
 

 

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

COMMISSION HELD JUNE 2, 2015 IN THE WEST JORDAN COUNCIL CHAMBERS 

 

PRESENT: Dan Lawes, Kelvin Green, Matt Quinney, David Pack, Zach Jacob, Bill Heiner, and 

Joshua Suchoski. 

 

STAFF: Larry Gardner, Ray McCandless, Todd Johnson, Bill Baranowski, Julie Davis, Robert 

Thorup, 

 

OTHERS: Kaylen Nichols, Casey Gray, Curtis Leavitt, Valerie Pedigo, Randy Bowler, Lynn 

Heward, Steven Lord, Joe Perrin, Corey Solum, Jesus Pedroza, Mark Soderquist 

 

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

The briefing meeting was called to order by Dan Lawes. 

 

The agenda was reviewed and clarifying questions were answered. A reference to the TSOD in the 

Highlands Master Plan on page 4 and on a map key on page 44 were pointed out and will need to be 

corrected.  

 

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

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

 

1. Consent Calendar 

 Approve Minutes from May 19, 2015 

 

MOTION: Matt Quinney moved to approve the minutes. The motion was seconded by Josh 

Suchoski and passed 7-0 in favor. 

 

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

2. West Jordan City 2040 Transportation Master Plan Update; Update the City of West 

Jordan 2040 Transportation Master Plan; City-wide applicability; City of West Jordan 

(applicant)   

 

City Traffic Engineer Bill Baranowski introduced the city’s transportation consultants for this project,  

Steven Lord with Horrocks Engineers and Joe Perrin with A-Trans Engineering. 

 

Steven Lord gave an overview of the update process. He explained how they established a baseline of 

the traffic in the city and how they collected data.  He reviewed the roadway network that relies on 

capacity and volume. Level of service, coordination with regional planning efforts, and other elements 

were included in the update process. Public comment was solicited and comments will be part of the 

public document. The plan is comprehensive and includes recommendations for UDOT roads as well.  

Mr. Lord answered clarifying questions of the commission. 

 

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 Transportation Master Plan 

Update. 

 

David Pack appreciated the presentation and explanation of how things are planned and carried out. 
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Dan Lawes opened the public hearing. 

 

An unidentified woman stated that she had been trying to get on the planning commission schedule for 

some time and asked for guidance.  Dan Lawes referred her to staff. Larry Gardner offered to help her 

through the process during business hours in the planning office. 

 

An unidentified man asked if the public hearing was closed for all other items as well.  Dan Lawes 

explained that there will be a separate public hearing for each agenda item. 

 

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

 

MOTION: Zach Jacob moved based on the presentation and the findings in the staff report to 

forward a positive recommendation to the City Council for the proposed West 

Jordan City 2040 Transportation Master Plan Update as addressed in the report. 

The motion was seconded by Dan Lawes and passed 7-0 in favor. 

 

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

3. Golden Imperio Reception Hall;  7879 South 1530 West; Conditional Use Permit; CC-C 

Zone; Golden Imperio (applicant) [#CUP20150005; parcel 21-34-201-027]  

 

Jesus Pedroza, applicant, explained that he had a reception hall/family entertainment center at this 

location previously for five years where they hosted weddings, receptions, meetings, etc. where people 

could bring in their own food and alcohol. Now he wants to bring back this same business. He had 

worked with the police department previously regarding safety and alcohol control, which worked 

well, and it would be the same operation now. 

 

Larry Gardner gave an overview of the item. The previous reception center operation was approved in 

the SC-2 zone, but since then the zoning was changed to CC-C zone and requires a conditional use 

permit. If time hadn't lapsed then he wouldn't be required to apply for the conditional use permit. 

Parking and shared parking is adequate and works well because hours of operation vary between the 

two uses.  The conditional use permit runs with the property. 

 

Based on the findings set forth in the staff report, staff recommended that the Planning Commission 

grant Conditional Use Permit approval for Golden Imperio Reception Center in a CC-C zoning district 

with the conditions of approval as listed below.  

 

1. The business will continuously meet all applicable City codes and ordinances.  

2. The reception center owner will provide parking lot security for patrons at all receptions. 

3. All reception center activities will be contained indoors and are not allowed outside. 

4. All music and loud speakers will be contained inside the reception center. 

5. The reception center owner will monitor all alcohol consumption at each event, where served, 

and make certain that it is done in a manner that will prevent over-consumption, prevent 

underage drinking and will not allow alcohol consumption in the parking lot area.   

6. The reception center will continuously meet all Health Department regulations for the catering 

of food at all events where food is served.    

7. The applicant will continuously adhere to the Salt Lake Valley Health Department health 

regulation #21 “Community Noise Pollution Control.” 



Planning & Zoning Commission Meeting Minutes 

June 2, 2015 

Page 3 

 

 

8. The Conditional Use Permit is subject to review and/or revocation as per City Code Section 13-

7E-10. 

9. Approvals do not include Public Safety, Fire, Building and Safety, or Engineering approval. 

 

Zach Jacob asked how this property fits in with the bigger view of the City Center Core. 

 

Larry Gardner said it is probably part of the redevelopment plan, but reception centers are allowed in 

the City Center Core zoning as a conditional use.  He didn’t know the plans for the physical building. 

 

Kelvin Green asked what the city’s interpretation is for security in the parking lot. 

 

Larry Gardner said someone from the reception center in the parking lot who is identified as being 

security for the reception center.  There is no city requirement that they be a licensed security guard or 

law enforcement officer or that they be uniformed.  This type of procedure had worked in the past as 

long as there is a presence to provide eyes on the parking lot to prevent thefts in automobiles, etc.  

 

Dan Lawes opened the public hearing. 

 

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

 

David Pack was glad for the business and saw no problem in the application. 

 

MOTION: Zach Jacob moved to approve the conditional use permit for Golden Imperio 

Reception Center; 7879 South 1530 West; Golden Imperio (applicant) with the 

conditions 1 through 9 as listed in the staff report. The motion was seconded by 

Josh Suchoski. 

 

Kelvin Green said he would probably vote in favor, but he was a little concerned with the security 

issue and would rather see licensed guards or police officers to patrol the parking lot to make it more 

secure. 

 

Josh Suchoski didn't necessarily agree. There haven't been problems around Sizzler and where it could 

be a little higher potential being set back, if someone is patrolling in the parking lot and with such 

close proximity to the police department he didn’t think it was necessary for them to be licensed. 

 

VOTE: The motion passed 7-0 in favor. 

 

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

4. Highlands Master Plan Amendment – Gladstone Place, Orchard Heights, and Maverik; 

5701 West 7800 South; incorporate two future communities and update one commercial 

area in the Highlands Master Plan; Peterson Development/Barrett Peterson (applicant) 

[#DP20150004; parcels 20-35-100-017, 20-35-200-023, 048]  

 

Kaylen Nichols, Peterson Development, said these projects had all been before the commission 

previously. They are amending the graphics throughout the master plan document to include the 

Orchard Heights and Gladstone properties and updating the Maverik location. They are also making 

some little updates such as including the SAA that didn’t exist when it was first approved.  
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Kelvin Green asked if the corner of 8200 South and 6700 West will ever be part of the plan. 

 

Kaylen Nichols said that is the only parcel that could potentially be part of the master plan, but that 

parcel is currently owned by someone.  The Petersons don’t see any other parcels that are possible.   

 

Larry Gardner said the plan currently exists and updating changes are being made to the Maverik site 

and adding a sliver of property to the Gladstone Place area and the Orchard Heights area that was 

added to the WSPA boundaries in January.  It was noted in the pre-meeting a reference to the TSOD 

on Page 4 and the associated map and Kaylen will work on amending that.  

 

Due to its compliance with the city's 2012 Comprehensive General Plan, staff recommends that the  

Planning  Commission  approve  the  proposed  amendments  to  the  Highlands  Master Development 

Plan. 

 

There was a general discussion regarding how the development plan is amended as projects are 

finalized. Master Development Plans should really outline the uses generally and then the site plan gets 

more specific.  Staff said the development plan doesn't have to be 100% accurate, but it should reflect 

the types of uses and as long as the density and amount of uses are described in the development plan 

then the city is protected.   

 

Kelvin Green noted that page 2 of the staff report was missing in the hard copy. 

 

Dan Lawes opened the public hearing. 

 

Mark Soderquist, resident in the Loneview development, said there are a lot of green areas on the map 

and he wondered if those are natural grass areas. 

 

Larry Gardner said they are open areas and not necessarily planted landscape. 

 

Mark Soderquist said the development had been turned over to the city for his subdivision. He pointed 

out some open space in his area and asked if it will be natural weeds or if it will be converted to usable 

grassland. 

 

Larry Gardner said it will be open space in Loneview, but he would have to look at the plan to be 

certain. 

 

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

 

Kaylen Nichols said the open space is more specifically addressed in the Loneview Development Plan 

designating irrigated versus non-irrigated open spaces.  The area along the wash is typically not 

irrigated. If an area is currently irrigated then it may be intended to be maintained turf, if not it will 

probably be more native in nature with mowing as maintenance. 

 

Dan Lawes told Mr. Soderquist that city staff could show him the individual development plans. 
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MOTION: Kelvin Green moved to approve the amended plan for the Highlands Development 

that increases the project from 370 acres to 418 acres and reflects all the changes 

in the master development plan with the condition that it be modified with the 

TSOD issue.  The motion was seconded by Zach Jacob and passed 7-0 in favor. 

 

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

5. Bowler Rezone; 7482 South 5490 West; Rezone 4.72 acres from RR-1D (Rural Residential 

1-acre lots) to A-1 (Agricultural 1-acre lots); Bowler Livestock L.C./Randy Bowler 

(applicant) [#ZC20150003; parcel 20-25-300-057]  

 

Randy Bowler, applicant, 6663 South 2200 West, said they were able to acquire an adjacent property 

to continue their farming operations, and would like to rezone the property. 

 

Zach Jacob said the staff report indicates the rezone is for more intensive agricultural uses and he 

asked what his purposes are for the rezoning.  

 

Randy Bowler said their farm operation is better suited to function in an ‘A’ zone than an ‘RR’ zone. 

They just want to continue with what they are currently doing. 

 

Zach Jacob said when Mr. Bowler came before them with a previous application for rezoning of 10 

acres, the purpose was for keeping pigs, and he wondered if that is the purpose today.  

 

Dan Lawes said that type of use would require a follow-up application with a conditional use permit. 

 

Randy Bowler said it wasn't their intent to apply for a conditional use permit for swine on this 

property. 

 

Ray McCandless said a conditional use permit would be required if they wanted to use the property for 

swine. The difference between the rural residential zone and the agricultural zone is the number of 

animals allowed.  Animals are limited in the RR zone based on a point system, but there is no limit in 

the Agricultural zone.  So the description of more intensive use refers to allowing more animals.  The 

ten acres to the north is in the agricultural zone.  The land use map designates very low density 

residential, which is compliant with A-1 zoning.  

 

Based on the findings discussed in the report, staff supported the proposed rezoning request for Bowler 

property located at 7482 South 5490 West for 4.72 acres from RR-1D to A-1.  

 

Zach Jacob asked for confirmation that the conditional use permit for keeping swine on the ten acres to 

the north would not apply to this property. 

 

Ray McCandless said that is correct. 

 

Dan Lawes opened the public hearing. 

 

Lynn Heward, attorney representing a property north of the previous ten acres, reviewed the history of 

that rezoning.  He recalled the master plan and the expectation was for residential and staff 

recommended denial.  At that time Brent Atkinson, previous owner of the subject property, was 
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opposed to the rezoning because it was at the detriment of the property owners.  Mr. Atkinson had 

indicated he had an offer on his property until the pig farm was discovered.  Mr. Heward said that 

Bowler also owns property throughout 5490 West. The area is for rural residential and families, but it 

is being used as a business.  He thought that one of the reasons the previous property was rezoned was 

the thought that it would be residential after a couple years anyway, but it has been more than a couple 

of years and residential is not coming to this area. Whenever anyone wants to develop in the area the 

city says they need a plan for the whole area, but Bowlers have a monopolistic situation, it can’t be 

developed according to the master plan, so they sell to Bowlers and the business grows. The reasoning 

that rural residential is practically agricultural isn't a good justification. 

 

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

 

Randy Bowler said at some point in time the properties along 5490 West will become residential, but 

he didn't think they ever made a representation that it would be within two years.  They own several 

other properties on 5490 West by acquiring them as they become available to the public. They don't 

force anyone to sell their property.  They have invested a lot of time and money into the area and they 

want to farm until such time that economics or circumstances change to where it may be developed as 

residential. He thought their history in the area is good, they provide a service to the citizens of West 

Jordan, and he didn't think they were creating any adverse effects to the immediate or extended 

neighborhoods. 

 

Zach Jacob remembered from the previous hearing that his pigs are free range, and he asked if there 

will be a fence to keep them from this property. 

 

Randy Bowler said there is a fence that will remain. 

 

Josh Suchoski asked Mr. Bowler if he was established in this area when the residential property to the 

east developed. 

 

Randy Bowler thought some of the residential development had occurred since they have been on 5490 

West.  

 

Josh Suchoski asked how long the farm had been in operation. 

 

Randy Bowler said it had been about 12 years. 

 

Josh Suchoski asked when the owner north of the ten acres purchased their property. 

 

Ray McCandless didn't have that information. 

 

MOTION: Josh Suchoski moved to suspend the rules to receive information for the question. 

The motion was seconded by Zach Jacob and passed 7-0 in favor. 

 

Lynn Heward said it was about 10 years ago.  He thought the farm came in at least one year after his 

client. 

 

Further public comment was closed at this point for this item. 
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Josh Suchoski felt that Mr. Bowler had been there and operating for a number of years and has no 

intention to suspend the business in the near future. So whether or not the rezoning of this property 

occurs, the existing farm will continue. The point that Mr. Heward made that developers won't 

purchase the land because of the farm is a moot point, because the situation is the same.  He didn’t see 

this operation as negative to West Jordan or to the existing site. 

 

Kelvin Green said from his perspective of being involved in some very high density projects, he is 

always willing to keep property as very low density.  The longer they can be preserved with open 

space and agricultural uses the better off they are. 

 

Dan Lawes agreed with both comments. 

 

MOTION: Dan Lawes moved to forward a positive recommendation to the City Council for 

the Bowler Rezone; 7482 South 5490 West; Bowler Livestock L.C. (applicant) to 

rezone 4.72 acres from RR-1D to A-1 zoning designation. The motion was 

seconded by Josh Suchoski. 

 

Zach Jacob referred to the first paragraph in criteria 1 that was discussed with the previous ten acres 

regarding establishment of agricultural zones in areas that need protection from urban encroachment 

until such time as residential, commercial, or industrial uses in such areas become necessary and 

desirable.  He asked if they were at that point with the Highlands immediately across 5600 West. 

 

There was a discussion regarding who makes the determination of ‘necessary and desirable’.  Even if 

the city or someone else thinks it is, the property owner may not believe it.  Also, there is still a 

substantial amount of available property to the west for other opportunities.  It was suggested that it is 

a market-driven factor based on the terminology, whether on a large scale or individual. They need to 

consider what it does to an adjacent landowner as well. 

 

Josh Suchoski referred again to the statement that developers had approached them to obtain the 

property but didn’t buy because of the farming operations.  Mr. Bowler isn't going to stop farming on 

the original ten acres, so a developer still won't have interest in the property. 

 

Kelvin Green said even if it isn't rezoned it will allow for animals, just not as many. 

 

Zach Jacob said he would speak in favor of the motion because the existing farm isn't going away, so 

for this specific property and application the zoning fits. 

 

Kelvin Green said based on the finding of facts and the preponderance of the evidence he didn’t see 

anything that tips the scale for a negative vote. 

 

VOTE: The motion passed 7-0 in favor. 

 

********************************************************************************** 
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6. Reagan Outdoor - Digital Billboard Sign Face Conversion; 4375 West New Bingham 

Highway; Conditional Use Permit to Convert the West Face of an Existing Billboard to a 

Digital Face Billboard; M-1 Zone; R.O.A. General, Inc. / Reagan Outdoor Advertising 

(applicant) [#CUP20150003; parcel 21-31-200-028] 

 

Casey Gray, Reagan Outdoor Advertising, explained the application for approval of a digital sign 

conversion on an existing billboard.  The application meets the ordinance criteria for both conforming 

billboards and the digital sign conversion. The modification will not change the face size or billboard 

height. The ordinance requires at least 300 feet from a residential zone, and it is approximately 1500 

feet away in a manufacturing area.  He thanked Ray McCandless for his help through the process for 

the first digital sign in West Jordan. 

 

Ray McCandless said the requirements in the digital billboard ordinance were reviewed by the 

planning commission last year. Timing, luminosity, etc. will have to meet all of those requirements.    

 

Based on the findings outlined in the staff report, staff recommended approval of the Conditional Use 

Permit to convert the west face of the existing billboard located at 4375 West New Bingham Highway 

to a digital display subject to meeting the requirements contained in the 2009 City Code, Section 12-3-

3.D.  

 

Kelvin Green asked what would be required if they wanted to change the east facing sign. 

 

Ray McCandless said they would have to amend the conditional use permit through the planning 

commission. 

 

Dan Lawes opened the public hearing. 

 

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

 

Josh Suchoski pointed out that the east facing sign also has no nearby residential uses. 

 

MOTION: Zach Jacob moved to approve the Conditional Use Permit for Reagan Outdoor 

Advertising; 4375 West New Bingham Highway; Reagan Outdoor Advertising 

(applicant) to convert the west side of the existing billboard sign to digital display 

subject to meeting all applicable requirements contained in the city code Section 

12-3-3.D. The motion was seconded by Matt Quinney and passed 7-0 in favor. 

 

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

 

7. Discussion - Oquirrh West; Northwest Corner 7800 South U-111; Information item 

regarding building design for Congregate Living Facilities 

 

Ray McCandless said this developer came before the commission earlier regarding a congregate care 

center as part of Oquirrh West, a large future development, and would like to present more 

information.  
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Corey Solum, Principal Architect, Think Architecture, 5151 South 900 East, explained congregate 

living facilities that are typically four to five stories high.  He showed pictures from their Draper and 

Herriman products including amenities, interior finishes, and upgrades materials.  Even with a higher 

density they have lighter impact than regular assisted living facilities because the residents care for 

themselves.  Residents typically want a smaller unit and a no-maintenance lifestyle. Parking ratio is 

one stall per unit as most residents are single individuals.  Covered parking is provided for the 

residents.  The units are broken out at about 60% one bedroom and 40% two bedrooms.  

 

The subject 170 acres has a mixture of congregate living, townhomes, and single-family.  The height 

limit in the P-C zone is set by the planning commission.  There was some concern with a 5-story 

height, but that height allows for some additional facilities to be built into the project. The topography 

for this specific area may help it to not appear as tall. Setbacks, distance from local services, and price 

point were briefly discussed.  

 

MOTION: Zach Jacob moved to adjourn. 

 

The meeting adjourned at 7:24 p.m. 

 

 

 

 

DAN LAWES 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Development Department 

 

Approved this ________ day of _____________________________, 2015 

 


