
 

 

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

PLANNING AND ZONING COMMISSION HELD REMOTELY ON OCTOBER 20, 2020 

 

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

and Pamela Bloom.  

 

STAFF: Larry Gardner, Scott Langford, Julie Davis, Ray McCandless, Kent Page, Nathan 

Nelson, Paul Brockbank, Mark Forsythe, Duncan Murray 

 

OTHERS: Dirk Burton, Sabrina Deimler, Amy Martz, Dave and Laurel Udall, Deanna Hopkins, 

King, Tiffany Cocker, Randy Smith, Justin Hendrix 

 

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

Matt Quinney read the statement regarding Utah Code 52-4-207(4). 

 

The briefing meeting was called to order. The agenda was reviewed and clarifying questions were 

answered. Larry Gardner gave a brief training on procedures and types of questions to be asked prior to 

the close of public comment period, which will help staff to track the Commission’s discussion and 

recommendations. Suggestions were given for future training. 

 

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

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

 

Matt Quinney read the statement regarding Utah Code 52-4-207(4). 

 

Business Items 

1A. Approve Minutes from October 6, 2020 

 

MOTION: Trish Hatch moved to approve the minutes from October 6, 2020. The motion was 

seconded by Corbin England and passed 7-0 in favor. 

 

1B. Soda Blast; 9066 South 1510 West; Conditional Use Permit for Restaurant, Fast Food; P-

C Zone; Soda Blast/Larry Curtis (applicant) [#22094; parcel 27-03-401-049] 

 

Mark Forsythe said staff has been working with the applicant to make changes to the on-site option to 

include suggestions from the Commission, including a 6-inch curb on both sides of the drive aisle and 

two striped pedestrian crosswalks to the building. Signage is required to be in a landscaped area, a 

curbed island with gravel can be considered landscaped. The applicant proposed an alternative to add a 

two-way cut through north of the drive through lane if there are concerns with traffic circulation, but 

staff didn’t think that was necessary.  Four other options based on the comments from the previous 

Planning Commission meeting were explained. All four of the other options would cross onto the 

neighboring parcel owned by Walker Edison. That property owner would have to approve all 

improvements in order for those layouts to work.  

 

Staff recommended that the Planning Commission approve the Conditional Use Permit for Soda Blast, 

located at 9066 South 1510 West in a P-C zone, with the Conditions of Approval listed on page 2 of 

this report. 

 

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

2. The drive-through lane shall be constructed to the specifications shown on one of the site plan 

options provided in this report. Deviations from the selected plan must be approved by the 

West Jordan Traffic Engineer, the West Jordan Fire Marshal, the West Jordan Engineering 

Department and the West Jordan Planning & Zoning Department. 

3. Install all directional signs as shown on the corresponding selected site plan provided in this 

report. All freestanding signs must be placed in a landscaped island per Section 12-3-2H of the 

West Jordan Municipal Code. 

4. Written consent from the property owner of the adjacent parcel to the west is required prior to 

the construction of any improvements on said adjacent parcel. 

5. Update all pertinent access, parking or other easements and record them at the Salt Lake 

County Recorder’s Office. 

6. An electronic busting system shall be implemented to reduce the drive-through traffic queue. 

The drive-up window shall be used for pick-up only. All orders shall be taken and paid for 

before customers reach the pick-up window. 

7. Business hours shall begin later than the scheduled garbage pick-up in order to prevent drive-

through traffic from blocking the dumpsters. 

8. Speaker boxes, intercoms and any other noise equipment shall comply with all noise 

regulations of the Salt Lake County Health Department. 

9. A Building Permit must be obtained prior to commencement of any interior and/or exterior 

construction work, as required by the Building Official. 

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

11. The business shall adhere to all sign requirements, as set forth in Section 13-17 and Title 12 of 

the West Jordan Municipal Code. 

12. The Conditional Use Permit is subject to review and/or revocation in accordance with Section 

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

 

Matt Quinney noted that the public hearing was held on October 6th. 

 

Ammon Allen didn’t think that Option 4 would work due to the radius and the pick-up window is on 

the passenger side. Options 1, 2, and 3 on the north side shows some parking spaces being pushed back 

to help with the movement. He asked if that same thing could be done for the parking stalls to the west 

for a full access. 

 

Mark Forsythe that would remove some parking stalls, but they would still meet the requirement. 

 

Ammon Allen said the applicant suggested at the last meeting that they owned the first four banks of 

parking, not including the row in front of the building. 

 

Sabrina Deimler said they own the parking in front of the building and the first row, then the next row 

begins the common area. She sent an email to Edison Walker’s property owner regarding the options 

that use the adjacent property, but she hasn’t heard back. 

 

There was a discussion regarding restriping of the green area in Option 1 in order to keep some of the 

parking stalls. 
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Matt Quinney was against Options 3 and 4, and he didn’t like the 90-degree turn on Option 2. He 

didn’t think that the applicant should have to get permission from another property owner if an 

acceptable layout can be provided on their own property. They proposal has all they were asking for at 

the last meeting. 

 

Other commissioners agreed. It gives more spacing for cars, and it meets the safety requirements that 

were a concern last meeting. It also does not require someone else’s approval. 

 

Options for amending condition #2 were discussed. 

 

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

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

Conditional Use Permit for Soda Blast, located at 9066 South 1510 West in a P-C 

zone, with the conditions of approval 1 through 12 as listed for the original option, 

amending: 

2. The drive-through lane shall be constructed to the specifications shown on 

staff’s option 1 [Exhibit C], provided in this report. Deviations from the 

selected plan must be approved by the West Jordan Traffic Engineer, the 

West Jordan Fire Marshal, the West Jordan Engineering Department and 

the West Jordan Planning & Zoning Department. 

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

 

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

2. Udall Commercial; 7592 South 5490 West; Future Land Use Map Amendment for 5.01 

acres from Very Low Density Residential to Community Commercial and Rezone from 

RR-1D to SC-2 (Community Shopping Center) Zone; Udall International/David Udall 

(applicant) [#22253, 22256; parcel 20-25-300-058, 059] 

 

Dave Udall and Laurel Udall, applicants, were in attendance and expressed appreciation to the 

Commission and staff. The property is adjacent to Highlands Loop Road, has been in their family since 

1977, and is zoned rural residential. The area is now booming in business. The city economic 

development goals welcome all types of new business. They are requesting an amendment on the 

future land use map and zoning map from residential to community commercial. She reviewed the 

goals of the general plan. They propose a fast food restaurant at Highlands Loop Road with a second 

phase for professional office space closer to 5490 West that will serve as an adequate buffer to the 

residents. Professional office uses are usually closed on weekends and holidays. The amendment 

includes property that is part of the roundabout and roadways. They want to provide for the growing 

needs of the residents and workers in West Jordan. This will provide needed businesses with useful 

employment and tax revenue. 

 

Kent Page said the general plan designation is very low density residential, which serves as a buffer 

between higher density residential and dedicated open space. There is higher density residential to the 

east and multifamily and commercial to the south. On the east is lower density residential.  The land 

uses around the property have changed, so amending the property to community commercial makes 

sense due to development to the south and west. The applicant was asked to provide a utility analysis 

to see the potential impacts that the proposed concept plan would have to utilities, particularly water 

and sewer. Tim Heyrend, City Utilities Manager, said there is adequate capacity for water and sewer to 
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develop the proposed concept plan. Staff wants to be clear that when/if this property is subdivided and 

developed, the frontage on 5490 West needs to be fully dedicated as a public street and developed with 

sewer and water.  

 

Staff recommended approval of the General Plan Land Use Map Amendment on 5.01 acres from Very 

Low Density Residential to Community Commercial and Rezoning from RR-1D (rural Residential, 

40,000 sq. ft. lot) to SC-2 (Community Shopping Center) Zone subject to the dedication and 

improvement (including sewer) of frontage along 5490 West as a public street when property is 

subdivided or developed. 

 

There was further explanation and discussion regarding the requirement to install utilities and road 

improvements. The applicant/developer will have to do whatever is needed to provide infrastructure 

for their development and to complete infrastructure on the master plan. There is also a pioneering 

agreement in place regarding Highlands Loop Road, which was built by another developer. 

 

Matt Quinney opened the public hearing. 

 

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

 

Ammon Allen said he liked the proposed map amendments and looked forward to talking about how 

things will be arranged in the future. However, the applicant mentioned the possibility of a Chik-fil-A. 

The Jordan Landing location often has a line 400 feet in length, so they will need to design an adequate 

lane that doesn’t backup into the roundabout. 

 

Pamela Bloom appreciated that this would provide more needed options in the area. 

 

Kent Shelton echoed the concern about needing adequate stacking. 

 

Matt Quinney said those concerns are noted and will be reviewed in more detail when the property 

develops. 

 

MOTION: Ammon Allen 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 to amend the future land use map on 

5.01 acres of property located at 7592 S. 5490 W. from Very Low Density 

Residential to Community Commercial. The motion was seconded by Kent Shelton 

and passed 7-0 in favor. 

 

MOTION:  Ammon Allen 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 to Rezone 5.01 acres of property 

located at 7592 S. 5490 W. from RR-1D (Rural Residential, 40,000 sq. ft. lot) to 

SC-2 (Community Shopping Center) Zone. The motion was seconded by Pamela 

Bloom and passed 7-0 in favor. 

 

********************************************************************************** 
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3. Text Amendment - Transit Station Overlay Infill Projects; Amend the 2009 City Code 

adding Section 13-6G-18 permitting limited flexibility for small infill developments in the 

Transit Station Overlay District; City-wide applicability; City of West Jordan (applicant) 

[#22442] 

 

Mark Forsythe said the proposal is a result of back and forth discussions with the City Council, staff, 

and the Jordan Fields developer due to conflicting interpretations of the ordinance. In order to move 

things forward, the land use subcommittee agreed to changes that allow the City Council to have 

limited flexibility in applying some of the ordinances in the TOD. The ordinance was originally 

designed for larger, multi-phased transit-oriented developments such as Jordan Valley Station TOD. 

The ordinance allows the City Council to waive specific ordinances for small infill of seven acres or 

less within the TOD. The second section provides boundaries and guidelines, suggested by the City 

Council, as to what the waiver does not apply to. Larger properties cannot be split into smaller pieces 

of less than seven acres with the purpose of obtaining a waiver. The third section says that exemptions 

are only granted on the individual merit of the project and cannot be used as a precedent for other 

properties. Fourthly, it requires that the modified sections shall be listed in the master development 

agreement. He showed a map of parcels within the TSODs. About half of the parcels with development 

potential in the TSODs would be affected by this ordinance, which is about 70 acres. 

 

Matt Quinney opened the public hearing. 

 

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

 

It was clarified that obtaining a waiver doesn’t change any of the procedural steps in the approval 

process regarding public hearings, etc. It is just to provide flexibility for parcels less than seven acres 

that may not fit the terms of the current ordinance. 

 

Jay Thomas was concerned that it will be an end-run for some developers to get around the zoning 

laws. 

 

Kent Shelton said a developer can’t subdivide a property into smaller parcels for the purpose of getting 

an exemption. He asked if it is subdivided and then sold to a new owner, would that owner 

automatically become eligible for the exceptions or would they be disqualified. 

 

Larry Gardner said the key phrase in the text is that the ordinance ‘may be’ waived by the City 

Council. The Council and staff will be able to determine if a property has been subdivided 

intentionally for that purpose. The applicant will have to convince the City Council of why it is a good 

idea to waive the requirements. It is not an automatic approval. 

 

Corbin England felt that it is well thought out and there are built-in protections. 

 

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 forward a 

positive recommendation to the City Council adding 13-6G-18 to the 2009 City 

Code which permits the City Council to allow limited flexibility to small infill 

developments within the TSOD. The motion was seconded by Kent Shelton and 

passed 6-1 in favor with Jay Thomas casting the negative vote. 
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********************************************************************************** 

4. Text Amendment - Amend the 2009 City Code Section 13-5C of the Planned Development 

Zones regarding open space requirements, Master Development Agreement requirements 

and residential density; City-wide applicability; City of West Jordan (applicant) [#22440] 

 

Ray McCandless said this text amendment was initiated by the City Council to allow for flexibility to 

waive certain open space and density requirements in the planned development zones.  

 

13-5C-2H allows the density in the PRD zones to be modified by 15% of the overall density 

requirement. The open space requirements in the P-C Zone can be reduced from the required 20% 

open space to a minimum of 17% gross area requirement. Any modification or waivers shall have 

specific findings from the Council that it is in the best interest of the City. Any waiver or modification 

only applies to the specific development and does not set a precedent for future development. 

 

13-5C-2B removes the WSPA references and the requirement for a master development agreement. 

The master development plan is still required for a zone change to a planned development designation 

and must be part of the complete application to the Planning Commission prior to consideration by the 

City Council. 

 

Larry Gardner clarified that in order for the Council to approve a modification, they have to make the 

finding that it is in the best interest of the city.  The Planning Commission is a recommending body, 

but they will be reviewing the items more intently in the future with this amendment. 

 

Matt Quinney suggested that they could dissect a master development plan as part of a training topic in 

the future. 

 

Matt Quinney opened the public hearing. 

 

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

 

MOTION: Trish Hatch moved to forward a positive recommendation to the City Council to 

Amend the 2009 City Code Section 13-5C of the Planned Development Zones 

regarding open space requirements, master development agreement requirements 

and residential density. The motion was seconded by Pamela Bloom and passed 7-0 

in favor. 

 

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

5. Text Amendment – Development Procedures; Amend the 2009 City Code Section 13-7C 

and 13-7D as it relates to the 20-day provision; City-wide applicability; City of West 

Jordan (applicant) [#22460] 

 

Alan Anderson, Council Director, said there are four sections of code that require a time delay between 

a Planning Commission recommendation and the City Council meeting. The Council wants to put the 

full responsibility on the developer to have a complete packet for the Planning Commission that will 

then be sent to the City Council. Section 13-7C-4 has two notes that the Council feels can be deleted. 

The Council will set timelines within their policies and procedures, which already has the requirement 
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for a complete packet. Section 13-7C-5C deletes items 3 and 4 regarding timing. Section 13-7D-4 

deletes the same notes and Section 7D-5B2 is deleted regarding the 20-day spacing between Planning 

Commission and City Council meetings. The idea is that the Planning Commission meeting will not be 

held until there is a full packet. The process will then continue to the City Council with all of the same 

information. He said there have been times when the Council doesn’t have all of the materials to make 

a final decision, so this puts the responsibility on the applicant to have all of the information prior to 

the Planning Commission meeting. 

 

Duncan Murray said the main Council rule is that a complete packet is required ten business days or 

two-weeks prior to the meeting. 

 

Alan Anderson said the council office would like to provide the City Council with enough time and 

information to read and ask clarifying questions of staff ahead of time so that they can make a good 

decision for the City.  The Council feels that the Commission represents the recommendation of the 

executive branch of government to the legislative body, and it is hard to have a full recommendation if 

all the information is not provided from the beginning.  

 

Larry Gardner wanted to make it clear that the Development Department does not accept incomplete 

applications as defined by State Law. In the past, the Planning Commission was given enough and 

adequate information to make a recommendation. The City Council now wants to see everything 

completed before they look at it, rather than just having enough information to make a decision. So, the 

Planning Commission will be seeing more complete information than they had in the past.  

 

Duncan Murray agreed that this amendment is talking about what the City Council considers to be a 

complete packet. 

 

Matt Quinney opened the public hearing. 

 

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

 

It was pointed out that the text shown tonight was an updated version that reflects the City Council’s 

comments at their work session. It was presented to the public tonight and can be voted on. 

 

Ammon Allen said if they recommend Option B, they need to delete the superscript 1 and 2 in the table 

heading on both charts.  He asked if there is a definition of ‘soonest available meeting’. 

 

Duncan Murray said that is for the City Council and staff to determine based on the agenda. The 

interpretation is to give every consideration not to put it off, but to keep things moving. 

 

Ammon Allen asked if they need to make a definition of what a complete packet is. 

 

Larry Gardner said they will make sure that all requirements of the checklist have gone through the full 

review of city staff and it is ready to proceed prior to the Planning Commission meeting. This will put 

more pressure on the developer to have all of the information provided.  

 

Kent Shelton asked what kind of impact this will have on developers if the Planning Commission 

wants something reworked before forwarding an application. 
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Larry Gardner said this will help the process to be smoother and will speed it up between the Planning 

Commission and City Council meetings. It may take more time getting to the Planning Commission, 

but by that time the information will be fully vetted, and they will be able to make an absolute 

decision. 

 

MOTION: Jay Thomas moved to forward a positive recommendation to City Council for the 

application amending the 2009 City Code Section 13-7C and 13-7D Development 

Procedures as it relates to the 20-day provision as shown in Exhibit 1 at the 

meeting tonight. The motion was seconded by Matt Quinney and passed 7-0 in 

favor. 

 

 

There was a brief discussion about timing for in-person meetings in the future. 

 

MOTION: Corbin England moved to adjourn. 

 

The meeting adjourned at 7:32 p.m. 

 

 

 

 

MATT QUINNEY 

Chair 

 

ATTEST: 

 

 

JULIE DAVIS 

Executive Assistant       

Development Services Department 

 

Approved this ________ day of _____________________________, 2020 

 


