
Application to amend Title ll-110-100-040(() regarding adding home occupations as a Permitted
Use in the (SD-X) Bringhurst Station Project Zone. (Application 2021-36) - Staff Presenter, Ellen
Oakman.

Administrative Items
4. CONSIDERATION AND VOTE on a Site Plan Application for Brubaker Development for flex/retail
office buildings in the General Commercial Zone (GC-1) on 2.80 acres at approximately 13974 South
2700 West, Bangerter 15, Applicants (Application 2021-19) Staff Presenter, Jennifer Robison.
5.

Planning Commissioners H.B. 409 Training on Conditional Use Permits, Land Use and Zoning, Staff
Presenters, Grant Crowell, Zoning Administrator and Todd Sheeran, City Attorney.

Discussion Items
6. Planning Commission Business (planning session for upcoming items, follow up, etc.) .
7. Adjournment.

,~c~re,

Dated: September 10, 2021

Grant Crowell, AICP
City Planner/Economic Development Director
In compliance wit h the American Disabilities Act, ind ivid uals needing a ssistance or other services or accom modation fo r this meeting should contact
Bluffda le City at least 24 hours in advance of this meeti ng at (801)254-2200. TIY 7-1-1.

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, September 15, 2021
Present:
Members:

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

Staff:

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

Public:

Brian Everill
Natalie Hall
Brett Everill
Melissa Mayr
Mac Brubaker
Todd Davis
BretMimon
Eric Clayton

Chair Debbie Cragun called the meeting to order at 6:00 p.m.

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

All members of the Planning Commission were present.

1

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, September 15, 2021
Legislative Items

2.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a Zoning
Map and Text Amendment Application to Create the Centrum at Bluffdale Special
District (SD), which is located at the SW Corner of 14600 South and Porter Rockwell
Boulevard, which Proposes Amendment to the Bluffdale City Land Use Ordinance, Title
11, Chapter 11.110, Special Purpose and Overlay Zones, to Create a New Zoning
Ordinance Chapter and Map Designation from Mixed-Use (MU) to SC-X The Centrum
at Bluffdale Special District for 236 Residential Apartment Units along with Various
Commercial Uses, Including the Associated Development and Design Standards for
Approximately 6.7 Acres, LH Perry Investments, LLC, Applicants (Application 202131)- Staff Presenter, Grant Crowell.

City Planner/Economic Development Coordinator, Grant Crowell, presented the staff report and
stated that the request is for a Mixed-Use Special District Zone at the southwest comer of Porter
Rockwell Boulevard and 14600 South. He identified the location of the subject property, which has
been owned by LH Perry Investments, LLC, for approximately seven or eight years. It is to the north
of the Marketplace neighborhood and across from the Rockwell Ridge Business Park.
The ctment General Plan designates the property as Mixed Use. The current zoning is also Mixed
Use, which allows for a variety of development options and densities. The Land Use Plan that was
included with the Development Agreement, which was created in 2014 labeled the subject property
as Light Industrial. Mr. Crowell noted that the proposed plan for the old prison site includes the
parcel near the subject property designated as Mixed Use as well. Mr. Crowell provided a historical
review of the 518 acres that were rezoned to Mixed Use for the Independence project in 2004. In
2007, the plan was reviewed and approved and has subsequently undergone substantial development
and rezoning for a wide variety of uses.
Mr. Crowell reported that to apply for a Special District (SD-X) Zone, the applicant must first
participate in a Work Session with the City Council to discuss the proposal and rationale for the SD-X
zone. That meeting took place on January 13, 2021 . Traffic, design, the number of units, and a host
of other topics were discussed at that meeting. The applicant took that feedback and prepared a
submittal to the City. The application must include deta,il on what the applicant plans to do. It was
clarified that it is not a site plan proposal at this point. The proposal from the applicant would include
a 236-unit stacked apartment complex that would include about four stories of residential units on top
of a two-level parking garage as well as potential pad sites for commercial development. Private
amenities would be included in the apartment project. The landscaping would also be presented for
approval.

It was noted that the transportation network will generate substantial feedback and concern. There
are two state highways near the subject property; therefore, the Utah Department of Transportation
("UDOT") requirements will be applied for the access points to the subject property, including traffic
light locations. The proposed parking stalls on the subject property comply with City Code. Parking
for the retail units needs to be reviewed as part of the site plan review. Mr. Crowell noted that a

2

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, September 15, 2021

Preliminary Traffic Impact Study had been conducted for the proposed project. Engineers who
worked on the study were present to address questions.
Commissioner Flynn asked about the expectation of traffic flow for Rising Star Way. Mr. Crowell
stated that ultimately everyone will have to use the traffic light to go notih. Since traffic was expected
to be a major concern, Chair Cragun invited the Traffic Engineers to address the Planning
Commission.
Ryan Hales from Hales Engineering gave his address as 1220 North 500 West, in Lehi, and described
how the traffic study was conducted. The first task was to study the traffic volume under the current
conditions to establish a baseline. From there, the volumes would be adjusted based on the current
conditions, including the seasonality of the traffic and the impact of COVID on traffic. The traffic
information was obtained from UDOT, including the traffic signal timing at 14600 South and Porter
Rockwell Boulevard after which a simulation model is created. The evaluation includes the traffic
volume at the intersection before the project is developed and evaluated once the project is complete.
Rising Star Way was also included in the study. Mr. Hales noted that UDOT is looking at the
intersection of Rising Star Way and Porter Rockwell Boulevard as a potential location for a traffic
signal. Mr. Hales explained the various warrants included in the UDOT manual for justifying a traffic
signal. The peak volume warrant for that intersection would be met sometime between 2021 and
2026. The real impact on the traffic volume signal warrant will occur when Porter Rockwell
Boulevard opens to the south. Current studies were being conducted to determine future locations of
traffic signals along Porter Rockwell Boulevard.
Mr. Hales acknowledged that the proposed project will bring additional traffic into the area. The key
is how the additional traffic is handled. UDOT has determined that Porter Rockwell Boulevard will
eventually be labeled as a Category 5 roadway, which will include criteria for where intersections and
access points can be placed and the mode of entry, such as right-in and right-out at the middle of the
project. At Rising Star Way, full access and movement will be possible. The parking rate for the
apartments, which are one and two-bedroom apartments, is two stalls per apartment. The demand
rate at 12 different locations in Salt Lake County is 1.52, so the proposed parking should be more
than adequate to keep parking off the roadway. The most challenging problem to be resolved is the
left-tum traffic in the mornings. The road designs are critical to ensuring tum lanes and safety.
Noting that a traffic signal had a very good chance of going in at some point, Chair Cragun asked if
installation of the traffic signal will coincide with the project or if there will be a time when there will
be increased traffic but no signal. Mr. Hales did not know the timeline but stated that the tolerances
will still be such that the intersection can function adequately. Once Porter Rockwell Boulevard is
complete, the situation will be completely different. Chair Cragun next asked how traffic flow will
be impacted if people choose to tum right rather than left and make a U-tum down the road to go
north again. Mr. Hales acknowledged that there is no easy solution. He explained that roundabouts
are sometimes used to allow people to change direction without making a U-tum in the middle of the
road. However, because this road does not have a roundabout, he hoped the traffic signal would be
installed sooner rather than later. He noted that the completion of Porter Rockwell Boulevard will
hasten the installation of a traffic signal.
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Chair Cragun asked about the project buildout and the completion of Porter Rockwell Boulevard. Mr.
Crowell reported that construction for Porter Rockwell Boulevard was to take place in the summer of
2022. The apartment complex will take a long time to build because of its size and design. Since the
bridge is currently under construction, he was optimistic that Porter Rockwell Boulevard will follow
shortly thereafter. Even if the rezoning is approved in the near future, there would still be months of
site plan designing and approval before construction could begin. Mr. Hales stated that for the traffic
signal to go in, the project and Porter Rockwell Boulevard would have to be completed.
Commissioner Loumis asked about the left-hand tum onto a two-lane highway. He expressed general
concern about the ability to make left-hand turns. There was discussion on what designs would have
to occur to adequately accommodate the combined issues of parking, turning, and volume.
Commissioner Loumis was supportive of the project but had definite concerns about traffic flow and
turning options at intersections.
In response to Commissioner Flynn' s question about the current traffic conditions, Mr. Hales reported
that Rising Star Way has about 45 cars during peak hours and 450 to 500 trips per day. There are 141
units in the Rising Star development. The proposed number of units will be about double that.
In response to Chair Cragun's question about feedback from the Fire Department regarding fire
access, Mr. Crowell stated that the Fire Chiefs main concern was ensuring that the access in the back
of the units can accommodate emergency service vehicles. He provided that infonnation to the
Architect to ensure safety compliance.

Mr. Hales was excused from the remainder of the meeting.
Commissioner Walston asked about the height of the apartments compared to the approved height of
the hotel to be built nearby. It was reported that the City Council set a height limit of 100 feet.
In response to Commissioner Flynn' s question regarding the increased demand for emergency
services as a result of the proposed project, Mr. Crowell stated that there is a new fire station nearby.
He noted that the surrounding communities have shared fire services. Administrative Services
Director, Bruce Kartchner, reported that the City has adequate capacity to serve the proposed facility
because of the locations of the fire stations and the staffing pattern. If additional police officers are
needed, the City will hire more officers. It was noted that commercial properties generate additional
tax revenue to cover those types of personnel needs.
Matt Flynn identified himself as the Director of Development for Perry Commercial and considered
the Centrum to be a dynamic gathering area for City residents as one of the major gateways into the
City. He noted that Perry Commercial is a local company based in Murray that has been developing
commercial property for over 40 years. Perry Commercial owns, designs, builds, and manages the
properties it develops. He emphasized the company's commitment to building a quality product and
retaining ownership and accountability for it. He had spent considerable time with Mr. Crowell
developing a product that is consistent with what the City Council wants and is aligned with changes
taking place in the area. While development is inevitable, they hope to build something that will
provide the best use, especially since it is close to 1-15.
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The proposed project will have a high-quality aesthetic that will comply with the cun-ent City Code
in tenns of landscaping, lighting, and building materials. They want to make the area a gateway to
Bluffdale and integrate it into the trail system. They were also committed to bringing in eating
establishments. The name "The Centrum" was chosen because of its proposed location at a prime
intersection. An iconic building will be placed at the hard comer, along with a "Welcome to
Bluffdale" sign. It will offer transpo1tation connectivity in many directions. When The Point (the
old prison site) is developed, it will be a mixed-use area that will attract a wide variety of residential
and commercial uses. The Centrum was designed to be compatible with The Point.
The rent for apartment units will be commensurate with the construction costs, which will be high.
Residents are expected to be white-collar workers in the tech industry. None of the apartments will
have three bedrooms and will range from studio to two-bedroom units. That decision was based on
feedback they received to minimize the potential number of cars in the area. Perry Properties will
own and manage the entire project, which will give them greater control over traffic, snow removal,
and parking.

In response to Commissioner Walston' s question regarding parking, Mr. Flynn stated that it will be a
structured parking facility. In response to Commissioner Flynn's question regarding the availability
of guest parking, Mr. Flynn stated that the real-world ratio of parking is 1.5 to 1.75 stalls per unit. At
2.0 stalls per unit, he felt there would be ample guest parking. In addition to the stalls in the parking
facility, the developer has a Cross-Access Agreement in effect for visitors.
Commissioner Loumis commented that he liked Mr. Flynn's opening statement that Perry Properties
would own and manage the property. He also liked the commitment to high quality as opposed to
high quantity for the commercial development.
In response to Commissioner Walston's question regarding the timing and phasing, Mr. Flynn
reported that they will begin construction as soon as they get the necessary approvals. They also
received interest in the retail pads. The residential construction would be built in one phase. The
retail would include a building on a spec basis if there was not already a commitment. Thereafter,
they would build as the tenants come.
In response to Commissioner Flynn's question regarding the potential for reducing the number of
units built, Mr. Flynn stated that their ability to offset the cost of the project would require the number
of units being proposed. The bridge will likely be completed next summer so he would like to begin
construction next spring. Construction was expected to take close to two years before the apartments
are ready for occupancy.
Chair Cragun stated that a survey ofresidents was conducted to get an idea of what they want by way
of commercial development. It has been some time since Mr. Flynn had reviewed the list. He agreed
to take another look at it in order to accommodate the desires of the residents.
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Mr. Crowell said the proposed Land Use Table includes ideas of what would be allowed in The
Centrum. Mr. Flynn commented that it would be a high-end retail location. The proposed project
was to be built ahead of the construction of The Point.
Chair Cragun opened the public hearing.
Brian Everill gave his business address as 14647 South Porter Rockwell Boulevard and stated that
said he was more comfortable after hearing more about the proposal but was still opposed to it. He
did not feel that a large number of units was right for Bluffdale because there are already several
apartment complexes in Bluffdale. He believes the property should be focused on c01mnercial and
retail. If it is approved, however, he urged the City to require the developers to ensure the quality of
the apattments and the tenants that will live there. He also felt that building the retail portion should
come first.
Bret Minson gave his address as 63 7 West Ko ins Way in the Marketplace neighborhood. He stated
that he has been vety engaged with the development processes for Bluffdale. He noted the following:

1.

Rising Star will need to be widened beyond what is currently planned. Parking in the
Marketplace townhomes is already crowded. He has seen cases of four to five cars
per unit. Right-tum traffic in the morning from Porter Rockwell Boulevard to 14600
South going east is already a serious problem. That means that the left-hand tum lane
will be extremely backed up.

2.

Fuel dispensary businesses depress property values. He stated that a Trader Joe's
business, for example, would be immensely popular and successful.

3.

Perry Investments will need to earn the trust of the neighbors because the subject
property has been vacant for several years and has not been well maintained.

Todd Davis gave his address as 14733 South Asher Lane next to the proposed project. He was not
opposed to the project but felt that some adjustments might need to be made to create a welcoming
atmosphere. He appreciated Mr. Flynn's statement about their commitment to making it a highquality area. Mr. Davis reiterated the previously stated concerns about parking. The road, he felt,
absolutely needed to be widened because it will rely on the ability to accommodate parking, which is
a cause of substantial conflict already.
Melissa Mayr gave her address as 592 West Life Drive and stated that she serves on the HOA board
for Marketplace, which consists of 141 units. The builder gave them 282 garage spots and driveways
on just a few of the units, for a total of 54 parking spots. That results in a total of 336 parking spots,
which equates to 2.38 stalls per unit. On Porter Rockwell Boulevard there is a minimum of 12 cars
parked every night. Once the bridge is opened, those 12 cars will have to be parked in the
neighborhood. At night, it is difficult to find a parking spot, which results in numerous email
complaints to the HOA board. The builder built and left, so now the HOA has to deal with the
problem. On Rising Star Way, one of the greatest concerns is difficulty making a left-hand tum
safely. A traffic light is needed already, so she strongly urged that one be considered. Another safety
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concern was the fact that children often have to cross Porter Rockwell Boulevard and there have been
1t1Junes.
Jarod Harvey gave his address as 636 West Life Drive. He commented that there are already
problems with overcrowding and crime in his neighborhood. To add another high-density apartment
complex would exacerbate the situation.
Several emails that were received were read by Senior City Planner, Jennifer Robison.
Brett Boot urged the Planning Commission to reconsider the zoning proposal. He was strongly
opposed. He lives on Life Drive in Marketplace and stated that parking is hmTendous and dangerous.
Within the past year, two children have been hit. He urged against the rezoning.
Halee Young Bal/ash indicated that she lives in a townhome in the Independence area. She was not
opposed to growth and affordable housing but stated that there is already so much high-density
housing and not enough businesses and parking to support everyone. More warehouses and apartment
buildings are not needed on 14600 South or Porter Rockwell Boulevard, where a child was recently
struck because cars were parked illegally on the street. She stressed that the City needs places to eat,
shop, and safely park and additional residents will have a significant impact on safety and parking.
Ryan Croker stated that the proposed apartment complex was not in the best interest of the residents
of the Marketplace neighborhood or the City of Bluffdale. Currently, there are only two exits from
Marketplace, both onto Porter Rockwell Boulevard. Both exits require residents to tum left to reach
the intersection that leads to I-15. When the bridge is completed that will connect Porter Rockwell
Boulevard to Redwood Road, traffic will increase drastically, making things even worse, especially
in the morning. The addition of the apartment complex will make traffic congestion exponentially
worse, especially with the addition of a gas station.
Grant Hiltbrand urged the Planning Commission to consider that a massive amount of traffic will be
added to an already extreme traffic congestion problem.
Michelle Harris felt that the proposed development will add extreme problems to the Marketplace
neighborhood, which is next to the proposed project. She was a proponent of adding businesses but
had serious concerns about the proposed development. She stated that parking is already a serious
problem and it will only get worse, especially along Rising Star Way. She suggested designated
parking zones be established for guests so that parking does not overflow to Marketplace. A stoplight
was also needed.
Brendan Hong expressed concern regarding the proposed apartment buildings and acknowledged the
development that will take place when the prison site is vacated. He and his family lived in the Cobalt
Village Townhomes and he was concerned about even more high-density residential units in the area.
There are already many people living in a small space. He had a major concern with traffic and
property values. He agreed that some apartments are necessary but not so many. He preferred to see
stores and restaurants rather than so many apartments.
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Mitchell and Lindsey Peterson, who reside in Cobalt Village had concerns about a high-rise apartment
building that was proposed in an area of the City that is already very congested. Parking on Porter
Rockwell Boulevard is also very dangerous. Mr. Peterson expressed enthusiasm for the proposed
businesses but stated that the current roads are not capable of handling the added traffic that will be
generated by the prospective residents. The roads need to be widened and parking restrictions
implemented.
Lonnie and Katherine Lovendahl reported that they have lived in a single-family residence in
Independence since 2013. They have experienced tremendous growth in the area and were
disappointed to see the proliferation of multi-unit structures in recent years. They enumerated their
concerns as follows:

1.

Traffic and congestion: These are the main concerns because children have been hit
and dogs have been killed. The current roads cannot handle the current traffic. The
apartment building will make matters even worse. The traffic will become even worse
when Porter Rockwell Boulevard co1mects to Redwood Road. The development of
the prison property will also have a significant impact on traffic conditions.

2.

Multi-unit dwellings: The Lovendahls opined that Bluffdale has enough apartments
and townhomes. They preferred retail and industrial uses over residential uses on the
subject property.

The Lovendahls expressed adamant opposition to the proposed rezoning.

Cody Zahler asked that high-density apartment units not be allowed on the subject property.
Lauren Burns Hong, who lives at Independence at the Point, was concerned with the proposed hotel
going up off of the 14600 South exit and was concerned about adding an apartment complex in the
area. He commented that more businesses are needed and not apartments. The last thing current
residents need is more traffic and a lack of resources. He suggested that the space be used for small
businesses.
Jimmy Gilmore expressed opposition to having more apartments in the area due to poor traffic
conditions. Retail would be nice but no more apartments.
Dustin Wolters commented that there was no functional reason to approve the proposed zone change.
Traffic and parking are already out of hand and there is inadequate infrastructure to handle the
additional number of residents. He expressed concerns about how the Bluffdale "way of life" is being
compromised and diminished. Mr. Wolters referenced a Facebook post that was written about the
proposed apartment development.
Jordan Buckner reported that he had no relationship or association with the applicant. Mr. Buckner
said that Utah faces a dire housing crisis and is not creating enough housing supply to meet the
growing need. As a result, people must adapt to the new reality of having denser housing clustered
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along the Wasatch Front. He preferred to provide housing for more families than see more ugly
warehouses built along 14600 South. Mr. Buckner expressed full support for the proposed rezone.
Jake King expressed opposition to seeing high-density housing. He would rather see retail be
developed. Traffic is already a serious problem.
Rory Duckworth identified himself as a property owner on Rising Star Way and Misty Lane. He
expressed opposition to the proposal because the traffic at Rising Star Way is already seriously
congested. The road would become virtually useless and impassable in a medical emergency if more
traffic and parking were added. He requested that the project be delayed until striping, parking, and
geometry plans are completed to get an expert assessment of the road. The Fire Department needs to
be involved to ensure access for emergency service vehicles in the event of an emergency.
Evan McD stated that the subject property is next to his home. He expressed the following:

1.

Parking is already a serious problem at Independence and The Marketplace, according
to City Engineer, Michael Fazio. Adding so many high-density housing units in such
a small space will only exacerbate the current problems.

2.

Traffic and pedestiian concerns will become worse when the bridge is completed and
the speed limit increased on Porter Rockwell Boulevard. The lack of traffic lights is
also a severe safety hazard. Recently, a young girl had to be life-flighted when she
was struck by a car.

Braden Shoemaker expressed concern with having a large complex and likely a 24-hour gas station
next door to his home. There is already inadequate parking in his neighborhood and an apartment
complex will make the situation even worse. All of the nearby apartment complexes have inadequate
parking, so people end up parking on the street. The proposed apartment complex will only
exacerbate the problem. He expressed support for businesses, but not an apartment complex. Mr.
Shoemaker felt that an apartment complex will drive down the value of his home.
Jeremy Rolan expressed deep concern with the impact the proposed complex will have on an area
that is already seriously challenged by traffic on inadequate roadways. He commented that the prison
complex will include additional housing. Because the roads are inadequate to handle the current
traffic, he requested that the application be denied.
Todd Davis noted that the many comments raised essentially said the same thing. He opined that in
the past there have been many false promises made by developers who finish the project and leave
the remaining residents in the lurch. He urged the Planning Commission and developers to listen to
the residents and give heed to what the residents are saying. He wanted to have a good neighborhood
for everyone.

There were no further public comments. Chair Cragun closed the public hearing.
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Chair Cragun asked what could be done with the subject prope1iy within the parameters of the existing
zone. Mr. Crowell reviewed the Land Use Plan and Development Agreement for the entire
Independence project. He explained that the subject property could include Light Industrial,
Industrial Park, and Commercial. Without any rezoning, the owners could do an industrial park, light
indushial uses, and commercial. The property currently has no entitlement for housing.
C01mnissioner Flynn noted that with the high school nearby and traffic from Rising Star Way, there
is immense traffic in the morning. He noted that traffic will be a serious problem.
Since Rising Star Way already has traffic problems, C01mnissioner Walston observed that with the
opening of the bridge, traffic will become even worse. He asked if there was anything the City or
developer could do to mitigate the traffic and parking problems that already exist. Chair Cragun
identified the following three issues:
1.

Issues that already exist at Marketplace that have nothing to do with this application;

2.

This application; and

3.

The street that combines the two things that make them exist and makes things more
complicated than looking at just the application.

Mr. Crowell said the City was working with UDOT to advocate for a traffic signal at the Rise Star
Way intersection. UDOT stated that the signal will be installed when warranted. There are nine
criteria to consider whether a signal is warranted. Mr. Crowell opined that the City was making
headway in making its case with UDOT. In tenns of the parking issue, Mr. Crowell indicated that he
has had many conversations over the years with engineers and City Council members to discuss
potential solutions for the parking problems that exist. Additions on the public rights-of-way would
require moving curbs to widen the roads. Physical improvements such as that require money. In
addition, the City does not ask residents why they are not using their garages to park their cars. Winter
conditions exacerbate the situation further. Parking unoccupied trailers on streets is another issue the
City is trying to address.
In response to Commissioner Walston's question regarding the viability of expanding Rising Star
Way, Mr. Crowell stated that the first step is to determine what exists in the current right-of-way and
then establish whether anything can be done within that right-of-way. That might entail removing
park strips and moving curbs. Analysis of traffic flow is based on statistical data and not on feeling,
which can pose a challenge.
Chair Cragun invited Assistant City Engineer, Dan Tracer, to address parking. Mr. Tracer first
discussed parking in The Marketplace. He noted that the City Engineering Department has met
several times with the HOA to discuss different options. Adding parking stalls would cost $3,000 to
$5,000 per stall. That would include the purchase of the property and installation costs. The question
was who will pay the costs. In the meantime, HOAs have the authority to conduct garage checks as
opposed to the City. He lives in a community where the HOA makes sure residents are using their
garages for parking and not storage. Parking permits are another option that could be implemented
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immediately. Another option was to take a private drive and switch it to a one-lane road and add
angled parking. That would add about 22 stalls. The HOA opted against that option due to
complications with traffic flow. It was noted that all options will have an impact.
With regard to zoning, Mr. Crowell stated that in the Mixed-Use Zone, the Land Use Table has a
variety of categories. In the Light-Industrial Zone, an industrial park would be a pennitted use and
not a conditional use. Other commercial uses would also be allowed. Mr. Crowell stated that office
flex and flex warehouses are highly popular in the current market. For the current zoning, a
convenience store would be allowed along with a gas station.
Chair Cragun asked for clarification on the current zoning of the subject property. He explained that
the entire Independence project is in a Mixed-Use Zone, which requires a Project Plan that includes
all of the proposed land uses. The property highlighted in purple and red on the map was the result
of that Project Plan. The project has undergone many changes since its inception in 2004.
Chair Cragun stated that the overwhelming concerns were traffic and parking. There were many
comments from people who want regional commercial development and not apartments. She had
learned from her participation in Economic Development Meetings that commercial enterprises do
not locate in Bluffdale just because Bluffdale wants them to. Instead, commercial development comes
when there is an adequate volume of people who will patronize those businesses to make the
development viable. She remarked that in many cases you cannot have one without the other.
Therefore, if people want commercial development, the City has to increase the number of people
who will patronize those businesses. If the apartments did not go in, the commercial development
would likely not come either. Mr. Crowell agreed that there are interdependencies in economic
development. Businesses have criteria that a city must meet to attract their business. One major
priority of Bluffdale is to attract a grocery store. That has been especially challenging and feasibility
studies can change.
Chair Cragun brought up the issue of traffic and stated that the anecdotal information they received
did not seem to align with what Mr. Hales stated previously about his traffic studies. Mr. Crowell
reported that the study was conducted in March 2021 and is fairly recent. Chair Cragun brought up
the nine criteria UDOT considers before installing a traffic light. Mr. Crowell explained that UDOT
is trying to move traffic and maximize safety. Traffic lights slow traffic and UDOT does not want to
slow traffic within the State Highway System unless a traffic light is absolutely necessary. It was
noted that the speed limit in the area is currently 45 MPH. Mr. Crowell stated that peer reviews are
an integral part of vetting proposals.
Chair Cragun was not ready to vote on the matter and asked Mr. Crowell what information could be
presented at the next meeting to dive deeper into the comments made. Commissioner Walston
suggested that the developer provide additional responses to the questions and concerns raised.
Matt Flynn acknowledged the concerns raised and indicated that he would not be able to fix all of the
issues, particularly the parking issues that resulted from the way the townhome development to the
south. He thought that was a separate issue and the concerns expressed related specifically to the
problems in that neighborhood. He reiterated that the apartment complex would have one owner, the
11

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, September 15, 2021
developer, and they will have significant control over what takes place on the property as a p1ivate
owner. The 2.0 ratio is high because of the concerns to the south. With regard to the convenience
store, they would be willing to rethink that if enough neighbors were adamantly opposed; however,
he had heard mixed opinions about such a business. Another retail pad could go there rather than a
convenience store.
Chair Cragun expressed appreciation to Mr. Flynn's willingness to meet with the neighbors. She said
it would be easy to meet with the HOA and encouraged a meeting to take place with the Marketplace
residents to clarify what is being proposed. In light of the parking problems taking place at The
Marketplace, Chair Cragun asked if Mr. Flynn had concerns about people from The Marketplace
parking in his space. Mr. Flynn said it could be a problem but because it is private property, they
would have options to control the property.
Commissioner Loumis observed that widening the road could pose its own set of problems so the
engineers will need to make sound decisions. Mr. Flynn was committed to working with his engineers
to do what he can to address the issues with Rising Star Way.
Chair Cragun suggested tabling the issue to give Mr. Flynn time to meet with the residents and address
their concerns and see if there are options at the next meeting to address traffic and parking. Mr.
Crowell asked Mr. Tracer for suggestions of what might be reviewed. Mr. Tracer noted that the
applicant went above and beyond the City's requirements and provided a complete Traffic Impact
Study early on in the process. Normally, that type of study takes place during the site plan evaluation.
Hales Engineering is a company the City has used many times, so he was confident in the data they
provided. The study includes recommendations for the widening of roads, including to the north of
Rising Star Way. That way, there could be one westbound lane and two eastbound lanes. As an
engineer, he felt that the recommendations were technically sound and he found no fault with the
study. He stated that Ryan Hales has worked extensively with UDOT and could get the signal at
14600 South and Porter Rockwell Boulevard timed to mitigate issues with traffic flow.
Mr. Crowell reported that the entire Traffic Impact Study could be included in the next meeting
packet. Commissioner Loumis opined that the Marketplace residents could also take a stronger
approach to parking, as suggested earlier by Mr. Tracer. Mr. Tracer noted that the Traffic Impact
Study did not address parking and just traffic movement. Mr. Tracer said that the proposed apartment
complex will provide its own parking with substantial control over parking. Mr. Tracer stated that
another problem was parking along Porter Rockwell Boulevard, which UDOT has refused to address.
Instead, the City would have to address parking on Porter Rockwell Boulevard with a written
Maintenance Agreement with UDOT.
Commissioner Flynn stated that Rising Star Way is the predominant problem. Since there are some
home businesses and nine live-work units in The Marketplace, parking could be impacted.
Ostensibly, the live-work units have their own parking, including on-street parking.

Debbie Cragun moved to table the agenda item to the next Planning Commission Meeting. Staff
will provide more detailed information on the Traffic Study to give the applicant more time to
visit with people in light of the comments made, and potentially meet with the residents at The
12
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Marketplace. Steve Walston seconded the motion. Vote on motion: Steve Walston-Aye, Johnny
Loumis, Jr.-Aye, Kory Luker-Aye, Ulises Flynn-Nay, Debbie Cragun-Aye. The motion passed
4-to-1.
The Planning C01mnission took a five-minute recess.

3.

PUBLIC HEARING, CONSIDERATION, AND RECOMMENDATION on a CityInitiated Text Amendment Application to Amend Title 11-110-100-040(C) Regarding
Adding Home Occupations as a Permitted Use in the (SD-X) Bringhurst Station Project
Zone. (Application 2021-36)- Staff Presenter, Ellen Oakman.

Associate City Planner, Ellen Oakman, presented the staff report. Ms. Oakman and stated that the
City-initiated text amendment proposal was the result of an oversight when the original SD-X
Bringhurst Station Project Zone was created and approved . In addition, the Home Occupation Code
was not as clearly established at that time. Ms. Oakman reviewed the two levels of home occupations
and explained that home occupations are permitted in other residential zones, so this text amendment
is meant to ensure consistency of allowed uses in this SD-X zone. Ms. Oakman reviewed the cun-ent
SD-X Code and the proposed SD-X zone.
In response to Chair Cragun's question regarding why Home Occupations were not originally
included, Mr. Crowell stated that there was so much time spent talking about the Commercial Use
Table and the layout of the project that this item was not discussed and included. There was no
specific reason for not including Home Occupations as a pennitted use. The change ensures
consistency throughout the City. In response to Commissioner Walston' s question regarding the level
of demand for Home Occupations, Mr. Crowell stated that there were, in fact, some pending proposals
that are dependent upon this text amendment. City Attorney, Todd Sheeran, commented that he has
also been involved in reviewing the Land Use Table for this SD-X zone.

Chair Cragun opened the public hearing. There were no public comments or emails. Chair Cragun
closed the public hearing.

Ulises Flynn moved to forward a positive recommendation to the City Council for the Text
Amendment Application 2021-36 based on the following:
Findings:
1.

The proposed text amendment is consistent with the Residential Land Use Table
in 11.350 of the BCC.

2.

The proposed text amendment is consistent with other residential areas/zones.

3.

The proposed text amendment is consistent with the Home Occupation
standards in 3.80 of the BCC.

13

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, September 15, 2021
4.

The proposed text amendment is consistent with the purpose of the SD-X
Bringhurst Station Zone in 11.110.100.010 of the BCC.

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

4.

CONSIDERATION AND VOTE on a Site Plan Application for Brubaker Development
for Flex/Retail Office Buildings in the General Commercial Zone (GC-1) on 2.78 Acres
at Approximately 2790 West 14000 South, Bangerter 15, Applicants (Application 202119). Staff Presenter, Jennifer Robison.

Mrs. Robison identified the location of the subject property, which is Lot 2 of the Arctic Circle
Subdivision. She presented a diagram of the recorded plat and stated that there is shared access
between the lots in the subdivision. She showed frontages, elevations, and architecture of the
proposed buildings. The buildings will be "shell buildings" and the uses remain unknown. As the
uses are identified, detenninations will be made about parking and other issues. Both proposed
buildings are 19,703 square feet in size. There will be 20 units between both buildings. Most of the
units will be about 1,900 square feet.
In response to Commissioner Walston's question regarding the permitted uses in the GC-1 zone, Mrs.
Robison and Mr. Crowell stated that it includes retail, office, convenience stores, car washes, business
services, etc. The GC-1 zone has a broad range of permitted uses, with the major exception of outside
storage, which is not allowed in the GC-1 zone. Commissioner Walston noted that the subject
property is across from the park and very visible. His hope was that it would be "good" commercial
since it is so close to a public space.
Mrs. Robison next identified where the entrances to the subject property will be located, including
the shared access with Arctic Circle. Next to the subject property is North Star Academy. She
reviewed the Landscaping Plan and confirmed that it is in compliance with all City Ordinances for
landscaping. Mrs. Robison noted that the application was submitted prior to the revisions that were
made to the Landscaping Ordinance. As a result, the proposed landscaping was evaluated against the
previous Landscaping Ordinance. She noted that the applicant, Mac Brubaker, was in attendance at
meetings when the new Landscaping Ordinance was developed and approved, so he has tried to honor
the spirit of the new specifications. Water efficiency, in particular, has been a high priority in the
proposed Landscaping Plan for this project.
Mrs. Robison reported that the proposed architectural design is compatible with the City Code,
including the revised Architectural Standards. She also reviewed the rear design of the buildings,
which also meet the City Code. She indicated that the Planning Commission is the Land Use
Authority for site plan approvals and recommended approval of the site plan.
Steve Walston moved to approve the Brubaker Development Site Plan Application 2021-19
subject to the following:
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Conditions:
1.

2.

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

That the applicant continues to resolve all construction drawing
Engineering Department review comments in accordance with City
standards and specifications.

b.

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

c.

The applicant shall provide approval from the United States Postal
Service for the location and design of the communal mailbox to serve this
development.

d.

That the applicant executes a Stormwater Maintenance Agreement with
the City of Bluffdale and record this agreement against the property.

e.

That all construction drawings be approved and stamped by the City
Engineer prior to any construction activities.

That the property owners are required to install and maintain landscaping
including street trees in the adjacent park strips for the site plan application.

Johnny Loumis, Jr. seconded the motion. Vote on motion: Steve Walston-Aye, Johnny Loumis,
Jr.-Aye, Kory Luker-Aye, Ulises Flynn-Aye, Debbie Cragun-Aye. The motion passed
unanimously.
5.

Planning Commissioners HB 409 Training on Conditional Use Permits, Land Use and
Zoning, Staff Presenters, Grant Crowell, Zoning Administrator, and Todd Sheeran, City
Attorney.

Mr. Crowell discussed Form-based Codes and Mr. Sheeran discussed Conditional Use Permits to
provide training to be in compliance with HB 409.
Mr. Crowell conducted a training on Form-Based Codes, which are very complicated. They constitute

a major paradigm shift from the Legislative and Administrative paradigm because Form-Based Codes
foster predictable results and a high-quality public realm by using physical form as the organizing
principle, with less focus on land use through municipal regulations. If the proposed site and facility
meet the design preferences they can be approved regardless of how the facility is to be used. There
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can be differences in expectations between a major city center and a suburb in such things such as
parking and design. Since fonn would be the guiding principle, form-based codes eliminate
prohibited uses, which will be a major leap for Utah cities. Fonn-Based Codes require extensive
work to create and administer. Such a change would make it necessary for Bluffdale to have an
Architect on staff because the architectural demands would be so intense. Bluffdale City has opted
to have a Design Code and Land Use Tables rather than a Fonn-based Code. The design and land
use standards should be reviewed periodically. Mr. Crowell stated that that Form-Based Code was
used on a fairly limited and discreet basis in general. He could not see Bluffdale going all-in with
this approach.
Mr. Sheeran made a presentation on Conditional Use Penni ts. He provided an overview of how the
law defines conditional uses and how they are to be administered. In Bluffdale, the Planning
Commission is the Land Use Authority for considering and approving conditional uses because it is
an administrative and not a legislative decision. Conditional uses are difficult to deny; however, the
Planning Commission can identify and impose reasonable conditions that in their judgment mitigate
the detrimental effects of the proposed land use. The standards of review would be evaluated by the
Hea1ing Officer, who in Bluffdale is the City Attorney. The evidence that is reviewed by the Hearing
Officer must be on the record. In the event, the Planning Commission has to make an interpretation
of the City Code and that decision is challenged, the Hearing Officer would then have to review the
evidence to detennine if the judgment was correct and defensible.
With regard to detrimental effects, Mr. Sheeran stated that there must be substantial evidence that
they were present and needed to be mitigated. He noted that there is a difference between "substantial
evidence" and "public clamor." The Planning Commission has the statutory auth01ity to weigh the
evidence while the Hearing Officer cannot weigh the evidence. If the Planning Commission
determines that the argument asserting that there is substantial evidence of a detrimental effect that
requires a reasonable condition to mitigate, the Planning Commission has the authority to make the
judgment to do so. Mr. Sheeran indicated that he could provide guidance on how a ruling might be
made in court if the Planning Commission has questions on the defensibility of their decision.
Mr. Sheeran next presented a real-life situation that took place in Moab in 201 7. Mr. Sheeran noted
that in Moab, all Conditional Use Permits are considered by the City Council. The issue revolved
around the applicant's desire to change their home-based child-care business to a bed and breakfast.
The residents were wonied about the application and the City Council denied the request on the basis
that the application did not meet the criteria of the General Plan and would "change the characteristics
of the neighborhood." The proposed business was located on a cul-de-sac, where the traffic might
be especially problematic. The District Court ruled that there was speculative evidence that did not
support a finding of undue increase to traffic because there was already a daycare operating in the
home. In addition, the assertion that there would be additional noise was also ruled as mere
speculation. Mr. Sheeran explained that in cities where the City Council makes decisions that legally
should be administrative they sometimes confuse the nature of their legislative and administrative
discretion. The Distiict Court found other faults in the judgment made by the Moab City Council.
Mr. Sheeran enumerated the following hot topics the Planning Commission would be confronted with
during a Conditional Use Pennit Hearing:
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•

•

•

•

Traffic: What evidence is there that shows a detrimental effect? This is a question
that must be answered with substantiated evidence. Residents typically do not have
a Traffic Engineer to back up their claim. Instead, they are making speculative
arguments. Consideration needs to be given to what the cun-ent pe1mitted uses are
and how the traffic would be increased beyond the pennitted uses in comparison
with the traffic that would occur with the approval of the conditional use. Typically,
residential roads can have quite a bit of traffic, depending on the type of road it is.
Safety: This is a frequent concern expressed by residents and the applicants
generally win their case if it goes to the District Court. The evidence of a potential
safety hazard must be substantiated by people who are unbiased and have the
expertise to identify the safety hazards. Finding something on Google does not
necessarily qualify as unbiased and credible. In addition, there will always be safety
concerns expressed some of which may be truly valid and others that which may not
be.
Property values: This is a frequent argument. Is the evidence public clamor or is
it coming from an appraiser that has the expertise to make the analysis. Mr. Sheeran
emphasized that appraisers, not realtors, are the source of property value
determinations. He suggested that the impact of a conditional use be compared to
the impact of cun-ent pennitted uses . Commissioner Loumis noted that property
values can be impacted by economic conditions that are completely unrelated with
the impact of the way a piece of property is used. Therefore, the opponents would
have to have credible evidence to substantiate their assertion that property values
would be negatively affected.
Views from home: This is an argument that is sometimes used to oppose a proposed
conditional use. In this case, the developer is best served by determining what the
pennitted use is and then building within those parameters, if possible. Mr. Sheeran
added that people are not legally entitled to their view, as long as the proposed use
is allowed in the City Code.

Mr. Sheeran next reviewed his PowerPoint slide that enumerated the types of conditions that can and
cam1ot be imposed. The conditions cannot be based on public clamor or standards not regulated by
local, state, or federal agencies. Conditions can be based on general standards, effective standards
found in the City Code, useful standards, and State or Federal standards.
Mr. Crowell explained that Utah State Code does not require public hearings for Conditional Use
Permits because they are an administrative decision. Many have the mistaken notion that if they
engage in vociferous public clamor, they can influence the decision. Mr. Crowell stated that although
not required by Utah State Code, Bluffdale City has public hearings for Conditional Use Permits but
not for site plans.
Chair Cragun remarked that Conditional Use Permits are not as common as they used to be but the
questions presented were very useful for other situations that are considered. There was discussion
ensued on the risk of judging expert judgments that have been made, such as those made by Certified
Traffic Engineers. Mr. Sheeran stated that Conditional Use Permits do not require traffic studies
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because the use is permitted but reasonable conditions may need to be imposed to mitigate detrimental
effects that have been well substantiated by expert opinion.

Discussion Items
6.

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

Mr. Crowell reported that the joint City Council and Planning Commission Meeting is scheduled for
September 22 at 6:00 p.m. The public open house for the General Plan will take place on September
23 at 6:00 p.m.
The next Planning Commission meeting was scheduled for September 29.

7.

Adjournment.

The Planning Commission Meeting adjourned at 9:40 p.m.

Approved: October 20, 2021
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