
MINUTES OF THE REGULAR MEETING OF THE WEST JORDAN PLANNING AND ZONING 

COMMISSION HELD OCTOBER 15, 2008 IN THE WEST JORDAN COUNCIL CHAMBERS 

 

PRESENT: James Dupaix, Justin Stoker, Ellen Smith, and John Winn.  Nathan Gedge and David McKinney 

were excused. Nathan Hendricks was absent. 

 

 

STAFF: Greg Mikolash, Jennifer Jastremsky, Chris Gilbert, Scott Langford, Nathan Nelson, Reed 

Scharman, Tom Burdett, Robert Thorup, and Julie Davis. 

 

 

OTHERS: Travis Forbush, Tom Vicchrilli, Mickey Beaver, Bill Bunker, Meagan Smuin, David Delight, 

and Dennis Hansen. 

*************************************************************************************** 

The briefing meeting was called to order by James Dupaix. 

 

Jennifer Jastremsky distributed a survey regarding gated communities and asked that the Commissioners 

complete it and return to staff.  Scott Langford explained the minor changes made for the final submittal for 

Item #1B. Staff is recommending that final approval for future phases be done administratively unless changes 

to the preliminary plans are made. Item #4 is scheduled to be continued to November 5, 2008. 

*************************************************************************************** 

The regular meeting was called to order at 6:00 p.m. 

 

1. Consent Calendar        

A. Approve Minutes from October 1, 2008 

 

B. Princeton Park; approximately 5001 West 7800 South; Final Site Plan, Final Subdivision Plat, 

and Final Development Plan; P-C (ZC) Zone; Ivory Development/Brad Mackay (applicant) 

[#SPCO20080018, SDMA20080008, DP20080002; parcel 20-36-203-004, 005] 

Final Phase 1 Subdivision Plat: 

Staff recommended that the Planning Commission grant Final Subdivision Plat approval for Phase 1 of the 

Princeton Park development, located at approximately 5001 West 7800 South in a P-C zoning district with the 

conditions of approval as listed below.  Planning Commission approvals do not include Fire, Building and 

Safety, or Engineering approval.  Approvals by these City divisions or departments are required.   

 

Conditions of Approval: 

1. Meet all conditions of the Preliminary Plat approval. 

2. All future phases shall be reviewed and approved by staff, if they conform to the approved Preliminary Plat. 

3. Included with the submittal of the recordable plat shall be a recordable copy of the protective covenants 

associated with the establishment of the Home Owners Association for the proposed town house 

development.  Said covenants shall be reviewed and approved by staff to ensure general compliance with 

City Ordinances, policies, and adopted standards. 

 

Final Phase 1 Site Plan: 

Staff recommended that the Planning Commission grant Final Site Plan approval for the Phase 1 of the 

Princeton Park development located at approximately 5001 West 7800 South in a P-C zoning district with the 

conditions of approval as listed below.  Planning Commission approvals do not include Fire, Building and 

Safety, or Engineering approval.  Approvals by these City divisions or departments are required.   

 

Conditions of Approval: 

1. Meet all conditions of the Preliminary Site Plan approval. 
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2. All future phases shall be reviewed and approved by staff, if they conform to the approved Preliminary Plat 

 

Final Development Plan: 

Staff recommended that the Planning Commission grant approval of the Final Development Plan for the 

Princeton Park development located at approximately 5001 West 7800 South in a P-C zoning district with the 

conditions of approval as listed below.  Planning Commission approvals do not include Fire, Building and 

Safety, or Engineering approval.  Approvals by these City divisions or departments are required. 

 

Condition of Approval: 

1. An amended Final Development Plan shall be submitted to the City if the associated subdivisions and/or 

site plans are altered from those included in said development plan. 

 

MOTION: Justin Stoker moved to approve the Consent Calendar as listed in the agenda and to 

continue Item #4 to November 5, 2008.  The motion was seconded by Ellen Smith and 

passed 4-0 in favor.  Nathan Gedge, David McKinney, and Nathan Hendricks were absent. 

****************************************************************************************** 

2. CAL Ranch Stores;  2735 West 7800 South; Conditional Use Permit; SC-2 Zone; Great Basin 

Engineering – South/Kirk Randall (applicant) [#CUP20080018; parcel 21-33-126-013] 

Scott Langford gave an overview of the request for an outdoor garden center/sales area. This will eliminate 31 

parking stalls on the site; however, a parking analysis shows that 218 stalls are required and 220 spaces will 

remain. Positive findings of fact were found for the criteria. The garden center will be screened with a 7-foot 

wrought iron fence, which is typical of other similar uses in the City. 

 

Staff recommended that the Planning Commission approve the Conditional Use Permit for an outdoor garden 

center in conjunction with an associated business for CAL Ranch, located at 2735 West 7800 South in a 

Community Shopping Center (SC-2) zoning district, based on the findings noted in the staff report and the 

conditions of approval set forth below.     

1. The Conditional Use Permit is subject to review and/or revocation according to §89-5-404(f)(1) of the 

Municipal Code. 

2. Materials and equipment cannot be stored higher than the surrounding fence. 

3. The business must obtain a business licenses per §22-2-102(a) of the Municipal Code. 

4. The garden center shall be fully enclosed by a minimum 7-foot wrought iron fence with black screening 

mesh.  Said mesh shall be installed on the interior of the fenced enclosure and shall be installed to the 

height of materials stored within the garden center.  The black mesh shall be maintained in good repair 

to the satisfaction of the City Planner. 

5. An Amended Final Site Plan must be submitted to the City. 

 

John Winn asked if this site required the normal 20-foot buffer. 

 

Scott Langford explained that this is an existing site. A landscaping area exists between the sidewalk and the 

storage area, which will remain.  2700 West will serve as the buffer to the properties on the east side of the road. 

 

Bill Bunker, CAL Ranch Stores, Idaho Falls, showed a sample of the fencing and screening materials. It is their 

desire to meet the regulations of the City, which is more than the chain link that is usually required in other 

cities.  The store is about 60% merchandised, and they were hoping to get a permit to temporarily use another 

portion of the parking lot to store merchandise while this area is being brought up to code and fencing can be 

installed. 

 

Further public comment was closed at this point for this item. 
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Regarding the request for an alternate temporary storage area, Greg Mikolash said staff can grant an 

administrative temporary use permit for 15 days, but the Planning Commission would have to approve anything 

more than that up to 90 days with a separate application.  He said the Commission could also approve a 

temporary type of fencing to be used in this same area. 

 

James Dupaix thought that could work if the applicant moved the inventory incrementally while the site is being 

improved. 

 

MOTION: John Winn moved to invite the applicant to answer questions regarding this issue.  The 

motion was seconded by Ellen Smith and passed 4-0 in favor. 

 

Mr. Bunker didn’t think 15 days would be adequate, because it would probably take up to 24 days to install the 

permanent fencing, and they are also required by the City to install a new oil/water separator in this area.  He 

felt it would work within 90 days. 

 

James Dupaix asked Mr. Bunker if it would help if they gave permission to use a temporary chain link fence for 

the area that they are improving as they incrementally improve the site. 

 

Mr. Bunker said that would help and asked if they could use their own cattle panels instead of chain link.  

Whatever they used they would make sure it is secure. 

 

Greg Mikolash recommended that the Commission specify a time limit for the temporary fencing. 

 

James Dupaix felt that the Commission can give some flexibility up to 90 days and to use the screening 

materials that the applicant desires. 

 

MOTION: Justin Stoker moved to approve the Conditional Use Permit for the outdoor garden center 

in conjunction with the associated business for CAL Ranch; 2735 West 7800 South; Great 

Basin Engineering – South/Kirk Randall (applicant) based upon the findings from staff 

and the testimony received with the conditions 1 through 5 listed in the Planning 

Commission report, adding:  

  6. Allow for the use of temporary fencing in the location of the garden center up to 90 

days as an incremental improvement until the wrought iron fence is installed.   

  The motion was seconded by John Winn. 

 

It was clarified that the 90-day clock starts upon approval. 

 

Scott Langford pointed out that the garden center area will be torn up while they install the new oil/water 

separator, and he asked if the temporary storage could be placed elsewhere on the site while the required 

construction is taking place. 

 

James Dupaix stated that the 15-day temporary use permit could allow for that, but he didn’t think they could 

approve any other area on the site without another a formal application. 

 

VOTE: The motion passed 4-0 in favor.  Nathan Gedge, David McKinney, and Nathan Hendricks 

were absent. 

****************************************************************************************** 
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3. Zions Bank; 3913 West 9000 South; Preliminary and Final Site Plan; SC-2 Zone; Prescott Muir 

Architects/Meagan Smuin (applicant) [#SPCO20080030; parcel 27-05-301-005]  

Jennifer Jastremsky gave the overview of the application.  She reviewed the access layout, parking 

requirements, and pedestrian access points.  Two drive-up teller lanes are shown.  The proposed landscaping 

exceeds the required percentage.  Materials will consist of stucco and stone. She reviewed the sign package. All 

department requirements have been met. 

 

Staff recommended that the Planning Commission grant Preliminary and Final Site Plan approval for Zions 

Bank, located at 3913 West 9000 South, with the following conditions: 

1. Meet all requirements of the Planning, Building and Safety, Fire and Engineering Departments, 

including the most recent Planning and Engineering redline comments. 

2. Conform to approved Site Plan, Landscape Plan and Construction Drawings. 

3. All awning signs on building elevations shall have a maximum projection of 3 feet, to match sign 

package. 

4. Make sure site data tables match in all plan drawings. Engineering and landscape site data do not match 

in proposed total landscaping and interior parking lot landscaping square footages. Please use accurate 

numbers on both sets of plans.   

 

Meagan Smuin, Prescott Muir Architects, 171 West Pierpont Avenue, was available to answer questions. 

 

Justin Stoker questioned the comment in the report regarding a 40-year land lease and asked if they intended to 

be there longer than that. 

 

Meagan Smuin consulted with the representative from Zions Bank said they would like to stay there as long as 

possible. 

 

James Dupaix asked if there were an extension clause in the lease. 

 

David Delight, Zions Bank, said he didn’t know the details of the land lease, but he imagined with the expense 

of the improvements that it would extend past 40 years. 

 

Further public comment was closed at this point for this item. 

 

MOTION: John  Winn moved to approve the Preliminary and Final Site Plan for Zions Bank; 3913 

West 9000 South; Prescott Muir Architects/Meagan Smuin (applicant) based upon the 

findings in the Planning Commission packet and the conditions 1 through 4 as listed.  The 

motion was seconded by Justin Stoker and passed 4-0 in favor.  Nathan Gedge, David 

McKinney, and Nathan Hendricks were absent. 

***************************************************************************************** 

4. Hartman Subdivision Right-of-way Vacation; approximately 1636 West 8600 South; Right-of-

Way Vacation of approximately .119 acres; RR-1A Zone; Jordan Office Condo Association/Tom 

Lund (applicant) [#SDMA20080014] 

Staff recommended that the Planning Commission continue this hearing to November 5, 2008, to provide 

additional time for the required four consecutive week State newspaper notice to run. 

 

MOTION: Justin Stoker moved to continue Item #4 to November 5, 2008.  The motion was seconded 

by Ellen Smith and passed 4-0 in favor.  Nathan Gedge, David McKinney, and Nathan 

Hendricks were absent. 

***************************************************************************************** 
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5. 90

th
 South Substation Expansion – Camp Williams to 90

th
 South 345kV Transmission Project; 

approximately 9000 South 900 West; Conditional Use Permit; A-5 and P-C Zones; Rocky 

Mountain Power/Mickey Beaver (applicant) [#CUP20080017; parcels 27-02-400-002, 003; 27-02-

200-013]  

Chris Gilbert gave the overview for the request to expand the 90
th
 South Substation.  He showed the plans for 

the overall project.  The 90
th
 South site will be expanded to the west.  All of the new transmission poles are 

being installed 70 feet west of the existing lines on the Sandy City owned River Oaks Golf Course.  Other 

substation sites have been required to include a decorative screening wall. The proposed landscaping doesn’t 

include the west side of the expansion near the residential areas.  However, there is a significant rise from the 

canal going west, so a wall may not help at all in this case.  All criteria have been met for the conditional use 

permit. 

 

Staff recommended that the Planning Commission grant approval for a Conditional Use Permit for Large Scale 

Public Utilities to accommodate the proposed Rocky Mountain Power 90
th
 South (at 800 West) Substation 

Expansion and additional 345KV transmission poles and lines, with the conditions as set forth below.  This 

Planning Commission approval does not waive any required compliance with Fire, Building and Safety, 

landscaping consultant, or Engineering approval. 

1. The existing canal road to the west of the substation shall be properly preserved for fire, easement, and 

utility access. 

2. A revised landscape plan shall be submitted that addresses the fencing between uses of different 

intensities requirements of Section 89-6-803-e along both the west and north sides of the expanded 

substation. 

3. The Conditional Use Permit is subject to review and/or revocation as per Section 89-5-404. 

 

There was some discussion regarding the Jordan River Trail system in this area, which is scheduled to be in 

Sandy on the east side of the river.  If a trail is a possibility on the west side of the site it might have some 

influence on the motion.  Tom Burdett explained that he will be on the Blueprint Jordan River committee, which 

will be updating the master plan. The primary reason the trail isn’t extended along the river corridor in this area 

is providing for a crossing of 9000 South.  He will be able to give updates to the Commission as he participates 

on that committee.  With regards to the possibility of a trail on the west side of this site, Tom Burdett said there 

is an existing trail on the east side in Midvale, but there may be some options to have one on both sides in order 

to make connections to the Jordan Valley Water Conservancy District demonstration gardens.  If that connection 

is made it could enable a trail to go on either side of the river. 

 

Mickey Beaver, Rocky Mountain Power, 201 South Main Street, thanked everyone for their support in this 

process.  He said trail systems are compatible uses within the power corridors, and they encourage the use of 

green space where appropriate.  He will also serve on the Blueprint Jordan River team.  They understand the 

landscaping requirement for landscaping and/or fencing on all three sides of the expansion. They felt with the 

significant elevation on the west and northwest and the sightlines that go down into the substation that a solid 

wall may not provide the visual mitigation one might want from the view sites.  Also, they will be taking 

another double circuit 345kV line on the north to complete the loop. So although landscaping to the north might 

provide some visual mitigation for a period of time, it will have to be removed when the lines are installed.  He 

suggested that they could provide that landscaping at a later time, if it is required, when the other structures are 

installed.   

 

Tom Vicchrilli, West Jordan Resident, stated that he lives just west of the power plant.  He would like a sound 

barrier along the west side to cut down on the humming noise from the substation.  He had lived next to the 

substation all his life and had seen it grow larger and larger. 

 

Further public comment was closed at this point for this item. 
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Justin Stoker appreciated Mr. Vicchrilli’s comment, but a concrete sound wall would not help in this situation, 

because these types of vibrations would almost be amplified by a concrete wall.  Also, with the elevation 

difference it wouldn’t help it. 

 

There was a discussion regarding the elevations in the area.  The property is steep enough that from the 

residential lots you can look directly down into the substation.  The rise comes past the canal, which was 

so significant that a road in the area had to zigzag in order to connect.  Rocky Mountain Power’s property goes 

up to the canal. 

 

James Dupaix addressed the landscaping.  He agreed that the landscaping on the north could be held off until the 

other 345kV line is installed.  However, he would be in favor of landscaping on the three sides in order to 

mitigate for a possible future trails system along the canal. 

 

Justin Stoker thought that the proposed landscaping was sufficient, unless there were a trail along the canal. 

 

John Winn said it was stated by James Dupaix that if we didn’t ask for the landscaping now they wouldn’t get it 

in the future.  He suggested that condition #2 be changed to indicate that landscaping didn’t have to be installed 

until the lines to the north are installed. 

 

Ellen Smith wondered if some kind of landscaping or trees on the west side could block or filter some of the 

noise. 

 

Justin Stoker felt that mature trees with a full canopy might help capture the sound. 

 

Ellen Smith thought they could ask for mature trees in that area for sound mitigation. 

 

MOTION: James Dupaix moved to allow the applicant to come forward to comment on the new issue 

of landscaping.  The motion was seconded by Justin Stoker and passed 4-0 in favor. 

 

Mickey Beaver asked for Dennis Hansen, principle engineer with Rocky Mountain Power, to speak regarding 

trees and noise mitigation. 

 

Dennis Hansen, 1407 West North Temple, said he had done noise mitigation work with some experts on the 

Quarry substation in Sandy. There are different kinds of noise from the transformers. One kind moves the steel 

wall of the transformer and doesn’t mitigate very well with shrubs or trees, because it is at a low frequency. The 

higher frequency noise from the fans does mitigate well.  With the present proposal there won’t be additional 

transformation involved along the area in question, so they would just be mitigating existing transformer noise. 

 

Justin Stoker asked if putting trees on the west side of the site would be helpful to mitigate some of the fan noise 

or provide screening. 

 

Dennis Hansen said he hadn’t walked the site with the issue of audible noise in mind, and the fans might be 

directed away from the west.  However, if they were directed to the west mitigation of the fan noise could be 

helped through vegetation.  When asked how much of the noise produced is by the fans he responded that they 

are typically only on in the summertime when the load is at a great level. If he had to guess he would say that 

they are on 10% of the time. 

 

James Dupaix asked, considering the existing elevations and grade of the property, if a tree would have to be 60 

feet tall in order to mitigate the noise. 
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Dennis Hansen said it would be difficult to mitigate noise that is sensed from above on the hill. 

 

James Dupaix asked if he thought landscaping could help to mitigate the impacts to a possible future trail along 

the canal on the north and west sides given the elevation differences. 

 

Dennis Hansen said he doubted it. 

 

John Winn wondered how much noise Mr. Vicchrilli could currently hear and if his fear was that it would be 

greater with the expansion. 

 

James Dupaix said the engineer indicated that the noise wouldn’t be increased. 

 

MOTION: John Winn moved to invite the citizen back to address the question of noise.  The motion 

was seconded by James Dupaix and passed 4-0 in favor. 

 

Commissioner Winn asked for more specific information regarding the existing noise. 

 

Mr. Vicchrilli said there is an annoying humming noise when he sits outside during the summer. He said there is 

no need to spend the dollars if it won’t help to mitigate the sound.  Although, he said they could plant some trees 

on the west side to help block the view of the substation from the residents in the area. 

 

Ellen Smith said she lives near the site of the temporary substation that was on 2700 West, and although it was 

still unsightly, at least the landscaping made it feel just a little bit better. She recommended that condition #2 be 

modified to require landscaping along the west side, and allowing the landscaping on the north to wait until the 

other lines are installed.  

 

Justin Stoker addressed the topic of fencing in conditions #2 and felt that the proposed chain link fence would be 

acceptable considering the elevation. 

 

MOTION: Justin Stoker moved to approve the Conditional Use Permit for the large-scale public 

utilities to accommodate the proposed Rocky Mountain Power 90
th

 South Substation 

Expansion and additional 345kV transmission lines; approximately 9000 South 900 West; 

Rocky Mountain Power/Mickey Beaver (applicant) based upon findings of fact and 

discussion held and with conditions 1 through 3 set forth in the Planning Commission 

report, modifying: 

2. A revised landscaping plan shall be submitted that addresses the landscaping 

along the west and the north side with the northern landscaping being installed at 

the time additional power poles are installed.  The motion was seconded by Ellen 

Smith and passed 4-0 in favor.  Nathan Gedge, David McKinney, and Nathan 

Hendricks were absent. 

 

Greg Mikolash asked for clarification on the amount of landscaping that is required. The typical landscaping for 

street frontage is one tree per 30 feet. 

 

MOTION: Justin Stoker moved as a point of clarification for condition #2 that the west side 

landscaping be treated as frontage for the purposes of landscaping standards.  The motion 

was seconded by Ellen Smith and passed 4-0 in favor.  Nathan Gedge, David McKinney, 

and Nathan Hendricks were absent. 
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**************** 

 

Tom Burdett said there will be some minor code changes coming forward to the Commission from the City 

Council.  The gated communities survey is underway.  He asked the Commission to spread the word to their 

neighbors regarding recruitment for the General Plan Committee.  The City Council just approved appropriation 

of funds for the new County library, which will have 20,000 square feet on the ground floor, a 1500-square foot 

meeting room for community use, and the administrative headquarters for the County Library on the upper floor. 

The building is not yet designed, so it is anticipated it will take about a year to get the plan ready for 

construction. 

 

James Dupaix stated that Commissioner Nathan Hendricks had resigned and publicly thanked him for his 

service on the Commission and wished him luck in his new employment. 

 

MOTION: Justin Stoker moved to adjourn. 

 

 

 

 

James F. Dupaix 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Community Development 

 

Approved this ________ day of _____________________________, 2008 

 


