
 

 

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

COMMISSION HELD FEBRUARY 4, 2020 IN THE WEST JORDAN COUNCIL CHAMBERS 

 

PRESENT: Matt Quinney, Jay Thomas, Trish Hatch, Corbin England, Bob Bedont, and Ammon 

Allen. Kent Shelton was excused. 

 

STAFF: Scott Langford, Duncan Murray, Larry Gardner, Todd Johnson, Nathan Nelson, and 

Paul Brockbank. 

 

OTHERS: Chris Gamvroulas, Bryon Prince, Mike Jones, Mark Forsythe, Rudy Stone, Kathy 

Stone, Jeff Jex, Cassen Gardner 

 

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

The briefing meeting was called to order by Matt Quinney. The agenda was reviewed and clarifying 

questions were answered. Duncan Murray explained the purposes of a master development plan and 

master development agreement. 

 

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

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

 

1. Consent Calendar 

 Approve Minutes from January 21, 2020 

 

MOTION: Corbin England moved to approve the minutes from January 21, 2020 as listed in 

the packet. The motion was seconded by Jay Thomas and passed 6-0 in favor. Kent 

Shelton was absent. 

 

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

2. City of West Jordan Zone 3 North 3 MG Reservoir; 6050 West 7800 South; 

Preliminary/Final Site Plan and Conditional Use Approval for Utility, Major; P-C Zone; 

City of West Jordan (applicant) [#20340, parcel 20-26-326-012] 

 

MOTION: Bob Bedont moved to postpone the City of West Jordan Zone 3 North 3MG 

Reservoir to the February 18, 2020 meeting. The motion was seconded by Trish 

Hatch and passed 6-0 in favor. Kent Shelton was absent. 

 

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

3. Jones Ranch; 8800 South U-111; General Plan Land Use Amendment for 592 acres from 

Parks and Open Land to Low Density Residential; Low Density Residential to Medium 

Density Residential; Community Commercial to High Density Residential; Professional 

Office to High Density Residential; Future Parks to Medium Density Residential; 

Medium Density Residential to Low Density Residential; Medium Density Residential to 

Parks and Open Land; Very Low Density Residential to Low Density Residential; 

Neighborhood Commercial to Parks and Open Land and Medium Density Residential; 

and Rezone from LSFR (Low Density Single Family Residential), P-F (Public Facilities), 

R-1-10 (Single Family Residential 10,000 square foot lot), SC-1 (Neighborhood Shopping 

Center) and A-20 (Agricultural 20-acre lots) Zone to P-C (Planned Community) Zone and 

Master Development Plan; Ivory Development/Bryon Prince (applicant) [#17939, 17940, 
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20050; parcels 26-03-100-005; 26-03-200-004; 26-04-100-002, 007, 008; 26-04-200-001; 20-

34-300-013; 20-33-400-014] 

 

Chris Gamvroulas, President of Ivory Development, said this application has taken almost one year to 

get to this point. A lot of time was spent understanding the infrastructure and utility needs. The Jones 

family asked Ivory to take this entire property to make a cohesive master plan. Last meeting, the 

planning commission heard a proposal for the West Foothill Commercial ordinance, which allows 

flexibility to respond to the market changes. Those planning principles remain the same for all 

development types. The proposal gives an opportunity to develop with collared flexibility and 

intentional planning.  Densities will be collared, so the outcome of each village is intentional. The 

ability to move density around is within parameters of the land use map. There are 119 acres of 

proposed active, passive, and trails open space. Passive open space has value like the Dimple Dell area. 

They will also have some grass and amenities, but the trail system is the value in this project. The city 

would never get this same outcome with a Euclidian zoning. 

 

Bryon Prince, Vice President of Ivory Development, thanked staff for their hard work during the last 

year. The city’s consultants were engaged to understand what had been programmed in the general 

plan and what would be required on an infrastructure standpoint for this proposal. The current general 

plan for these 592 acres anticipates 1,998 units at 3.37 units per acre. The proposal is a blended 5 units 

per acre that includes four residential, commercial, and open space land uses. The Design Review 

Committee provided feedback to be more balanced by having more low-density product on both sides 

of U-111. They shifted a lot of it along 8600 South and 6400 West. Very low-density ranges from 1/3 

to 1+ acre lots and would be a big lot, estate home product with a rural feel (an example in Highland). 

Low density is ½ acre to 1/3-acre as a move-up product with a variety of architecture (an example in 

Davis County). Medium density is 7,000 to 10,000 square foot single-family lots similar to Hyde Point 

or Oakridge Park subdivisions. Lots on the west side of U-111 will have slope development that can 

capture views. High density ranges from 5 to 10 units per acre in smaller cottage lots, townhomes, and 

twin homes (possible aged targeted). They are not asking for any multi-family (apartment) products. 

Twelve acres of commercial is on the corner of 9000 South and U-111 with opportunity for a grocery-

anchored center and single tenant retail on the corners. They will take advantage of Barney’s Creek 

with a cohesive open space corridor throughout the master plan. Very low, low, and medium density 

residential comprises 52% of the proposal, 20% is open space, high density is 26%, and 2% for 

commercial. Most master planned areas will have one core amenity, but not everyone can be near it. 

This spine of open space on Barney’s Creek will provide pedestrian connectivity to the nature park 

setting. They anticipate a grade separation to take the trail under U-111 like at 9000 South and 700 

West on the Jordan River parkway. They envision hardscape and a few different softscapes. This open 

space is almost two miles long and 250 feet wide at the narrowest portion and 1200 feet at the widest. 

The city-programmed detention pond will be owned and maintained by the city as a regional facility. 

There are three fully landscaped parks with playgrounds, pavilions, etc. along the trail. Depending on 

the number of units, they will also need to install ten additional amenities throughout the community. 

 

Matt Quinney asked how much of the slope is unusable over 30%. 

 

Bryon Prince said the 30% slope is within the passive open space, and from a trail perspective it is still 

usable having limited amenities. They have discussed designing storm water basins within Barney’s 

Creek that will create a natural feature and limit the burden capacity in the regional facility. The 

programmed parks will likely be HOA owned and maintained. The trail network will lead to a 13-acre 
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park with a clubhouse/fitness center/pool on the east portion for all residents of the development. 

Barney’s Creek trail will provide year-round opportunities for hiking, trail running, biking, snow 

shoeing, cross country skiing, etc.  The infrastructure and utility analysis showed that no additional 

main lines are required for sewer. Based on the analysis, culinary water can serve about 100 units 

developed and platted on the east side, but beyond that a tank would be required to increase capacity in 

Zones 5 and 6. Infrastructure for the zone west of Stokesley does not exist. The transportation analysis 

finds minimal impact and no additional infrastructure recommended beyond the city’s master right-of-

way cross sections that will be built along 8600 South and 9000 South. 

 

Trish Hatch said she would like to see the transportation plan and what will be impacted. 

 

Chris Gamvroulas said in discussions with staff they need to make sure that 9000 South is built in the 

first phase for general circulation. When you can masterplan at this scale there are opportunities for 

subareas within the villages that include their own private amenities.  He invited the commission to go 

to their Bloomfield Estates project where Barney’s Creek trail was developed at only 100 feet wide 

with the wash at 80 feet. The city cuts the weeds about once a month in the summer. The proposed trail 

will be intentionally maintained as a native vegetation area. 

 

Jay Thomas said he was also concerned about north/south transportation corridors along U-111. With 

all of the new development in the area, those will eventually be problematic. 

 

Chris Gamvroulas said they convened a meeting with Wasatch Front Regional Council, UDOT, UTA, 

Salt Lake County, West Jordan, and Ivory to talk about transportation and transit opportunities. They 

have accommodated for 200 feet for U-111 in this plan, as shown in UDOT’s plan. East/west has also 

been accommodated for 9000 South and 8600 South. They want UDOT and UTA to engage in plans 

for bus service into this area. 

 

Bob Bedont liked that this is a unique design that allows for flexibility, but the planning commission 

only gets this one chance to weigh in on the project. He was concerned with segregation of densities 

instead of building communities with a sense of belonging no matter what our status is. He was also 

concerned with only 2% commercial, because people may have to leave the community to get services. 

 

Chris Gamvroulas said it won’t be as segregated as you might think. The areas are collared, but they 

are creating a whole community. The photos that were shown of different housing types are from Ivory 

communities. In Holbrook Farms there are $1 million homes on 10,000 square foot lots that overlook 

the golf course and parkway and across the street are townhomes. Flexibility within the villages allows 

them to create those outcomes. He was happy to provide more information and designs, if needed. 

 

Bob Bedont liked the number of porches in the product that allow people to interact. He was still 

concerned that there is only 2% commercial product. 

 

Chris Gamvroulas said 12 acres is enough for a medium-sized grocer (40,000 to 60,000 square feet) 

and a couple of pads. The retail world is changing quickly, and 12 acres might not even work. The 

general plan shows four corners with 22 acres each. Ivory met individually with several commercial 

brokers who all recommended 9 acres on only one corner. If there is a demand for commercial in the 

future, they can take out some houses and make it larger. But they don’t want to ask for 30 acres now 
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and have to come back and ask for residential. Fifteen years is reasonable to get 12 acres of 

commercial. Kroger was not interested in this location. 

 

Ammon Allen asked for clarification on who will maintain the parks and trails and if there would be 

separate HOAs. 

 

Chris Gamvroulas said the city currently has a regional detention/open space facility that will be city 

maintained. The rest of the open space will be HOA maintained. There is a single master association 

for master facilities like the trail. Within each village there are either sub-associations or benefited 

assessment areas that will be stacked on top of the master. The general public will be able to use the 

trail system, which will be dedicated to the city and maintained by the HOA. The rest of the amenities 

are for the owners, because they have paid for it with the purchase of their home. He gave an example 

of a swim and tennis club that they built where people can buy equity membership for what the 

homebuyers were charged, but even a public city-built rec center would charge a membership. The trail 

is two miles through this project, but it extends another three miles to the east. 

 

Bryon Prince said the P-C ordinance requires amenities to be provided. They hope that the regional 

detention area could be designed as an active park space. The 13-acre park on the east will be private.  

 

Chris Gamvroulas said the plan is to have places along the trail to stop, such as a fitness area, shade 

structures, picnic tables, and tot lot. However, when the HOA is maintaining a public amenity, there is 

liability, so the play equipment would be more passive. 

 

Todd Johnson said the roads shown on the plan generally correspond with the city transportation 

master plan. 8600 South, 9000 South, Stokesley Drive, and 6700 West matches up with the master 

planned roads. There are signalized or roundabout improvements where the roads connect. Staff did 

not see any significant problems with how the roads are laid out. The exact alignment of 8600 South is 

still under discussion. The local streets will be reviewed by staff with each individual subdivision. 

There wouldn’t be another major north/south arterial. 

 

Bryon Prince wanted to clarify that the plan does not show institutional land uses such as churches and 

schools, but they are anticipated. They have talked with Jordan School District about an elementary 

site on Stokesley. It is hard to plan those uses upfront, but that language will be defined in the master 

development plan. 

 

Larry Gardner gave an overview of the existing uses. He showed the current land use map that includes 

a lot of medium and low density residential, parks and open lands, and commercial with some office. 

The updated general plan was adopted in 2012 when there wasn’t a lot of development west of 5600 

West. Now it is time to amend the land use map to reflect what will work, and what is best for the area. 

The applicant has proposed a concept based on business practices and cost of real estate. The proposal 

for the area next to 8600 South is low density. There is good access to arterial streets. The master 

development plan will govern the design of home features, lighting, etc. to create an attractive 

community. The homes will be architecturally reviewed by the developer before submitting to the city 

for a building permit. The master development plan specifies land use types, setbacks, heights, guest 

parking, etc. The development agreement will spell out how the process will work and who will pay 

for certain items. There are 2,960 equivalent residential units over 592 acres. The required roads will 

be constructed by the developer in a combination of public and private streets. Phasing will be from 
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east to west. He clarified that this is the planning commission’s only review for the master 

development plan, but each village or subarea plan that is a direct product of the master development 

plan will come to the planning commission for approval. 

 

Based on the findings set forth in the staff report, staff recommended approval of the amendment to the 

general land use map and zoning map and master development plan for Jones Ranch located as 

described in the application. 

 

Scott Langford clarified that the planning commission is making a recommendation tonight on the land 

use map amendment and rezoning in conjunction with the master development plan. If there are any 

other city master plans that need to be amended such as transportation, utilities, etc. the city council 

will weigh in on those with the master development agreement. 

 

Matt Quinney opened the public hearing. 

 

Rudy Stone, West Jordan resident, said a lot of his concerns from the previous proposal have been 

addressed in the presentation. Whatever development comes, he wants it to add value to his property. 

He asked about soil testing on this property and if it will be safe as a residential development, with the 

chance of mine runoff. He asked if they had worked with DWR regarding transfer of wildlife in the 

area that will be displaced. There will be more animal accidents on U-111.   

 

Jeff Jex, West Jordan resident, said this looks to be a good plan and he liked the trails, but the concern 

was with transportation. The roundabout at 7800 South and 5600 West is a bottleneck every day at 

rush hour. This project will add a lot of people, and the east/west road system is not good. 

Transportation needs to be addressed before construction, including public transportation.   

 

Kathy Stone, West Jordan resident, understood that amenities like a pool or tennis court are private 

because the HOA pays for it, but she lives 8-10 miles from the West Jordan recreation center. Trails 

are nice, but they can be difficult to use in inclement weather. They need more services on the far west 

side of the city. The existing residents will be sacrificing their wildlife and views, and she wanted to 

know what else they will get to make up for the additional neighbors. Having private amenities will 

exclude them from the neighborhood feel.   

 

Cassen Gardner, West Jordan resident, loved that low density was proposed behind her home. She 

would also love to have a rec center available to them. She and her children will miss the wildlife and 

are worried about what will happen to them. What will the current residents get out of this 

development other than a park bench? The parks in the area don’t have bathrooms, and the Oaks parks 

don’t even have trees. They would love to have park areas with shade, open space, and activity where 

children want to be. She asked if the trails will be usable and safe for children. 

 

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

 

Bryon Prince said the development plan is close to 700 pages long and includes a geotech analysis of 

the entire site. There has been a Phase 1 Environmental site assessment of the entire area. There are no 

recognized environmental conditions that would have to be addressed. There are some subsurface 

higher layers of pinhole structure that is prominent along the west bench. It is not too deep to where 

they will have to over excavate through it with right-of-way construction and home construction. 
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Depending on the layer, it is over excavated out to recompact or they bring in an engineered fill to go 

under the right-of-way and footings and foundations of the homes. There is nothing that is going to 

prohibit construction of the proposed development. 

 

Chris Gamvroulas said there is no plan for the wildlife. The property was purchased by the Jones 

family in 1946 and has been used as farmland ever since. The wildlife on the property are migratory 

animals and they were probably even displaced from the Jordan Hills Villages property when that land 

developed. There has been no analysis done and none is required. 

 

Trish Hatch was still concerned with transportation. She understood that they are limited on what we 

can require or ask for from UDOT and UTA. She asked how long it takes before the infrastructure is in 

place once a community is built, because it can be an issue when there is no transit. 

 

Scott Langford said there have been regional meetings regarding transportation and transit. The mayors 

in the southwest corner of Salt Lake County have commissioned a study to look at land use and 

associated issues, such as transportation. East/west connectivity is always top of mind, but part of that 

solution is to make sure the north/south corridors are functioning to distribute and diffuse some of that 

future traffic. UDOT currently shows U-111 as a 5-lane arterial, but that is being questioned as to if it 

will be big enough with potential large developments in the future. Those questions will be part of the 

summary of that study. We are also reaching out to UTA in the technical advisory committee. 

Hopefully the results of that study will be provided later this year.  

 

Matt Quinney asked where residents can find out about the public meetings to give their input, because 

westside transit does not exist. 

 

Scott Langford said he would work with West Jordan’s Public Information Officer to put those links 

on the website when the public outreach portion of the study is scheduled.  

 

Ammon Allen asked where the power corridor is located and how it will blend with the plan. It looks 

like it could impact some of the high-density portion. He asked if there will be a water tank located in 

this area. 

 

Larry Gardner pointed out the location of the transmission line corridor. It will be worked in the best 

that they can, but they can’t compel a major utility. 

 

Todd Johnson said the water tanks will not be in this project area, because they need a higher elevation 

further west. 

 

Ammon Allen said asked about the statement regarding homes in the commercial designation. He 

asked if that is accurate.  

 

Larry Gardner said the plan originally included a commercial area on both sides of U-111 with an 

apartment component on the west side. The developer is no longer asking for apartments, and the 

commercial on the west side of U-111 was removed due to the power corridor.  That reference will be 

removed.  
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Ammon Allen said a discussion of flexibility on page 15 of the report says that village boundaries can 

be adjusted to increase not more than 15% or decreased in the medium, low, and very low villages by 

no more that 10%. The institutional uses will impact some of that growth and shrinkage, and he wanted 

to make sure that it won’t automatically favor high density, but it will be reasonably worked into the 

plan. 

 

Larry Gardner said that will be reviewed with the subarea plan. 

 

Ammon Allen hoped they can trust the developers not to automatically make those adjustments to 

favor high density. He asked for clarification that the trails system will be HOA maintained but 

dedicated to the city. His primary concern on a city level is if we have the staff to maintain the open 

space, so to have the HOA step in is an excellent idea. 

 

Larry Gardner said there are other trails in that same situation with The View at 5600 and Gladstone 

Place. The developer has a lot at stake for marketing purposes, so it is beneficial to have the HOA 

maintain the trail. The development agreement will address who will repair trails, etc.  

 

Jay Thomas asked if the proposed water tank build out and water usage is for current use or is it 

anticipating an increased capacity for the future.  

 

Todd Johnson said the water master plan update considers all of the additional density of this project 

and there should be sufficient capacity. 

 

Corbin England said this plan is a drastic improvement for the east portion of the development, is a 

great transition, and he liked it over the current land use map. He is also concerned with traffic, but he 

takes comfort in the fact that people are working on that. 

 

Matt Quinney spoke about the amenities. There were talks of a rec center for this area years ago, but 

that failed. This is not the developer’s issue. The public could reach out to another commercial gym 

company to let them know about the potential location. 

 

Scott Langford added if the residents are interested in park improvements, the City Council will be 

holding a work session on February 12th to discuss improvements and design enhancements to Ron 

Wood and Maple Hills parks. That does not include plans for a rec center. If they are interested in 

more information on the Southwest Vision the website is www.swcountyvision.com. 

 

Trish Hatch disclosed that she is an employee of Ivory Employee Leasing and she works for the Ivory 

Foundation. She asked if she is still okay to make the motion. 

 

Duncan Murray said yes. 

 

MOTION: Trish Hatch moved, based on the information and findings set forth in the staff 

report and upon the evidence and explanations received today, to forward a 

positive recommendation to the City Council for Jones Ranch; 8800 South U-111; 

to amend the general plan land use map and rezone 592 acres as described in the 

staff report. The motion was seconded Corbin England. 

 

http://www.swcountyvision.com/
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Ammon Allen was concerned with the size of the project and impacts to transportation and other 

infrastructure. He would like to see how those plans are set up before they proceed. 

 

Duncan Murray said the planning commission has a duty to move applications forward within a 

reasonable timeframe. However, if they want a meeting or two to look at additional information then 

they need to be careful not to hold it off too long without a decision. 

 

Matt Quinney asked if they will get useful information within a two-meeting timeframe. The county is 

already doing a visioning study. 

 

Nathan Nelson said he is not expecting major results of any plan to come in within the next month that 

would answer any of those questions. He said staff would be happy to arrange a meeting with the 

traffic engineer and the traffic consultant to answer questions in broader terms on impacts with 

upcoming projects. 

 

Ammon Allen liked the idea and the layout of the proposal and that they can appropriately plan out a 

major amount land. His concern is just based on transportation and water. When and where they are 

planned for and how the project will be phased. 

 

Larry Gardner said the where and when of the water tanks is not determined at this time. The traffic 

studies up to this point indicate there will be adequate infrastructure to carry the amount of traffic that 

this development will generate. They could provide some answers at the next meeting as a business 

item, but they will be general in nature.  

 

It was clarified that the individual villages will not be required to have additional traffic studies. 

 

Ammon Allen said he is not looking for an exact calendar for the water tanks, but he would like to see 

from the developer’s standpoint when they are looking to build out to that point in order to give the 

city an idea of when the infrastructure is needed. 

 

Matt Quinney said the request is to table the item for two weeks to get more information on traffic and 

water.  

 

Duncan Murray said the commissioner who made the motion can withdraw the motion or the 

commission can vote on it. 

 

Trish Hatch wanted to proceed with the motion, because the planning commission only has so much 

influence regarding transportation. 

 

AMENDED 

MOTION: Bob Bedont moved, in addition, to direct staff to take a close look at transportation 

and segregation of uses, adequate commercial to support the population, and 

community amenities. For staff to highlight and bullet point those items as they go 

through the process from now on.  The amendment was accepted by 

Commissioners Hatch and England and the motion passed 4-2 in favor with 

Commissioner Allen and Commissioner Thomas casting the negative votes. Kent 

Shelton was absent. 
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MOTION: Trish Hatch move, based on the information and findings set forth in the staff 

report and upon the evidence and explanations received today, to forward a 

recommendation to the City Council for the Master Development Plan for Jones 

Ranch; 8800 South U-111; as described in the staff report. The motion was 

seconded by Matt Quinney and passed 4-2 in favor with Commissioner Allen and 

Commissioner Thomas casting the negative votes. Kent Shelton was absent. 

 

MOTION: Corbin England moved to adjourn. 

 

The meeting adjourned at 7:51 p.m. 

 

 

 

MATT QUINNEY 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Development Services Department 

 

Approved this ________ day of _____________________________, 2020 

 


