
 

 

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

COMMISSION HELD NOVEMBER 12, 2013 IN THE WEST JORDAN COUNCIL CHAMBERS 

 

PRESENT: Dan Lawes, David Pack, Ellen Smith, John Winn, Lesa Bridge, and Zach Jacob. 

 

STAFF: Tom Burdett, Greg Mikolash, Robert Thorup, Ray McCandless, Nathan Nelson, Paul 

Brockbank, Mark Forsythe, Roger Payne, and Julie Davis 

 

OTHERS: Stephen Jolley, Gregory Williams, Jodi Geroux, Curtis Newman, Ryan Kimball, Victor 

Kimball, Jennifer Barnett, Ryan Mojahed 

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

The briefing meeting was called to order by Dan Lawes. 

 

The agenda was reviewed and clarifying information was given. 

 

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

The regular meeting was called to order at 6:02 p.m. 

 

1. Consent Calendar 

 Approve Minutes from October 15, 2013 

 

MOTION: John Winn moved to approve the Consent Calendar the minutes from October 15, 2013. 

The motion was seconded by Ellen Smith and passed 6-0 in favor. 

 

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

2. Village @ Jordan Landing Road Dedication; 6852 South Jordan Village Road; Road Dedication 

Plat and Amended Subdivision; R-3-6 (ZC) Zone; Village @ Jordan Landing HOA/Jennifer 

Barnett (applicant) [#ASP20130002; parcel 21-20-352-013]   

 

Greg Mikolash said the subdivision was recorded in February 1999 with private roads to be maintained with an 

HOA. Expenses for road maintenance have become burdensome for the HOA. The proposal would turn 

ownership and responsibility of the private roadways to West Jordan.  The HOA president brought their 

proposal to the City Council and staff had been working with Jennifer Barnett to determine which method to use 

to move the roads from private to public roadways.  In July the City Council adopted Resolution 13-121 waiving 

the requirement for a title report on each individual lot and authorizing staff to accept a nonexclusive easement 

for the dedication of the sidewalks and parkstrips.  By this acceptance, legal staff declared the dedication of the 

roadway could proceed through the amended subdivision plat process, which is the item before them tonight.   

The dedication would be from back-of-curb to back-of-curb for a total width of 30 feet; 25 feet of improved 

asphalt and the rest in curb and gutter.  The applicant is proposing that the existing ten feet of parkstrip and 

sidewalk stays within the HOA.  The amendment will not affect any size, shape, setback, or area for any lot or 

open space area within the subdivision.   

 

Staff recommended that the Planning Commission grant approval of The Village at Jordan Landing Amended 

Plat, facilitating the dedication of private right-of-way to public, subject to the following conditions.   

 

1. The approved Plat shall remain valid for one year following the date of approval. [see note below] 

2. Comply with the stipulations as stated in the revised City of West Jordan Policy For Accepting 

Dedication Of Private Streets dated July 31, 2013.  

3. Planning Commission approvals do not include Fire, Building and Safety or Engineering approval.  

Requirements by those departments must be met and plat changes or additions may be required. 

 

Dan Lawes asked if condition 2 would include the change in signage. 
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Greg Mikolash said yes. 

 

Jennifer Barnett, West Jordan resident and current HOA president for the Village at Jordan Landing, said they 

appreciated the help and support from city staff and council members.  She was available for questions that 

could not be addressed by Mr. Mikolash and Mr. Nelson. 

 

Dan Lawes opened the public hearing. 

 

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

MOTION: John Winn moved based on the findings set forth in the staff report to approve the 

Amended Subdivision Plat for the Village at Jordan Landing; 6852 South Jordan Village 

Road; Village @ Jordan Landing HOA/Jennifer Barnett (applicant) facilitating the 

dedication of private right-of-way to public subject to the conditions as listed: 

1. The approved Plat shall remain valid for one year following the date of 

approval[see note below]. 

2. Comply with the stipulations as stated in the revised City of West Jordan Policy 

For Accepting Dedication Of Private Streets dated July 31, 2013.  

3. Planning Commission approvals do not include Fire, Building and Safety or 

Engineering approval.  Requirements by those departments must be met and plat 

changes or additions may be required. 

 The motion was seconded by Ellen Smith and passed 6-0 in favor. 

 

[Note: Condition of approval #1 was written incorrectly and should state per the West Jordan Code:  

1.  An unrecorded final subdivision plat shall remain valid for two (2) years. One 6-month extension may 

be granted by the zoning administrator if, upon written request by the owner/developer, the zoning 

administrator finds that the extension will not adversely affect the public health, safety or welfare of the 

city.] 

 

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

4. Itineris Early College High School; 8714 and 8754 South Roy Del Circle; Preliminary and Final 

Site Plan; P-C (ZC) (TSOD) Zone; Itineris High School/Stephen Jolley (applicant) 

[#SPCO20130013; parcel 27-05-203-007, 008]   

 

Ray McCandless gave an overview of the request to construct a charter school west of the Jordan Valley Transit 

Station.  The land use designation in the area is primarily industrial, but the future land use for this property is 

City Center/Neighborhood TSOD Center and is part of the Jordan Valley TSOD.  It is also in a designated future 

study area that will look at whether or not the industrial uses are appropriate for the TSOD area and how to 

transition the uses or make the existing manufacturing uses more compatible with the TOD.  The only zoning 

condition that applies to this property relates to the 30-foot rear yard setback, which has been met.  The State 

Code exempts charter schools from certain reviews such as landscaping, fencing, and aesthetic considerations, 

which it is why it didn’t go to the Design Review Committee.  The Commission may look at setbacks, building 

height, bulk and mass regulations, off-site parking, and traffic.  He showed the proposed site plan and the traffic 

plan meant to minimize traffic congestion with one-way circulation coming off of Norris View Lane and exiting 

out onto Roy Del Circle. Parking is in the rear.  It is a two-story building which is not out of character for the 

area.  Staff felt it was a good location for the school and may serve as a catalyst for future development of uses 

that are transit oriented.  The school chose the site partly because of the proximity to the TRAX station and 

community college.  At some point the applicant said they will install a fence on the west property line.  A 

detailed parking analysis was provided that called out the number of students and how the traffic will be 

managed.  The eleventh and twelfth graders have a college-like schedule and are coming and going at different 

times, which will help with congestion.  Only a limited number of parking passes will be issued for those who 
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ride share, UTA passes will be provided for all of the students, and there will be ‘no parking’ signs along Roy 

Del Circle and the north side of Norris View Lane, and tenth-graders cannot drive unless there are extenuating 

circumstances.  It is important for the school to understand that they need to manage and enforce the parking 

situation.  Another issue is that schools need to be located a certain distance from establishments that serve 

alcohol, and the city anticipates that there will be restaurants or other establishments that serve alcohol within 

the TOD.  State Code allows for the school to sign a waiver acknowledging the proximity to the establishments, 

which is addressed with condition #3. 

 

Based on the positive findings set forth in the staff report, staff recommended Preliminary/Final Site Plan 

approval to allow the Itineris Charter School to be constructed on the property located at approximately 8714-

8754 South Roy Del Circle in a P-C (ZC)/TSOD zoning district, with the conditions of approval as listed below. 

 

Recommended Conditions of Approval: 

1. The applicant shall address and adhere to all applicable City of West Jordan Municipal Code standards 

in effect at the time of this approval. 

2. Approval of a Final Site Plan shall become null and void if development does not commence within two 

(2) years of final site plan approval (Section 13-7B-5). 

3. The charter school sign a waiver prepared by the City Attorney’s office regarding the proximity of the 

school to potential businesses that may serve alcohol as provided for in State Code, Section 10.9a.305.  

4. On and off-site parking be implemented and enforced by the school per the attached parking plan.  

 

Stephen Jolley, Itineris principal, thanked the city staff for helping them through the process.  They concur with 

the recommendation and hoped the commission would support them.  He said they promise to be a good 

neighbor.  

 

Lesa Bridge asked for clarification on the square footage of the building. 

 

Stephen Jolley and Jodi Geroux from AJC Architects clarified the layout of the building.  The first floor will 

have 19,000 square feet and 17,000 square feet on the second floor. 

 

Dan Lawes opened the public hearing. 

 

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

MOTION: Zach  Jacob moved based on the findings and discussion this evening to approve the 

Preliminary/Final Site Plan for Itineris Early College High School; 8714 and 8754 South 

Roy Del Circle; Itineris High School/Stephen Jolley (applicant) with conditions 1 through 

4 as listed in the staff report. The motion was seconded by Lesa Bridge and passed 6-0 in 

favor. 

 

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

4. Grizzly 4MG Storage Reservoir Tank 2; 7800 South 5040 West; Conditional Use Permit and 

Preliminary and Final Site Plan; P-C Zone; City of West Jordan/Roger Payne, PE (applicant) 

[#CUP20130004; parcel 20-36-203-002]  

 

Ray McCandless explained that large scale public utilities require a conditional use permit.  The site is 

attractively landscaped and will be similar to the existing tank. 

 

Based on the positive findings set forth in the staff report, staff recommended Conditional Use Permit and 

Preliminary/Final Site Plan approval to allow a new water tank to be constructed on the property located at 7800 

South 5040 West, in a P-C  Zone, with the conditions of approval as listed below. 
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Recommended Conditions of Approval: 

 

1. Planning Commission approvals do not include Public Safety, Fire, Building and Safety, or Engineering 

approval.  

2.  Per section 15-5-3: Appeal may be made to the city council from any decision, determination or 

requirement of the planning commission or board of adjustment by filing a written notice of appeal, and 

payment of a fee as established by resolution of the city council, with the city clerk/recorder within fifteen 

(15) days from the date such decision, determination or requirement was made. Such notice shall set forth 

in detail the action and grounds upon which the owner/developer, or other interested persons, deems 

themselves aggrieved. 

3.  Landscaping shall be installed per the submitted landscaping plan drawing.  

 

Dan Lawes opened the public hearing. 

 

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

MOTION: John Winn moved based on the positive findings set forth in the staff report and 

information received during the meeting to approve the Conditional Use Permit and 

Preliminary and Final Site Plan for the Grizzly 4 MG Storage Reservoir Tank 2; 7800 

South 5040 West; City of West Jordan (applicant) with the conditions 1 through 3 as listed 

in the staff report. The motion was seconded by Ellen Smith and passed 6-0 in favor. 

 

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

5. Zone 6 Highway Junction 3 MG Reservoir; 8000 West New Bingham Highway; Conditional Use 

Permit and Preliminary and Final Site Plan; A-20 Zone; City of West Jordan/Roger Payne 

(applicant) [#CUP20130005; parcel 26-09-300-006]   

 

Ray McCandless gave a brief overview of the request for a new water tank.  The tank will be completely buried.  

The site will be landscaped and a six-foot chain link fence with vinyl coating will surround the property. 

 

Based on the positive findings set forth in the staff report, Staff recommended Conditional Use Permit and 

Preliminary/Final Site Plan approval to allow a new water tank to be constructed on the property located at 

approximately 8000 West New Bingham Highway, in an A-20 Zone, with the conditions of approval as listed 

below. 

 

Recommended Conditions of Approval: 

1. Planning Commission approvals do not include Public Safety, Fire, Building and Safety, or Engineering 

approval.   

 2.  Per section 15-5-3: Appeal may be made to the city council from any decision, determination or 

requirement of the planning commission or board of adjustment by filing a written notice of appeal, and 

payment of a fee as established by resolution of the city council, with the city clerk/recorder within 

fifteen (15) days from the date such decision, determination or requirement was made. Such notice shall 

set forth in detail the action and grounds upon which the owner/developer, or other interested persons, 

deems themselves aggrieved. 

3.  Landscaping shall be installed per the submitted landscaping plan drawing.  

4.  The fencing shall be 6’ high black vinyl-coated chain-link.  

 

Dan Lawes opened the public hearing. 

 

Further public comment was closed at this point for this item. 
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MOTION: Zach Jacob moved to approve the Conditional Use Permit and Preliminary and Final Site 

Plan for Zone 6 Highway Junction 3 MG Reservoir; 8000 West New Bingham Highway; 

City of West Jordan (applicant) with conditions 1 through 4 as listed in the staff report. 

The motion was seconded by Lesa Bridge and passed 6-0 in favor. 

 

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

6. Text Amendment -  Amend Section 13-5I-4 of the West Jordan Municipal Code allowing Pawn 

Shop Services as a conditional use in the City Center Core (CC-C) Zoning District; Kimball 

Investment Company/Ryan Kimball (applicant) [#TA20130008]  

 

Greg Mikolash said the proposal is to amend the code to allow pawn shops in the City Center Core as a 

conditional use.  They are currently allowed in the City Center Frame and General Commercial zones.  He read 

from the current code notation that requires a minimum spacing and states there is a cap of three; the city 

currently has three.  There is interest in redeveloping the northeast corner of 7800 South and Redwood Road 

with a single tenant building.  Cash America Pawn would be displaced with this action and would like to 

continue their business in this same high visibility and traffic volume area.  They are considering a parcel in the 

City Center Core district across the street from their current location on the site of the old China Station 

restaurant.  That building would be demolished and replaced with a new multi-tenant structure.  Staff found 

positive findings of fact on the applicable criteria. 

 

Staff recommended that the Planning Commission accept the findings contained in the staff report and forward a 

positive recommendation to the City Council for the proposed Text Amendment to Chapter 13 of the Zoning 

Ordinance relating to Bail Bonds & Pawnbrokers located in the CC-C zone. 

 

David Pack said he understood how this type of business fits in the CC-F and C-G zones, but he wondered if 

staff felt it was a good fit with other businesses that the city wants within the redevelopment area in the City 

Center Core. 

 

Greg Mikolash said they are allowed in the City Center Frame zone as more of an auto-oriented use.  He didn’t 

know if a pawn shop is more or less auto-oriented.  He thought that it would be a good fit based upon the strict 

standards and design and architectural controls they have in the City Center Core.   

 

Dan Lawes asked if the property in the City Center Core would also be subject to the TSOD design standards. 

 

Greg Mikolash said yes. 

 

Ryan Kimball, Kimball Investment Company, stated that a principle of Kimball Investment Company and three 

representatives from Cash America were all available for questions. 

 

Zach Jacob said the City Center area is often discussed by the City Council and the city staff, and knowing that 

the master plan for the area hasn’t been made, he asked if they were aware that within a few years their building 

may or may not fit in with the master plan for the area. 

 

Ryan Kimball said they don’t know what the design standards will be in a few years, but they are planning to 

demolish the existing building and orient the new building to the east.  It will be a very retail looking pad with 

approximately 1600 square feet of vacant space for a future retail user. Cash America would occupy the interior 

space, so he felt it would fit in nicely with the City Center Core.  Cash America has been in West Jordan for 12 

years, and they aren’t the type of establishment that you expect with the pawn shop stigma. 
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David Pack said moving across the street would put them in the City Center Core and he asked how he felt the 

business would be congruent with what a city center core should be. 

 

Ryan Kimball said he had learned that Cash America is either the number one or number two jewelry store in 

the country, so it will look nice from a retail perspective with a showroom.  He felt it will be a compatible fit 

with the other uses. 

 

David Pack agreed from an architectural standpoint but he asked about the business itself. 

 

Victor Kimball, Kimball Investment Company, stated that this will be a retail establishment with a storefront.  

Cash America has more than 70% repeat business, and it is more like a retail store than what people might 

consider a pawn shop to be. 

 

Dan Lawes said he is hung up on the TV image of pawn shops with lawnmowers and snow blowers on display 

out front.  He said the design standards for the City Center Core say 75% of the front façade of the ground floor 

will be transparent, and he is trying to picture that with the building across the street in mind. 

 

Victor Kimball said along 7800 South they will have a store front such as a Sprint or a sandwich store.  Then 

you would turn onto the road leading into the City Center and Cash America will front that.  He felt that the 

orientation will be enticing to the City Center. 

 

David Pack said their signage that talks about pawn, loan, jewelry and asked what they have envisioned and 

what type of signage they will have. 

 

Ryan Mojahed, Real Estate Manager for Cash America, distributed a potential rendering of the building.  He 

said that CVS is buying the rest of their lease so they need to find a new location.  He said this is a very retail 

store front. He gave statistics regarding their business operations world-wide.  They are a community oriented 

company. They understand the stigma of pawn shops and they are trying to overcome that.  They are publically 

traded on the NYSE and did $1.6 billion last year in revenue. He felt that it will fit the tenant mix, because they 

provide a necessary service that is in demand in Utah.  Their pick up rate on the loans in West Jordan is 

approximately 70%, and they prefer to see the goods picked up.  They sell a lot of jewelry, tools, and bicycles, 

which can be part of a city center. They have stores in Phoenix, Dallas, and Las Vegas that are located in the 

city center core.  It is a very sterile environment.  Their market manager is a Phoenix police office and is on the 

board for secondhand good retailers.  They work very closely with the city police to look at their goods.  They 

are the number one pawn shop operator in the world with close to 1,000 pawn shops.  Kimball Investment is a 

reputable in-state developer, the building will be built to the requirements, and they will fit the tenant mix.  They 

are a cut above the rest.  They typically put a half-million dollars into their stores so people will feel the retail 

environment.  The store on the end cap will have more of a retail store with more retail glass lines, and their 

business will be on the interior. They will work with the City to meet the City Center Core redevelopment 

standards and fit the tenant mix. He said they have been in West Jordan for twelve years and they would like to 

stay.  He explained that the brochure gives more information regarding their company background and sign 

criteria. 

 

Dan Lawes opened the public hearing. 

 

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

 

Zach Jacob said bail bonds and pawn brokers are currently listed together and he wondered if they could be 

listed separately so that only pawn brokers could go there. 
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Greg Mikolash said that type of amendment wasn’t noticed on the agenda, but they could do it at a later time 

with the next set of text amendments. 

 

Zach Jacob reminded those in attendance that they are only considering the possibility of a conditional use 

permit and not the actual conditional use permit for this business at this time. 

  

Dan Lawes said he was still struggling with whether or not pawn brokers in the city center was a good fit and he 

asked if the concerns can be alleviated with design standards so it can be part of the overall image of a planned 

city center. 

 

Greg Mikolash told him he needs to decide what the vision is for his city, but design, orientation, and 

landscaping can go a long way.  As far as the use, who is to say that a worse client could be next door. 

 

Zach Jacob asked if Commissioner Lawes’ concerns could be alleviated with the conditional use permit 

conditions.  He probably wouldn’t want to allow any pawn shop to move into the city center, but a pawn shop 

that meets certain requirements may fit. 

 

John Winn said anyone who moves into that area will be required to have a look and feel like they envision.  

The proposal looks upscale and well-kept and it is a retail location. 

 

Ellen Smith asked for an idea of what the distance of 1,000 feet looks like from this property. 

 

Greg Mikolash said they measured this property before and it is one-quarter mile to the TRAX station.  One 

problem with some pawn shops is they put their merchandise out in front, so it looks like litter.  They could set a 

condition of approval that prohibits that in the City Center Core.  

 

MOTION: Zach Jacob moved based on the conversation this evening and the evidence in the staff 

report to forward a positive recommendation to the City Council for the proposed Text 

Amendment amending Section 13-5I-4 allowing Pawn Shop Services as a conditional use 

in the City Center Core Zoning District.  The motion was seconded by Lesa Bridge and 

passed 6-0 in favor. 

 

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

7. Discussion and Possible Amendments to the Planning Commission By-laws and Rules of 

Procedure 

 

David Pack said the goal is to ensure the petitioner is present and speaks for their item, but he also wants to be 

sensitive and not to impose on city staff because they already do a lot.    

 

Lesa Bridge felt that the changes might create a lot of redundancy.  The applicant tonight, Mr. Jolley, indicated 

that he wasn’t qualified to give a qualified presentation and he was grateful for staff.  She didn’t think they’d 

had a problem in the past except that one applicant wasn’t in attendance.  If the applicant isn’t here the 

Commission can choose not to vote on the item until they are here. 

 

Tom Burdett said the reason for the change is to get more of the proposal from the applicant earlier in the 

meeting and by doing that they can save time and achieve a more accurate representation of what the applicant 

wants from the planning commission.  He said that the planning commission should decide how they want to 

run the meeting, and staff is secondary to that.  He reviewed the proposed changes.  It is good to ask if the 

applicant is present, but it is important to send a message to the development community that they need to be in 

attendance.  Recognizing not all applicants have the talent to make a professional presentation he didn’t think it 

was important to discount a proposal or the applicant’s sincerity of what they are trying to accomplish in the 
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community if they can’t make a professional presentation.  But it is still important to get their interest out early 

on, which may give direction to the commission and give more information as to where the applicant is coming 

from earlier in the meeting.  And that will prevent the back-and-forth comments between the applicant and staff. 

 

After discussing the proposed amendments Dan Lawes summarized the changes to merge f. and c. to 

come after the applicant makes their presentation, and to use ‘may’ in the wording on n., to transpose g. 

and h. to close the public hearing before the petitioner/developer responds to comments, to re-letter the 

items and make the change in B5 to Tuesday as proposed.  They will evaluate the changes in six months. 

 

 

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

 

Tom Burdett gave an update on recent city council actions. 

 

Ellen Smith said she noticed a traffic counter on 2700 West north of West Jordan High, but she thought the 

counter should be placed south of the school where the real traffic problem exists. 

 

The commission was invited to the groundbreaking for Smith’s on Thursday at 1:30 p.m. 

 

MOTION: Zach Jacob moved to adjourn. 

 

The meeting adjourned at: 7:27 p.m. 

 

 

 

DAN LAWES 

Interim Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Development Department 

 

Approved this ________ day of _____________________________, 2013 


