
 

 

MINUTES OF THE REGULAR MEETING (ELECTRONIC) OF THE WEST JORDAN 

PLANNING AND ZONING COMMISSION HELD REMOTELY ON FEBRUARY 2, 2021 

 

PRESENT: Trish Hatch, Matt Quinney, Corbin England, Ammon Allen, Jay Thomas, and Kent 

Shelton. Pamela Bloom was absent.  

 

STAFF: Larry Gardner, Julie Davis, Todd Johnson, Brian Berndt, Duncan Murray, Paul 

Brockbank 

 

OTHERS: Mayor Burton, Andrew Gardiner, Kaylen Nichols, Dustin Wamsley, Melissa, Jeff 

Seaman. 

 

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

Trish Hatch read the statement regarding Utah Code 52-4-207(4). 

 

The briefing meeting was called to order by Trish Hatch. Larry Gardner provided a history of the 

WSPA and Highlands development and explained density buy-ups as allowed in the ordinance. 

 

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

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

 

Trish Hatch read the statement regarding Utah Code 52-4-207(4). 

 

1. Approve Minutes from January 19, 2021 

 

MOTION: Jay Thomas moved to approve the minutes from January 19, 2021. The motion 

was seconded by Ammon Allen and passed 6-0 in favor. Pamela Bloom was absent. 

 

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

2. Park Valley Townhomes; 7652 South Highlands Loop Road; Preliminary Site Plan, 

Preliminary Subdivision Plat, Preliminary Development Plan; HFR Zone; Peterson 

Development/Barrett Peterson (applicant) [#21329, 21330, 21282; parcel 20-26-476-003; 

20-26-456-005; 20-26-400-028, 025, 016, 018, 020] 

 

Kaylen Nichols, Peterson Development, said Park Valley is part of the Highlands community that was 

approved in 2012. The project has arterial street access to 5600 West and 7800 South and is within 

close proximity to the Mountain View Corridor. She reviewed the surrounding uses. She read from the 

code the HFR zoning district’s purpose. The general plan and zoning designation call out the perfect 

elements of this proposal next to the commercial zones and major roadways. They hope in the future 

that UTA will bring in a rapid transit bus line to the area. There are trails as designed in the city trails 

master plan. The HFR zone is performance based with required improvements that meet good planning 

principals. This project incorporates installation and connection to the regional trail system, pedestrian 

scale and consistent architectural lighting, traffic calming measures, good connective street design, 

pedestrian friendly and walkable neighborhood design, and attractive theme-based architecture on all 

four sides of the structures. Optional amenities allow for added densities. Before even looking at the 

buy-ups, they created a program of amenities that would make a great project for this community as 

well as the surrounding community.  The proposal is for 217 units on 17.06 net acres at 12.7 units per 

acre. The HFR zoning district allows for a density range of 9.01 – 18 du/ac. The property would 

qualify for a minimum of 153 units and a maximum of 307, depending on optional amenities. With 
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their proposal, the optional amenities would allow a 51% buy-up, but they are only asking for 41%. 

The design provides for the least amount of impact to the adjacent to Sommerglen Heights residents. 

The buildings are situated so that only 14 end units are adjacent to 11 homes. If the buildings were 

configured in the other direction, then there would be about 28 adjacent units. There is a 30-foot 

landscape buffer on the north end, and the closest building would be at least 65 feet away. Eighty 

percent of roads are alley loaded and all internal roads are private streets. She reviewed the streets that 

will be dedicated to the city as part of the Nielsen’s Custard development. Each unit has a side-by-side 

two-car garage. End units are 3-bedroom with 1888 square feet and interior units are 2-bedroom with 

1673 square feet. Building styles range from 3-plex to 8-plex with the majority being 4-plex units, 

which adds variety. Maximum height is 29’5”, which is below the 30-foot maximum. Materials will 

include brick, stucco, and metal siding. The Design Review Committee asked for more architecture on 

the garage elevation, so they are adding a metal awning or eyebrow to give interest. The total parking 

requirement is 532 stalls. They are providing 109 parking stalls in addition to the garages, for a total of 

533 spaces not including ten spaces provided at the park. Garbage collection is private, and there is 

space inside of the garage for two bins. Two dumpsters are also provided. Overall open space is 8.05 

acres at 47% of the net acres. The WSPA requires a minimum of 20%. 2.73 acres are in the utility 

corridor and will not be landscaped. 5.16 acres will be landscaped and irrigated within the townhome 

area and .16 acres adjacent to the detention basin will be dedicated to the city. The overall irrigated 

open space will be 31%, so the minimum percentage is met even excluding the corridor property. Two, 

12-foot wide regional trails are within the project. The dry wash will be piped, regraded to meet the 

100-year flood design standards, and it will be landscaped and irrigated. The clubhouse is 4530 square 

feet and includes a leasing office, fitness center, recreation room with kitchen, restrooms for the pool 

area, and a pool maintenance room. 

 

Ms. Nichols reviewed the optional amenities. A swimming pool and two hot tubs are near the 

clubhouse. Two playgrounds, one will be inside of the regional detention basin park. Two benches and 

trash receptacles along the trail. Two entrance monuments and an overall Highlands master plan sign at 

the main gateway. 80% of the units are alley-loaded. The clubhouse has a BBQ area with pergola and 

seating. In addition to dedicating open space for the detention basin park, they are installing the 

parking lot. The dog park is on the west side of the project within the utility corridor. For the short 

term, the residents will benefit from it and in the future, it may become more of a public dog park since 

it is next to the trail. 

 

Kent Shelton asked if the utility corridor open space will have any landscape treatment. 

 

Kaylen Nichols said that a portion will be grass, but most of it will be left native. As the city’s plans 

for the utility corridor get refined there might be a chance for more improvement. The turf grass area 

will be a portion of the dog park. 

 

Larry Gardner showed visual displays regarding the subdivision, site plan, and master development 

plan. The Highlands development was adopted in 2012.  Most of the residential areas are developed 

with this and one other project to the north yet to be built. He reviewed the building type and road 

access and potential traffic patterns.  The buy-up chart and amenities were reviewed. These features 

have been common within the Highlands development. Each unit will have a two-car garage, front 

doors will face each other. Lighting will match the common theme throughout the Highlands and is 

pedestrian friendly. Architecture is modern looking and gives the project its own identity with a unified 

theme.  Floor plans were reviewed. Mr. Gardner stated that a resident of Sommerglen Heights called 
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with concerns of drainage and potential flooding. Drainage from all hard surfaces will be channeled 

toward streets, city-owned storm systems, regional detention pond, or the wash. All water will sheet 

from north to south. He has been assured by the engineering department that whatever steps are 

necessary will be taken to keep the water and drainage from the area of concern. Installation of 

landscaping will help immensely along with grading and/or installation of a swale, if needed. A traffic 

study was conducted for a large area that included this development and Copper Rim. It showed 50% 

of traffic going to Mountain View Corridor, 10% going south on 5600 West, 20% going east on 7800 

South, and 20% going north on 5600 West. There is a connection to the stub street in Sommerglen 

Heights. Traffic from some of the residents living right next to that connection may use it to go north, 

but it would be easier for most to use arterial streets. However, it is a public road and is designed to 

meet the capacity of whatever comes through. A preliminary landscaping plan was submitted and will 

be approved at the final review. He recommended that the Commission consider a requirement for a 

landscape screen such as high growing bushes or evergreen trees in the 30-foot buffer on the north to 

add some privacy.  The dog park will be fenced with a black powder-coated chain link, and a wrought 

iron fence is shown around the pool and clubhouse. There is an existing 6-foot wall on the border of 

Sommerglen Heights. The stepped slope has created some sections that are lower than six feet and the 

neighbors are concerned about privacy. The Commission could consider a recommendation that the 

developer work with staff to address the issue with grading or some type of swale or another way so 

that there is a full six feet on the Park Valley side of the wall.  

 

Matt Quinney felt that is was unfair to make this developer replace the fence when they weren’t the 

ones who installed it.  

 

Larry Gardner said he is not asking for Peterson Development to replace the fence, but to find some 

way to mitigate it. For example, an 18” swale could mitigate the issue. However, he asked that the 

recommendation allow staff to work with the developer since the final grade is unknown at this time.  

Mr. Gardner reiterated that the total proposed units is 217 at 12.7 units per acre density. He felt that 

this will be an attractive development and it meets all ordinance requirements. 

 

Staff recommended approval of the Preliminary Site Plan, Preliminary Subdivision Plat, Preliminary 

Development Plan for Park Valley Townhomes; 7652 South Highlands Loop Road with the conditions 

of approval listed below. 

 

Preliminary Site Plan  

1. All areas not maintained under the terms of the Highlands Assessment Area must be owned and 

maintained in perpetuity by the property owner.   

2. Before the final plat, site plan and development plan are stamped for construction purposes by 

the West Jordan Engineering Department, all redline comments shall be completely addressed.  

3. Preliminary site plan approval shall be valid for one year per City Code, Section 13-7B-5. 

 

Preliminary Subdivision Plat  

1. All areas not maintained under the terms of the Highlands Assessment Area must be owned and 

maintained in perpetuity by the property owner.  

2. Landscape and irrigation plans shall be submitted detailing installation and maintenance 

responsibilities of all landscaping and irrigation systems.  

3. The Final Subdivision Plat shall address all engineering requirements. 

4. Preliminary subdivision plat approval shall be valid for one year per City Code, Section 14-3-8. 
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5. Before the final plat, site plan and development plan are stamped for construction purposes by 

the West Jordan Engineering Department, all redline comments shall be completely addressed.   

 

Preliminary Development Plan  

1. The Final Development Plan shall be updated to reflect the buy up points and densities 

approved by the Planning Commission and City Council. 

2. The Final Development Plan shall be updated to show all other requirements as approved by 

the Planning Commission.  

3. Approval of the Preliminary Subdivision plan and Preliminary Site Plan shall be subject to City 

Council Approval of the Preliminary Development Plan. The project density shall be approved 

by the City Council as part of the Preliminary Development Plan approval. 

4. Update the Final Development Plan to address all existing and future planning, engineering, 

fire, Design Review Committee, and all other City redline corrections.  

5. Before the final plat, site plan and development plan are stamped for construction purposes by 

the West Jordan Engineering Department, all redline comments shall be completely addressed.  

 

Kent Shelton said since Peterson Development didn’t have to pay to install the wall, they are 

benefiting from it. His feeling is that this developer should make sure that the residents have a full six 

feet. He supported the concept of a landscaping screen. He asked if the units have basements. 

 

Larry Gardner said they are slab on grade units. He agreed that a landscape screen will help with 

privacy issues and make the development look nice.  

 

Kent Shelton said although this property had been zoned as high density for a number of years, he was 

concerned for the residents living on that property line. He was pleased with the recommended 

mitigations. 

 

Trish Hatch opened the public hearing. 

 

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

 

Clarification was made on certain points. There are about 30 parking stalls at the clubhouse. It will not 

be a gated community. The current plan is a for-rent product, Airbnb rentals hadn’t been discussed. 

Topography of the site was discussed as it pertained to wheelchair accessibility. Some units will have 

main door access to the second floor with the garage on the downhill side, but they are not necessarily 

ADA accessible.  

 

Ammon Allen asked if it were staff’s intention that the Commission turn the issues of landscape 

screening and fencing over to staff to resolve. 

 

Larry Gardner said that is what he would ask since staff knows the intent of the Commission, they 

would be able to work that out with the applicant in the final approval. However, the Commission 

could also ask that it come back to them to determine that it meets the intent. The Commission 

typically will not review it for final approval.  Preliminary approvals last one year, but he didn’t think 

it will take that long before review of the final plans. Ms. Nichols and Peterson Development are aware 

of the concerns in that area. 
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Ammon Allen expressed his trust in staff, but he wanted to make sure the Commission talks about 

what they want the landscape screen to look like. He said there is a public utility easement on the plat 

and asked if they anticipate utilities in that location. 

 

Todd Johnson said there is a proposed 10-foot utility easement around the perimeter and there are no 

utilities planned for that area at this time. The easement location is flexible and could be adjusted to 

allow for landscaping, so there shouldn’t be a conflict. 

 

Matt Quinney was 100% in favor of a landscaping screen and not in favor of asking Peterson to 

remedy the fence since they didn’t install it. Also, the homes sit so far above six feet it won’t make a 

difference. 

 

Trish Hatch noted that a hand indicator had been raised by someone from the public, so she asked if 

there was a motion to reopen the public comment. 

 

MOTION:  Ammon Allen moved to allow for public comment. The motion was seconded and 

passed. 

 

Corbin England agreed with Commissioner Quinney’s comments to have staff work with the applicant 

on providing only the landscape screening. 

 

Ammon Allen asked which of the three applications the landscape screen would be referenced in. 

 

Larry Gardner said they could state that with the development plan so that City Council will see that 

the Commission had addressed it. Then it can be carried out in the site plan and subdivision approvals. 

In the Highlands, all conditions in one area of approvals have to be reflected in all areas. 

 

Dustin Wamsley, West Jordan resident in Sommerglen Heights, said he appreciated the discussion and 

concerns about the wall and privacy screen. He explained that the wall is already problematic. Water 

runs down the wall and uncovers the footings. It isn’t providing 6 feet of height, and most of the wall 

on his property is waist height, so it does not provide the privacy or security that the residents would 

like. 

 

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

 

Kent Shelton said that Mr. Wamsley made a good point that the wall is not just for screening, but to 

provide a level of security. He asked the Commission how the conversation would differ if the wall 

was not there. The wall isn’t of value in its current state. 

 

Ammon Allen appreciated the thought. He assumed that the wall does not encroach onto the Peterson 

property, and they can’t be forced to do something on private property. The Commission can either ask 

for landscape screening or a second wall or fence, but that would create a no-man’s land, as was 

discussed in a similar situation near the airport.  

 

Larry Gardner felt that something could be accomplished with grading, making sure to protect the 

footings, then the wall would be higher at least on the Park Valley side. He hasn’t addressed this issue 

with the applicant, so he doesn’t know what they are willing to do. 
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Matt Quinney said the recommendation should be for screening at the discretion of the staff and 

encouraging Peterson Development to consider replacing the wall, but that can’t be required. 

 

Kent Shelton asked if the applicant would have been required to build a fence if there wasn’t one there 

already. 

 

Matt Quinney thought that one would have been required to be built on the subject property if there 

wasn’t one. 

 

Corbin England said that would only be if the Sommerglen Heights land was vacant, and that is not the 

case. 

 

Ammon Allen said the motion should include the landscaping feature, but he also liked the idea of a 

swale that will help with erosion around the wall footings and it will increase the wall height when 

someone is standing next to it. 

 

Matt Quinney felt that they should indicate that these issues can be worked out with staff. 

 

Commissioner Allen agreed, and Commissioner Thomas said that he agreed if there is some sort of 

measure to carry it out. 

 

MOTION: Matt Quinney moved, based on the information and findings set forth in the staff 

report and upon the evidence and explanations received today, to approve the 

Preliminary Site Plan for Park Valley Townhomes; 7652 South Highlands Loop 

Road with the conditions of approval 1 through 3 as listed in the staff report. The 

motion was seconded by Ammon Allen and passed 5-1 in favor with Kent Shelton 

casting the negative vote. Pamela Bloom was absent.   

 

MOTION:  Matt Quinney moved, based on the information and findings set forth in the staff 

report and upon the evidence and explanations received today, to approve the 

Preliminary Subdivision Plat for Park Valley Townhomes; 7652 South Highlands 

Loop Road with the conditions of approval 1 through 5 as listed in the staff report.  

The motion was seconded by Corbin England and approved 6-0 in favor. Pamela 

Bloom was absent. 

 

MOTION:  Matt Quinney 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 the Preliminary Development 

Plan  for Park Valley Townhomes; 7652 South Highlands Loop Road with the 

conditions of approval 1 through 5 as listed in the staff report, and adding 

condition #6, In conjunction with staff, work out a screening as well as discussion 

about doing a swale or some other measure to mitigate the fence issues.  The 

motion was seconded by Ammon Allen and passed 5-1 in favor with Kent Shelton 

casting the negative vote. Pamela Bloom was absent. 
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MOTION: Matt Quinney moved to adjourn. 

 

The meeting adjourned at 7:02 p.m. 

 

 

 

      ___________________________ 

TRISH HATCH 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Community Development Department 

 

Approved this ________ day of _____________________________, 2021 

 


