
 

 

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

COMMISSION HELD AUGUST 20, 2019 IN THE WEST JORDAN COUNCIL CHAMBERS 

 

PRESENT: Matt Quinney, Jay Thomas, Trish Hatch, Kelvin Green, Nichole Luthi, and Corbin 

England. Bob Bedont was excused. 

 

STAFF: Larry Gardner, Mark Forsythe, Kent Page, David Cottle, Paul Brockbank, Scott 

Langford, Duncan Murray, and Julie Davis 

 

OTHERS: Milton & LeeAnn Schow, Jason & Soni Johnson, Jesus Pedroza, Kaylen Nichols, David 

Smith, Spencer Burt, Tiffany Ostrander, Brenda Norton, Ryan Peterson, Steve Schiele, 

Rachael & Marc Ellis, Melissa Wood, Shane Bowler, Randy Bowler, JR Moore. 

 

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

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

information was provided. Duncan Murray gave training on the new form of government and how that 

will affect the Planning Commission. 

 

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

The regular meeting was called to order at 6:01 p.m. 

 

1. Consent Calendar 

 Approve Minutes from August 6, 2019 

 

MOTION: Nichole Luthi moved to approve the minutes from August 6, 2019. The motion was 

seconded by Corbin England and passed 6-0 in favor. Bob Bedont was absent. 

 

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

2. PX Palace; 7879 South 1530 West #300; Conditional Use Permit for Reception Center; 

CC-C Zone; PX Palace/Jesus Pedroza (applicant) [#19079; parcel 21-34-201-027] 

 

Jesus Pedrosa, applicant, said he has also been operating Golden Imperio Reception Hall in this area 

for ten years. They are expanding the business and calling it PX Palace so it will be easier to direct 

guests to the correct room. He said they work with the West Jordan sergeant in charge for security at 

their events.   

 

Mark Forsythe said the Golden Imperio portion of the building was originally approved in 2015. This 

expansion will double the amount of floor area, which is why a new conditional use permit is required. 

The City Center zone is envisioned as the Downtown area of West Jordan, but currently many of the 

areas are non-conforming. The nearest home is several hundred feet away and won’t be impacted by 

this business. Parking lot lighting is adequate. Parking spaces required are 146, and 68 are provided on 

their parcel. However, parking in the area was designed as a shared lot and the remaining 99 spaces are 

available within 500 feet of the building. The conditions of approval address some violations that will 

need to be met, including needed building permits, signage to comply with the code, and minor 

landscaping repairs. Other conditions deal with pedestrian safety and monitoring of alcohol 

consumption.  
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Staff recommended that the Planning Commission approve the Conditional Use Permit for PX Palace, 

located at 7879 South 1530 West, Unit 300 in a CC-C zone, subject to the Conditions of Approval 

listed below: 

 

1. All business operations shall be substantially consistent with the submitted application, letter of 

intent and site plan. 

2. The reception center owner shall provide parking lot security for patrons at all events. Security 

guards shall provide traffic control and shall ensure the safety of pedestrians crossing drive 

aisles. 

3. All reception center activities and all associated equipment shall be fully contained indoors and 

are not allowed outside at any time. 

4. The reception center owner shall 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. 

5. The reception center shall continuously meet all Salt Lake County Health Department 

regulations for the catering of food at all events where food is served. 

6. Obtain a building permit from the West Jordan Building & Safety Department for the newly-

installed decorative columns and lighting. 

7. Obtain a building permit for wall signs. Signage must be comprised of high quality, durable 

materials. Banners as a permanent sign are prohibited. 

8. All landscaped areas adjacent to the building must be mulched at a depth of at least 3 inches. 

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

regulation #21 “Community Noise Pollution Control”. 

10. The Conditional Use Permit is subject to review and/or revocation as per Section  

13-7E-10 of the West Jordan Municipal Code. 

 

Kelvin Green said the staff report says that patrons are allowed to bring their own alcoholic beverages, 

and he asked if that is consistent with state law. 

 

Mark Forsythe said it is consistent with state law. 

 

Jay Thomas asked if they would have to reapply for the conditional use permit if the area were 

redeveloped and the shared parking taken away. 

 

Mark Forsythe said they would look at the shared parking agreement for the new development at that 

time, but the conditional use permit runs with the land. 

 

Matt Quinney opened the public hearing. 

 

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

 

MOTION: Jay Thomas moved, based on the information and findings set forth in the staff 

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

Conditional Use Permit for PX Palace; 7879 South 1530 West #300; PX 

Palace/Jesus Pedroza (applicant) subject to the conditions of approval 1 through 

10 as listed in the staff report. The motion was seconded by Nichole Luthi and 

passed 6-0 in favor. Bob Bedont was absent. 
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********************************************************************************** 

3. En Pointe School of Ballet; 7504 Center View Way; Preliminary Site Plan and 

Conditional Use Permit for Personal Instruction Services; P-O Zone; En Pointe 

Ballet/Marc & Rachael Ellis (applicant) [#18758; parcel 21-29-301-008] 

 

Rachael Ellis, business owner, said their school has 250 students and they have currently outgrown 

their studio. This studio will accommodate over 600 students. The location in Jordan Landing will 

allow parents to shop during classes, and they hope this location will draw more visibility from Jordan 

Landing Boulevard and Center View Drive. The building will include three large studios, an elegant 

lobby, ballet boutique, office, restrooms, and storage for costumes. Each studio will be soundproofed. 

Drop off is in a semi-circular drive with portico. Parking is more than adequate as most parents do not 

stay. Drop off and pick up times will be staggered to prevent traffic congestion. The main business 

hours are Monday – Friday from 4:00 p.m. to 9:00 p.m. A few classes for pre-school and kindergarten 

aged children will be during the day. She described the exterior design materials, pedestrian access, 

lighting, signage, and elegant interior design and décor. Their school is set apart from other dance 

studios and they notice a definite difference in their dancers and the clientele. The dancewear boutique 

is needed on this side of the valley, which will bring additional business to Jordan Landing. The 

boutique will have standard hours of operation from 10:00 a.m. to 9:00 p.m. on weekdays and 

Saturdays. They are the only studio in West Jordan specializing exclusively in classical ballet with full-

length story ballet performances. They do not participate in dance competitions. Annual performances 

are held in Jordan School District high school auditoriums. They would love to create notoriety for 

West Jordan, and they are excited for this expansion. 

 

Staff recommended that the Planning Commission approve the preliminary site plan and conditional 

use permit for En Pointe School of Ballet; 7504 Center View Ct. with the conditions of approval listed 

below: 

 

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. 

 

Kelvin Green noticed that retail sales is not an allowed use in the P-O zone. 

 

Marc Ellis said the square footage for the boutique is less than 10% of the total building, which makes 

it an accessory use and will be mostly for their clients. 

 

Larry Gardner was not concerned with a retail component, as it is similar to hotels in the P-O zone that 

have some sort of retail sales in their lobby as an incidental use. 
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Nichole Luthi said she loved this project. The ADA parking and sidewalk leading to it was discussed 

in the DRC meeting. She would like to see the walkway moved and the striping behind the parking 

stalls eliminated.  

 

Matt Quinney opened the public hearing. 

 

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

 

Scott Langford read from the code the definition of office, “A building, room, or department where 

executive management, administrative, or professional services are provided (except medical services) 

excluding the sale of merchandise, except as incidental to the principal use”. He wasn’t sure how the 

10% figure was arrived at. 

 

Larry Gardner said he made that determination. Sales of dancewear is completely incidental to a ballet 

studio. It would be similar to a storage facility that sells boxes and strapping tape. This is a small 

enough area and the only reason anyone would go there is if they were involved in some type of dance 

program. He did not think the ordinance was being violated at all and the incidental use will enhance 

the business overall because people won’t have to go outside of West Jordan to purchase these things. 

 

Duncan Murray said the ordinance indicates that the one who makes these determinations is the 

Zoning Administrator, Larry Gardner, unless it specifically lists an alternative method. 

 

Kelvin Green said he just wanted to make sure they are complying. The store area is small enough to 

be incidental, but the percentage just wasn’t indicated in the code. He appreciated staff’s research. 

 

Larry Gardner said they have used the 10% rule as a general policy. 

 

MOTION: Nichole Luthi moved to approve the Preliminary Site Plan and Conditional Use 

Permit for En Pointe School of Ballet; 7504 Center View Way; En Pointe 

Ballet/Marc & Rachael Ellis (applicant) subject to conditions 1 and 2, as listed in 

the staff report, adding: 

 3. Revise the site plan [ADA parking area] as discussed today.  

 The motion was seconded by Corbin England and passed 6-0 in favor. Bob Bedont 

was absent. 

 

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

4. Barber Property; Continued from July 16, 2019; 7401 South 5490 West; General Plan 

Land Use Map Amendment for 10.02 acres from Very Low Density Residential to Low 

Density Residential and Rezone from RR-1D (Rural Residential 1-acre minimum lots) 

Zone to R-1-12F (Single-family Residential 12,000 square foot minimum lots) Zone; 

Peterson Development LLC/Ryan Peterson (applicant) [#18767; parcel 20-25-300-007, 

008]  

 

Kaylen Nichols, representing Peterson Development, explained the proposal for 10 acres to be changed 

to R-1-12F, which is the same as Winner’s Circle and Bella Estates subdivisions to the south. This is a 

good transitional zone from the existing neighborhoods on the east to the medium density to the west. 

The concept plan shows 17 lots from 13,474 square feet to 65,000 for an existing house. The 
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subdivision will connect with the stub road in Bella Estates, and due to the fire department requirement 

for response time, they have been asked to access 5490 West. That has triggered discussions with city 

staff regarding how that property will be acquired. That road is on the transportation master plan as a 

2-3 lane collector street, so the city is pushing for that to happen and looking into the correct avenues 

to obtain the right-of-way. 

 

Kelvin Green hadn’t seen anything in the presentation that shows very low density is incorrect for this 

area. He asked why there is a need to change the general plan from very low density. 

 

Kaylen Nichols said the property owner is selling the land for his retirement. They chose to ask for low 

density instead of medium to replace very low density. 

 

Ryan Peterson said the property owner is selling for his retirement, and there isn’t as much demand for 

lots in the very low density residential category. They are proposing sizes in the range of 14,000 to 

18,000 square foot lots. The interest in a large 1-acre lot has become less over time and more for the 

smaller more manageable lots. 

 

Kelvin Green said if this is approved it will continue to change to the north, and he is concerned that it 

won’t stop. 

 

Ryan Peterson said there are still larger lots available throughout the city and come up for sale from 

time to time. Regarding the properties to the west and north in this area, if there is sufficient demand 

for larger lots in the very low density range then those people will make their interests known and 

developers will pursue the larger size. 

 

Kent Page said page 19 of the General Plan advises the city “to update the future land use map on an 

as-needed basis after positively finding that the location of the new or changed use is appropriate for 

the area and that no negative impact will be created to the neighborhood or the city because of the 

change”. The City has changed the land use and zoning on properties to the south identical to this 

request, so it could be backed up by the General Plan that this request is reasonable in the balance, that 

there are adequate services, and that 5490 West is master planned as a collector road and would 

alleviate some of the pressure on 5600 West. 

 

Based on the analysis and findings contained in the staff report, staff recommended that the Planning 

Commission forward a positive recommendation to the City Council to amend the General Plan Future 

Land Use Map for 10.02 acres from Very Low Density Residential to Low Density Residential and to 

rezone 10.02 acres from RR-1D to R-1-12F for property located at 7401 South 5490 West. 

 

The Commission read through the emails sent to them from Bret Burgon, Adrian & Bryce Hummel, 

and David Smith, who mainly had concerns regarding animal rights, preferred lot size of ½ acre, and 

retention of the private lane. 

 

Matt Quinney opened the public hearing.  

 

Milton Schow, West Jordan resident directly east, said based on the concept plan it is making a big 

transition from his 1-acre lot to 1/3 acre lots. He wouldn’t support anything less than ½ acre to keep it 

consistent with the neighborhood. 
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Spencer Burt, West Jordan resident, said the proposal is for the same zoning as to the south, but they 

are 1-acre lots to the east, so it needs a better transition. He chose his new location because he wanted 

to stay in the area and there is a great demand for ½-acre lots. There are plenty of quarter-acre lots in 

West Jordan. He said we shouldn’t even be considering a rezoning until there is a second access point.  

 

Melissa Wood, West Jordan resident, said this property backs her property. She lives on a half-acre 

and the people east of that live on 1-acre and to the west they are on five and ten acres. She would like 

these lots to be half-acre minimum in order to be consistent with her property with animal rights. She 

doesn’t want the influx of people to complain about their animals. If there is a through road to 5490 

West, it will cause more traffic to come in front of her house. She pointed out some language in the 

staff report that said the request does not comply with the general land plan, so she would like further 

discussion. She thought it would be a long time before 5490 West will be made public. 

 

Tiffany Ostrander, West Jordan resident, is on an acre property that backs this property. The concept 

plan shows the smallest lots next to their 1-acre lot and the larger lots are toward the front. She has 

horses, and neighbors who do not have agricultural lots typically don’t like to live next to them. The 

report says that the adjacent subdivision to the south is compatible, but those lots don’t back any 

agricultural lots. The report also recognizes that the property isn’t compatible with the property to the 

east, because of lot size and animal issues. She recommended that the property be developed as 1-acre 

horse property lots. 

 

Steve Schiele, West Jordan resident, said people appreciate larger lots. He built in this area because he 

wanted to live on an acre. To put 12,000 square foot lots next to them doesn’t do well to those people 

who have animal rights. Because of the flies and odors that comes with animals it never plays well for 

those who own them. If they continue with this change, he recommended that they move the 1-acre 

properties next to the 1-acre lots and to include a buffer if they aren’t going to have animal rights. It is 

a selling factor to his property to have animal rights and that is why they live out there. 

 

Shane Bowler, West Jordan resident, lives on the A-1 property to the west. His concern is that the 

concept plan shows his private land being dedicated to the city and there hadn’t been a discussion with 

Peterson Development yet. If 5490 West does go public, he wondered what that would look like for the 

remaining private lane. There should be more due diligence before a decision is made. 

 

JR Moore, West Jordan resident, felt they are getting the cart before the horse for a development that 

requires two access points before the second access is established. He recently moved to the new area 

to the south and if there had been a half-acre lot, he would have bought it. The home costs to the south 

are very expensive, which is evidence that this part of West Jordan is ready for a higher end 

development and it is up to the city to continue that trend. 

 

Randy Bowler, West Jordan resident, said he had done a lot of development in the city. In addition to 

the A-1 property that Shane Bowler spoke of, they also own acreage north on the private road. The 

action on this proposal will impact those parcels. It would be inappropriate to make any decision until 

there is a proper resolution to the questions, especially the access issue and how the dedication of 5490 

West would affect the private road to the north. Property ownership goes to the center of the road on 

5490 West, so property owners on that stretch of road will have to agree to any dedication. 
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Further public comment was closed at this point for this item. 

 

The applicant had nothing to add. 

 

Kelvin Green was fundamentally opposed to the project. The only compatible use in the area would be 

directly to the south. He didn’t see a reason to change it from very low density. There has to be a time 

when we draw the line and stop encroaching on the A-1 and RR-1 properties. Regarding Finding A, he 

didn’t think it is consistent with the general plan because it will have a negative effect on the City. He 

won’t usually argue against R-1-12 zoning, but in this situation it isn’t consistent. In Finding E it 

significantly alters the acceptable land use plans and patterns in the neighborhood. He said people are 

buying acre lots in Draper. There are a lot of people who want to maintain a small town feel in West 

Jordan, and the only way to do that is to keep some of the agricultural and rural residential properties. 

 

Jay Thomas echoed the same thing as to the impact to the adjoining properties to the west. The city 

wants to preserve some of the rural and agricultural areas, and he was against the request. 

 

Trish Hatch asked for clarification on the access point and the private road. 

 

Larry Gardner said 5490 West has been on the transportation master plan for years. It was originally 

platted in the county as a way to develop the 5-acre lot subdivision. It is a private lane with an access 

easement. Bella Estates and Winner’s Circle subdivisions were right at the 4-minute response time and 

that is why they didn’t need an access on 5490 West. The property owner was told that 5490 West 

would have to be constructed as a public street for access purposes. They are now in preliminary 

discussions and for this project to go forward 5490 West would have to become a public street. He 

referred to the map in the staff report and said there is a water line project that will be constructed and 

dedicated as a public street certain portions shown in blue. The yellow portions on the map is deferred, 

designed, and dedicated to the city property when Randy Bowler developed Bella Estates and 

Winner’s Circle. The red area is along private property, and the city or the developer would have to 

acquire the entire frontage of Barber and the other side of the road. About a year ago, the City Council 

tasked city staff to make 5490 West a public street, and there has been work done on that. He said that 

no more development will occur on 5490 West without it becoming a public street, because that would 

be in violation of safety rules.  

 

Trish Hatch asked if that discussion should happen prior to deciding what size of lots should be in this 

area. 

 

Larry Gardner said the Planning Commission can recommend to the City Council one way or the other 

without holding up the application at this level. The only way a subdivision will be approved is with a 

second access and it is a City Council decision of when to pull the trigger to make it a public street.  

Regarding the question of if there are adequate public services in the area, there is adequate water, 

sewer, storm drain, and they are working on the street issue. This road is on the master plan and they 

have discussed this over and over with those property owners.  

 

Scott Langford said the Council has already indirectly weighed in on this issue by adopting certain 

ordinances for response times. This subdivision, no matter what the lot size, would have to go through 

the approval process, and it would violate the ordinance to approve it without the other access. 
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Kelvin Green agreed they need to build the road, but they are putting the cart before the horse by 

deciding the size of the lot before the road it built. Once a property is rezoned it rarely reverts. Most of 

the neighbors have said that R-1-12 doesn’t fit and that is enough substantial evidence to say they 

should be at least half-acre lots.  

 

Larry Gardner said the Planning Commission should make their decision based on the criteria and not 

what the public wants. Only the City Council can make their decision based on clamor. He said that 

people with animal rights also have the responsibility to care for them and to control flies and odors, 

which can be difficult. He wanted to be clear that the City will not take away animal rights from those 

lots that currently have them.  

 

Kelvin Green said the public hearing is held to gather evidence and the evidence he heard tonight has a 

consistent theme that R-1-12 zoning and land use would be incompatible with current land uses. It is 

not because the neighbors don’t like it, it is that they have provided evidence enough to say there is a 

finding of fact that this proposal will significantly alter the land use patterns, it affects the land, and it 

makes a negative effect on West Jordan City. 

 

Matt Quinney said although he is a little more pro-development, he agreed with most of what was said. 

He thought Finding D makes this challenging because this property is being sold for retirement and 

benefiting one entity. Instead of holding off on any action he felt that they should make a negative 

recommendation. 

 

MOTION: Corbin England moved, based on the information and findings set forth in the staff 

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

recommendation to the City Council for the Barber Property; 7401 South 5490 

West; Peterson Development LLC/Ryan Peterson (applicant) to amend the 

General Plan Land Use Map for 10.02 acres from Very Low Density Residential to 

Low Density Residential based upon Finding A it is not consistent with the general 

plan, Finding D this will benefit a particular person, and Finding E it will 

adversely impact the neighborhood and community. The motion was seconded by 

Trish Hatch and passed 6-0 in favor.  Bob Bedont was absent. 

 

MOTION: Kelvin Green moved, based on the information and findings set forth in the staff 

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

negative recommendation to the City Council for Barber Property; 7401 South 

5490 West; Peterson Development LLC/Ryan Peterson (applicant) to Rezone 10.02 

acres from RR-1D Zone to R-1-12F Zone based on Criteria 1 it is not consistent 

with the general plan, Criteria 2 it is not consistent with the neighborhood, 

Criteria 3 it doesn’t meet the health, safety, and welfare of the area, and Criteria 4 

public services including fire protection is not available. The motion was seconded 

by Trish Hatch and passed 6-0 in favor. Bob Bedont was absent. 

 

********************************************************************************** 
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5. The Appliance Stop; 9375 South Redwood Road; Conditional Use Permit for Secondhand 

Store; C-G Zone; The Appliance Stop/Jason Johnson (applicant) [#19212; parcel 27-03-

451-002] 

 

Jason Johnson, West Jordan business owner, said he and his wife Soni have been leasing at the 

location and they would like to provide this type of store on the south end of the valley. He spoke to 

the pawn shop owner to make sure it wouldn’t interfere with his business, and he felt it would be a 

benefit. He explained his business plan to resell high-end appliances that are still in good shape. 

Regarding the conditions of approval, the striping is being taken care of. There is plenty of space 

indoors for storage, and it wouldn’t make sense for them to keep the appliances outside. He understood 

the need to present a good image. 

 

Mark Forsythe added that the retail and a secondhand store is appropriate for the C-G zone. The canal 

bisects the store from the residential area. He reiterated that outdoor storage is prohibited in the C-G 

zone. The unloading space in the back is small, but should be adequate for deliveries, they just need to 

make sure that the parking spaces in front are available and access is provided. 

 

Staff recommended that the Planning Commission approve the Conditional Use Permit for The 

Appliance Stop, located at 9375 South Redwood Road in a C-G zone, with the Conditions of Approval 

listed below: 

 

1. The business activities shall be consistent with the submitted application, letter of intent and 

site plan. 

2. The parking lot shall be restriped with a minimum of (5) 9’ x 18’ parking stalls and (1) 9’ x 18’ 

handicap stall with (1) ADA loading space. 

3. All merchandise, equipment, containers, materials, etc. shall be stored entirely inside the 

building at all times. Under no circumstances shall any such items be stored outside. 

4. All merchandise should be loaded or unloaded at the rear of the building. 

5. The business shall not engage in lending money. 

6. Obtain a Building Permit for any interior construction work, as required by the West Jordan 

Building & Safety Department. 

7. A permit shall be obtained for any new exterior signage. 

 

Matt Quinney opened the public hearing. 

 

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

 

Trish Hatch asked the applicant if they would do any appliance repair on site. 

 

Jason Johnson said there will be some minor repairs. About 80% of the appliances they received are in 

working condition. None of the repairs would involve anything hazardous or noisy. They might change 

a fan, but they won’t be changing compressors. Refrigerators will be tested before they come in to the 

shop. The majority of the items will be things like dishwashers, stove tops, washers, and dryers. He 

said they will only accept as much product as they can handle in their storage area and store front. If 

the volume ever increased beyond that they would probably get a warehouse or storage facility. Right 

now, it will be a very small-scale business. 
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MOTION: Corbin England moved, based upon the information and findings set forth in the 

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

Conditional Use Permit for a Secondhand Store for The Appliance Stop; 9375 

South Redwood Road; The Appliance Stop/Jason Johnson (applicant) with the 

conditions of approval 1 through 7 as listed in the staff report. The motion was 

seconded by Nichole Luthi and passed 6-0 in favor. Bob Bedont was absent. 

 

MOTION: Kevin Green moved to adjourn. 

 

The meeting adjourned at 7:27 p.m. 

 

 

 

MATT QUINNEY 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Development Services Department 

 

Approved this ________ day of _____________________________, 2019 
 


