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BLUFFDALE CITY PLANNING COMMISSION
MEETING AGENDA
Wednesday, October 20, 2021
Notice is hereby given that the Bluffdale City Planning Commission will hold a public meeting on
Wednesday, October 20, 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 may also be broadcast live to the public on th e City
website www .bluffd ale.com. Notice is further given that access to this meeting by Commission members
may be by electronic means via t elephone conference call.

PLANNING COMMISSION BUSINESS MEETING 6:00 PM
1.

Roll Call.

2.

Approval of the Planning Commission meeting minutes on September 15, 2021 and September 29,
2021.

Legislative Items
3.

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 various 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.

Discussion Items
4.

5.
6.

Planning Commissioners H.B. 409 Training on Subdivision regulations and improvement
guarantees, Impact Fees, Ordinance and Code drafting in compliance with State Statutes - Staff
Presenters, Grant Crowell, Zoning Administrator and Dan Tracer, Assistant City Engineer.
Planning Commission Business (planning session for upcoming items, follow up, etc.).
Adjournment.

,M~~,

Dated: October 15, 2021

Grant Crowell, AICP
City Planner/Economic Development Director

In compliance with the America n Disabilities Act, individuals needing assistance or other services or accommodat ion for t his meeting should contact
Bluffdale City at least 24 hours in advance of t his meet ing at (801)254-2200. TTY 7-1-1.

BL UFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, October 20, 2021
Present:
Members:

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

Excused:

Debbie Cragun

Staff:

Grant Crowell , City Plarmer/Economic Development Director
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Dan Tracer, Assistant City Engineer
Tiffini Shinsel, Communi ty Development Coordinator
Bruce Kartclmer, Administrative Services Director
Courtney Armstrong, Accounting Teclmician

Public:

Kim Wiseman
Dan Garcia
Natalie Hall
Matt Swain
Tina Davis

In the absence of Chair Debbie Cragun, Vice-Chair Kory Luker called the meeting to order at
6:03 p.m.

PLANNING COMMISSION BUSINESS MEETING
1.

Roll Call.

A ll members of the Planning Commission were present with the exception of Debbie Cragun.

2.

Approval of the Planning Commission Meeting Minutes of September 15 2 2021, and
September 29, 2021 .

Steve Walston moved to approve the Planning Commission meeting minutes of September 15,
2021, and September 29, 2021. Ulises Flynn seconded the motion. Vote on motion : Johnny
Loumis, Jr.-Aye, Steve Walston-Aye, Ulises Flynn-Aye, Kory Luker-Aye. The motion passed
unanimously.
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Legislative Items
3.

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 Purposes 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
Various 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.

City Planner/Economic Development Director, Grant Crowell , presented the staff rep01i and stated
that this is the third Planning Commission Meeting that this agenda item was being discussed. He
provided a quick review of the previous discussion that had occtmed. He noted that one change
that was implemented was the removal by the applicant of the convenience store from the southeast
corner of the subject property . Convenience stores and gas stations were ultimately removed from
the Land Use Table. That change resulted in the availabi lity of more commercial parking. There
had also been discussion about the importance of making the distinction between a " conceptual
plan" and a "site plan."
One of the major points of concern dealt with Rising Star Way. If additional rights-of-way are
given to the project from the no1ih side, the Perry prope1iy, a cross-section could be accommodated
that could continue all on-street parking, plus address the striping at the intersection, which was at
least 100 additional feet of an additional turn lane. There was discussion about the sufficiency of
parking in Marketplace and the sufficiency of parking in the proposal. The applicant is attempting
to demonstrate that those two concerns could be accommodated. However, there were questions as
to which issues are related to the project and which are existing conditions of the neighborhood. A
cross-section could be discussed and developed as part of the site plan process. Mr. Crowell stated
that there are items in the packet that still need to be cleaned up but the City Council would review
and revise the 2014 Development Agreement if they opt to let this project move forward.
Commissioner Walston asked about the additional costs that would be associated with the revisions
to the cross-section. Mr. Crowell stated that the developers would lose some of their real estate. If
they argued that some of the changes were beyond the scope of the project, the City may need to
cover some of the expenses with Impact Fees. Costs incurred would include moving the curb and
gutter, widening roads, and moving utilities. Some might be development-related. The answers to
those questions were still unknown. Mr. Crowell stated that the proposed plans meet the City Code
standards for commercial and residential parking.
In response to Commissioner Flym1 's question regarding the proposed changes to the right-of-way,
Mr. Crowell stated that the curb, gutter, and sidewalk on the north side will move and the south side
will remain the same. Mr. Crowell confirmed that the change would meet the requirements
specified by the Fire Chief.

2

BLUFFDALE CITY PLANNING COMMISSION
MEETING MINUTES
Wednesday, October 20, 2021

Mr. Crowell emphasized that there are details that need to be deferred to the site plan design and
approval process. Of immediate concern was parking and the intersection design on Rising Star
Way. Commissioner Wal ston thanked the applicant for working with the neighboring residents and
for meeting with the Planning Commission for the third time. Comm issioner Loumis agreed.

Matt Swain from Perry Commercial gave his address as 20 North Mountain Road, in Fruit Heights.
He was very familiar with the processes involved with development and was confident that they
will build something that wi ll be both a functional and beautifu l asset to Bluffdale. Mr. Swa in
stated that he and his team have taken conunents fro m previous meetings and proposed a solution
for Rising Star Way. Their engineer has been to the site to determine exactly where everything w ill
be located. The resulting design w ill accommodate the para llel parking on the south side of Rising
Star Way and widen the asphalt so that traffic can move efficiently in and out of Marketplace.
Mr. Swain stated that Perry Commercial will give the land needed to increase the right-of-way on
the north of Rising Star Way. The details of how all of that will take place w ill be negotiated as
part of the revisions to the 20 14 Development Agreement and the site plan process. Mr. Swain
stated that they have worked diligently to be part of the solution to ensure a viable project.
Commissioner Walston asked if Perry Commercial wi ll charge Bluffdale City for the property that
will be devoted to widening the north side of Rising Star Way. Mr. Swain stated that the details
have not been worked out but the current p roposal is for Perry Commercia l to give the real estate
and for the City to improve the right-of-way.
Vice-Chair Luker re-opened the public hearing. There were no additional public conui1ents. ViceChair Luker closed the public hearing.
Conui1issioner Walston opined that the applicant had done a nice job of addressing the issues
identified. Commissioner Flynn felt there had been good compromises made.
Steve Walston moved to forward a positive recommendation to the City Council for a Zoning
Map and Text Amendment Application to create the Centrum at Bluffdale Special District
("SD"), which is located at the southwest corner of 14600 South and Porter Rockwell
Boulevard, which proposes amendments to the Bluffdale City Land Use Ordinance, Title 11 ,
Chapter 11.110, Special Purposes and Overlay Zones, to create a new Zoning Ordinance
Chapter and Map Designation from ML-xed-Use (MU) to SD-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 2021-31), subject to the following:
Condition:
1.

All figures in the proposed Ordinance shall be updated and other requirem ents
specified prior to construction.
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Johnny Loumis, Jr. seconded the motion. Vote on motion: Steve Walston-Aye, Johnny
Loumis, Jr.-Aye, Ulises Flynn-Aye, Kory Luker-Aye. The motion passed unanimously.
Mr. Crowell repo11ed that the item would be on the November 17 City Council agenda.

Discussion Items
4.

Planning Commissioners HB 409 Training on Subdivision Regulations and
Improvement Guarantees, Impact Fees, Ordinance and Code Drafting in Compliance
with State Statutes - Staff Presenters, Grant Crowell, Zoning Administrator, and Dan
Tracer, Assistant City Engineer.

Assistant City Engineer, Dan Tracer, addressed impact fees, which are a way to help the City pay
for services and keep up with growth. He explained why they are charged and how they are used.
He displayed a graph depicting the number of Building Permits that have been issued over the past
20 years. He expects Bluffdale to be completely built out by about 2035 and 2045 .
Utah State Law allows a municipality to charge a fee to any new development that will pay for its
impact on the City ' s existing system. The impact fee can be applied exclusively to new growth.
The fees cannot be used to fix any existing problems. A dete1mination should be made regarding
which one is derived from a massive written Master Plan for all construction and development that
takes place in Bluffdale. The document identifies existing and future needs based on new growth.
An Impact Fees Facilities Plan identifies issues resulting from new growth and its cost.
Determinations need to be made to distinguish between new growth that can be paid from Impact
Fees and current conditions that need to be paid from other funding sources.
The Impact Fee Project Plan looks at a 10-year window of development. Some of the costs
represent new growth and represent existing deficienci es. The existing deficiencies are paid from
taxes and the General Fund. It was noted that road maintenance is not part of the Impact Fee
although new lanes could come from Impact Fees. Inflation and market conditions were included in
the projected cost estimates. Estimates are based on the best assumptions possible, which can be
challenging due to market fluctuations.
Mr. Tracer explained how the Impact Fee will be calculated per residential unit for the storm drain
proj ects that are under consideration. Residential and commercial Impact Fees are calculated
differently. Impact Fees are periodically adjusted as the development picture comes into clearer
focus. Mr. Tracer showed a slide of w hat the Impact Fee would be for a typical single-family home
in Bluffdale:
• $6,500 for Parks and Recreation ;
• $2,200 for Public Safety, Police, and Fire;
• $600 for Storm Drains;
• $4,200 for Transpo11ation; and
• $4,500 for Drinking Water.
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Mr. Tracer next showed a slide comparing the Impact Fees for Bluffdale with those of surrounding
communities. In the aggregate, Bluffdale is about in the middle . Rive1ton is about 95% built-out,
so the ir Impact Fees are naturally lower. Bluffdale is about halfway built out. Mr. Crowell noted
that the Municipal Tax Rate for Bluffdale is considerably lower than surrounding commun ities.
Mr. Crowell next addressed the Development Process. The Development Review Committee
("DRC") works on behalf of the C ity Manager on details such as applications, policies, and other
issues. The DRC is compri sed of City Planners, the City Manager, the Public Works Director, the
City Attorney, the Administrative Services Director, City Engineers, the Fire Chief, and sometimes
develo pers. The DRC vets the viability of the different proposals that come before the City.

Mr. Crowell repmted that the Plaru,ing Comm ission was recently made the Land Use Authority for
approv ing subdivi sions and site plans, which entai ls only the application of the law. As such, they
are administrative and not legislative decisions, which belong to the City Council. Plat review and
approval are detailed and must occur before a pre-construction meeting can take pl ace. Mr. Crowell
described the lengthy process of getting approval to purchase a lot and then o btain a Building
Permit and a Certificate of Occupancy. Mr. Crowell acknowledged it is a burdensome process but
necessary to ensure that all details have been dealt w ith to ensure the safety of the ho mebuyer.
Mr. C rowell stated that circumstances change, especially in the event of a recessio n. Some projects
have been faced with chall enges that have made it impossible to complete. Commissioner Loumis
noted that sometimes people purchase property without doing their due diligence o r they purchase
high and sell low.
In response to Commi ssioner Walston 's question regarding the hotel and the apartments,
Mr. Crowell noted that was the Gateway Special District on the southwest corner of Pony Express
Road and 14600 South. He said there had not been much activity on that project for some time.
The COVID re-evaluation of the hospitali ty industry has had a huge impact and there was
uncertainty as to where it was going to end up. It is still entitled and there was sti ll value associated
with the property . Mr. Crowell stated that some projects take longer to complete than anticipated.

5.

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

Mr. Crowell reported that he, the Mayor, and two City Council Members interview Tina Griffith as
a potential alternate P laru,ing Commission Member. If selected, she wil l have to complete the
required training before participating in meetings. Ms. Griffith introduced herself and reported that
she lives near City Hall and has been a Bluffdale resident fo r 21 years. She is married and has two
children.
Mr. Crowell stated that the remaining Planning Commi ssion Meetings for 2021 are scheduled fo r
November 3 and December 1.
Associate Planner, Ell en Oakman, reviewed the training sessions that stil l needed to be completed
by the Planning Commissio ners. She said she would email each P lanning Commi ssioner their
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individual status. Mr. Crowell asked the Planning Conrn1issioners to suggest topics, especia lly for
2022, when the training can be spread out over twelve months, and not the four months needed for
2021.

6.

Adjournment.

The Planning Commission Meeting adjourned at 7:05 p.m.

Approved: November 3, 202 1
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