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Chair Todd Heslop, Commissioners Steve Pruess, Raymond Rounds, Susan Stewart, 

Mike Layton, and John Bradley  

 
 

City Planner Mark Vlasic, Assistant to the City Manager Doug Gailey, and City 

Recorder Leesa Kapetanov 

 
 

The briefing meeting began at 5:34 pm.  Chair Todd Heslop reviewed the agenda and then 

turned the time to Planner Vlasic. 

Mr. Vlasic said the Form Based Code (FBC) had been put back on the agenda as requested by 

Commissioner Pruess.  Planner Vlasic showed some changes made to the FBC since the last 

meeting, including creating a separate category for beer and liquor uses and allowing the use 

based on the type of beer license needed.   Accordingly, the uses in the chart on page 21 had 

been changed.  The changes reflected the Commission’s wishes from their latest discussion.   

Commissioner Pruess stated many of his neighbors were upset that the FBC had not been 

passed, since the current code allowed things like tattoo parlors along 40
th
 Street.   

There was then some discussion on allowing restaurants along 40
th
 Street to serve beer and 

alcohol and whether it should be a permitted use or a conditional use.   Planner Vlasic also 

shared some information on micro-breweries and how popular they were becoming; the City 

might want to look into how best to license them.  The Commission also discussed the noise 

ordinance and how it would affect businesses that might be close to residential areas.   

Mr. Vlasic then commented on his work on the General Plan; it had turned out to be more 

complicated than he originally thought.  He hoped to have more for the Commission at the next 

meeting.  He also pointed out that since his review and scope of work were more involved than 

he had originally thought, the question had come up as to at what point do you involve the 

public.  He explained it had been 20 years since the whole general plan had been redone; parts 

had been updated, but that is why it was so confusing for staff and anyone else to refer to the 

General Plan since it was in 3 separate parts.  It was probably time to do a complete update, but 

it was not currently in the city’s budget to do so.  City Recorder Kapetanov stated it was within 

the Planning Commission’s scope, as the land use authority, to recommend to the City Council 

that they budget money to do a new General Plan.  City Planner Vlasic pointed out that there 

may also be some grant money available to redo the General Plan.   

City Recorder Kapetanov then handed the Commissioner’s two letters that people had submitted 

saying they did not want their property included in the zoning change that would happen with 
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the adoption of the FBC.  She said the deadline for submission of the letters had been back in 

February, so she was not going to include them in the public record, but she wanted to make the 

Commissioners aware of them.  She also reported the City had put out a RFP for a public 

involvement firm to handle the notifications and purchase of property for the upcoming 40
th

 

Street Project.  In conclusion, she reminded the Planning Commissioners of an upcoming 

training opportunity on May 26. 

There was no more discussion.  
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Chair Todd Heslop, Commissioners Steve Pruess, Raymond Rounds, Susan Stewart, 
Mike Layton, and John Bradley  
 

City Planner Mark Vlasic, Assistant to the City Manager Doug Gailey and City 
Recorder Leesa Kapetanov 
 

Walt Bausman, Wes Stewart 

 
 

 

Chair Todd Heslop began the meeting at 6:15 pm and welcomed those present.  He read through 

the agenda and then entertained a motion to begin the meeting. 

 

Commissioner Pruess moved to open the meeting, followed by a second from Commissioner 

Rounds.  Commissioners Bradley, Stewart, Rounds, Layton, and Pruess all voted aye.   

 
 
  

  – Legislative

A. Discussion and Recommendation on Adoption of Form Based Code and Zoning Map 

Amendment Associated With the Form Based Code 

The chair invited City Planner Mark Vlasic to review the recent changes staff had made to 

the Form Based Code (FBC).  Mr. Vlasic went over the changes to pages 21 and 23 of the 

Code, which basically put all uses of alcohol into their own category and then specified 

which zones they were allowed in.  It also added a reference to the existing code 

concerning check cashing businesses.  Commissioner Pruess pointed out that tattoo 

parlors and smoke shops had previously been eliminated from the 40
th
 Street General zone.  

He noted, however, that there was an existing garden shop use at the bottom of 40
th
 Street, 

and wondered if the FBC would require that the area be better maintained during the 7 

months of the year that there were no plants being displayed.  Mr. Vlasic reminded Mr. 

Pruess the FBC would not affect any existing businesses unless they rebuilt or remodeled 

more than 25% of the existing building.  There was further discussion about what 

measures could be taken or were already in place to make sure businesses kept their 

property uncluttered and well kept.  
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Commissioner Stewart said she would like to address the FBC in general.  She had studied 

the General Plan and felt there were some things in the FBC that did not match the General 

Plan, including preserving what was here that was desirable, not exceeding 2-3 stories, 

being pedestrian friendly, and being congruent with the neighborhood.  She felt the 

building height was too high along 40
th
 Street, and the FBC was not trying to preserve the 

best of what was here already.   

Commissioner Pruess pointed out that if a business came to the City under the present code 

on a commercially zoned property, they could build a building with unlimited height.  Mr. 

Vlasic also stated that there was a relationship of the building height to the parking in the 

FBC, and unless there was a market for structured parking, a building would rarely go to 

the 5 story mark, although under the FBC it could.  The cost for structured parking was 

just too high, and surface parking usually limited a builder to 2-3 stories; the requirement 

of an elevator for buildings over 3 stories also seemed to be a height limitation for some 

projects.  The Commissioners discussed the heights and the requirement of the FBC to 

taper down to existing residential properties.  Commissioner Stewart said the FBC might 

be better than what the City currently had, but it still was not what the City wanted.  

Commissioner Pruess said the City would have more of a say of what they wanted with the 

FBC, as it allowed the City to work more closely with the developer.  

Chair Heslop said he felt they had discussed many of the details of the FBC, including 

height.  They had spent long hours discussing many of the details and were passing it 

because they felt it was what they wanted.  He asked Ms. Stewart if she wanted to change 

the allowed building heights in some of the zones.  Ms. Stewart said she felt 4-5 stories 

were too high if they were next to a residential neighborhood.  She would like to see such 

tall buildings removed from the City Center General zone.  It was pointed out that the City 

Center General zone included the area around Macey’s.  Commissioner Stewart said that 

maybe that area should be separated out.  Planner Vlasic reviewed the conditions on 

parking and how it would be laid out, as well as the review process.  He felt the FBC had 

the ability to create a great place, whereas the zoning now was just responsive.   

Commissioner Stewart stated she was also concerned that new development would bring 

an increase in traffic.  She was concerned with the safety of the families in the existing 

neighborhoods.  Commissioner Pruess said those were important things they needed to 

look at as each developer presented their ideas.   

Chair Heslop thanked everyone for their comments.  He called for a motion concerning 

the FBC. 

 

Commissioner Bradley moved to recommend adoption of the Form Based Code to 

the City Council, along with the zoning map amendment associated with it.  The 

motion was seconded by Commissioner Rounds.  The chair asked if there was 

further discussion, and seeing none, he called the vote: 

 

   Commissioner Layton-  Yes 

   Commissioner Pruess-  Yes 

   Commissioner Bradley- Yes 
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   Commissioner Stewart- No 

   Commissioner Rounds*- Yes 

 

The motion carried. 

*Before stating his vote, Commissioner Rounds said he appreciated Commissioner 

Stewart’s views; she had given him to pause in thought.   

 
 

 

A. Report on General Plan 

City Planner Mark Vlasic reminded the Planning Commissioners that working on the 

General Plan had been on their list of things to do.  He went through a brief history of the 

General Plan since 1997, pointing out that it was difficult to use since there were three 

documents to review: the original 1997 Plan, and the 2001 and 2008 updates.  His staff 

had also started a mapping exercise to identify what was on the ground today versus what 

was on the original General Plan map.  The goal was to create one map and update the 

land use chapter of the original plan; however, as Mr. Vlasic got further into the project, he 

realized it was more complicated than anticipated.  He hoped to have it completed for next 

month’s meeting. 

 

 

 

City Recorder Kapetanov reminded the Commissioners of upcoming training on May 26.  Chair 

Heslop also reminded those present of the Town Hall meeting on April 21.   

 

 

 

A. Approval of March 10, 2016 Briefing Meeting Minutes 

Chair Heslop called for a motion concerning the minutes. 

 

Commissioner Pruess moved to approve the March 10, 2016 briefing meeting 

minutes.  Commissioner Rounds seconded the motion.  All present voted aye.   

 

B. Approval of March 10, 2016 Meeting Minutes 

Commissioner Bradley moved to approve the March 10, 2016 meeting minutes, 

followed by a second from Commissioner Pruess.   

The voice vote was unanimous to approve the minutes.   

 
 

 

The Chair invited anyone who wished to come forward to comment. 
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Wesley Stewart, 3625 Jefferson – said Hilltop Bowling Lanes was not included in the FBC, but it 

was run down.  He asked that it be considered for inclusion in the FBC.   

He then said that some people had recently moved into the area affected by the FBC and had 

therefore not been notified of the rezone.  He felt to be fair they should be notified.   

He also said he did not think the FBC was fair as it would allow parking lots in resident’s back 

yards or next to them.  Safety was also a concern for the residents, both old and young.   

He then requested that the Planning Commission minutes from February 2016 be corrected.  He 

felt they did not reflect what he said. 

He then made comments concerning 40
th
 Street.  He stated the reason for widening the street was 

because of traffic flow and he was concerned that it be done correctly.   

He concluded by stating the FBC was wrong for residents.  It made for more homelessness, it ran 

older people out of their homes as their property values increased and they were no longer able to 

pay their taxes.  It would not stop here, it would soon cover all of the city.   

Note: Mr. Stewart submitted written comments.  See Attachment A. 

   

Walt Bausman, 5792 S 1075 E – said he had been listening for a few years as the Commission had 

discussed the FBC.  He thought it was interesting the City was planning 40
th
 Street before it was 

widened, and wondered why it was not being considered first.  The widening would limit many of 

the businesses on both the north and south side and affect the residential lots.   

He also said according to IBI, there had only been 8 cities in Utah who had done a FBC, and they 

had only used them in limited areas.  He agreed with Commissioner Stewart that the City should 

enhance what it already had.  He also felt 40
th
 Street should not have any businesses on it; that 

would make it friendlier to homeowners who were already there.     

 

There were no more public comments.   

 

 
 

 

Chair Heslop called for a motion to adjourn. 

 

Commissioner Rounds moved to adjourn, followed by a second from Commissioner Bradley.  

All present voted aye.  

  

The meeting ended at 7:16 pm. 
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Wes Stewart Written Comments 
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