
 
 
Minutes of the Regular Meeting of the Riverdale City Planning Commission held 
Wednesday, September 27, 2011 at 6:33 p.m. at the Riverdale Civic Center, 4600 South Weber 
River Drive. 
 
Members Present:       Brent Ellis, Acting Chairman  
   Blair Jones, Commissioner 

Bart Stevens, Commissioner  
   Michael Staten, Commissioner 

Steve Hilton, Commissioner 
David Gailey, Commissioner  

 
Members Excused:     Braden Mitchell, Chairman 
 
Others Present:  Randy Daily, Community Development Director, Ember Herrick, City Recorder 
and one member of the public.   
 
A.   Welcome & Roll Call  
Acting Chairman Ellis welcomed everyone to the meeting and stated for the record all members 
were in attendance except Chairman Mitchell who is excused.   
 
B.   Open Communications  
None. 
 
C.   Presentations and Reports  
Community Development Director Randy Daily said there was nothing new on the Community 
Development Report.  He asked for any questions and there were none.   
 
D.   Consent Items  
1. Approval of meeting minutes from:  

September 14, 2011 Work Session 
  September 14, 2011 Planning Commission   
  August 30, 2011 Strategic Planning  
 
Acting Chairman Ellis asked for any changes or corrections to the previous meeting minutes and 
none were noted.   
 

Motion:    Commissioner Jones moved to approve the consent items.  
Commissioner Gailey seconded the motion  

 
    Call the Question:   The motion passed unanimously. 
 

E. Action Items 
1. a. Public hearing on an amendment to Title 10, Chapter 10A Section 4:  Uses to 

allow under Financial Institution the use of Title Loan Companies as 
Permitted in the C-3 zone, Conditional in the C-2 zone and Not Allowed in 
the C-1 zone.     
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  b. Discussion of action on an amendment to Title 10, Chapter 10A Section 4. 
 
Acting Chairman Ellis opened the public hearing and Mr. Daily said there is a request to allow 
title loan companies to be included under the city’s definition of financial institutions in the city 
of Riverdale.  He said this is the second request he has received this year and a representative 
from American Title Loans is here to explain how these title loan businesses differ from check 
cashing and payday loan companies.  Mr. Daily said under the current ordinance, check cashing 
and payday loan businesses are allowed conditionally in C-3 zones but not within 500 feet of a 
residential zone.   
 
Michael Debenham from American Title Loans said there are currently three American Title 
Loans stores in Utah, one in St. George, one in West Valley City and one in Salt Lake City, and 
now his company is interested in opening a new location in Riverdale.  He said the way his 
company collects unpaid debts is different than check cashing and payday loan businesses 
because title loans are collateralized by the vehicles.  If the debt payment is delinquent, the 
vehicles whose title was surrendered is repossessed, giving the owner 10 days to pay the debt 
before the car is sold at auction, as regulated by the state of Utah.  According to Mr. Debenham, 
title loans also have lower interest rates than check cashing businesses.  He said if Riverdale puts 
restrictions on title loan companies it could affect banks and credit unions and car dealers too as 
they also deal in title loans.   
 
Commissioner Hilton asked about the type of clientele serviced by title loan companies and Mr. 
Debenham said many of his clients don’t have bank accounts and are considered unbanked or 
underbanked.  Commissioner Hilton asked about the interest percentage rates and fees his 
company charges and Mr. Debenham said his company’s interest rates vary day to day with 
clients assessed a 25 dollar late fee, and required to pay the repossession fees if their vehicles are 
seized.  Commissioner Stevens asked if the company takes possession of the title or the actual 
vehicle as collateral at the time the loan is issued and Mr. Debenham said they just take the car 
title.  Commissioner Stevens said many car dealers sell vehicles but also finance car buyers at the 
same location and Mr. Debenham said his company is no different and doesn’t penalize 
customers who pay off their loans early.  According to Mr. Debenham, his average client will 
ask for a loan of $700.  He said his company isn’t a dealership and any cars sold at a state-run 
auction are strictly regulated with his company returning to the client any money coming from 
the vehicle’s sale over the amount of the debt and fees.   
 
Commissioner Stevens asked why the petitioner wanted the city’s ordinance to be amended to 
include title loan companies and Mr. Debenham said he would like his business to be considered 
a financial institution.  Mr. Daily said the request is to permit title loan companies to do business 
in Riverdale, allowing them in C3 zones, making them conditional in C2 zones and prohibited in 
C1 zones.  Commissioner Hilton said title loan companies are different from financial 
institutions because the people they are lending to are willing to pay a significantly higher 
interest rate than would be charged by a bank or credit union.  Mr. Debenham said 80 percent of 
his clients cannot secure a bank or credit union loan and so his company provides an alternative 
way for some people to borrow money.  Commissioner Staten asked for clarification on what the 
Planning Commission is being asked to consider.  Mr. Daily read the existing ordinance out loud 
to the Commission and said that after consulting with Riverdale City’s Attorney Steve Brooks 
and URMMA Attorney and land use expert Jody Burnett, he was counseled to have the Planning 
Commission create a specific category for businesses not listed.  Commissioner Staten asked 
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what the conditions are for businesses like pawn shops and check cashing and payday loan stores 
and Mr. Daily said they are allowed conditionally in C3 zones but with restrictions in place like 
they can’t be within 500 feet of a residential area. Commissioner Hilton asked if additional 
restrictions could be put in place by the Planning Commission and Mr. Daily said the Planning 
Commission isn’t required to grant this petition but if allowed, can also require additional 
reasonable conditions that they deem to be appropriate.  Mr. Debenham said the state of Utah 
classifies title loan companies as financial institutions so creating conditions on his business in 
Riverdale could have unintended consequences on banks and credit union within the city limits 
too.  Commissioner Staten said if the Planning Commission’s decision tonight could affect banks 
and credit unions he would like to get the legal opinion of Mr. Brooks on this matter before the 
Commission votes.   Commissioner Hilton said in his experience, title loan companies are named 
and defined differently than banks and credit unions under state law and so the city is safe in 
regulating them separately.   
 

Motion: Commissioner Staten moved to close the public hearing on an 
amendment to Title 10, Chapter 10A Section 4:  Uses to allow 
under Financial Institution the use of Title Loan Companies as 
Permitted in the C-3 zone, Conditional in the C-2 zone and Not 
Allowed in the C-1 zone.  Commissioner Hilton seconded the 
motion  

 
    Call the Question: The motion passed unanimously. 
 
Commissioner Jones said he thinks a separate classification for title loan companies would be 
appropriate and Commissioner Staten said he would like to see title loan companies prohibited 
within 500 feet of a residential area.   
 

Motion: Commissioner Hilton moved to forward to the City Council with a 
favorable recommendation an amendment to RRC 10-10A-4 to 
classify title loan companies in the same category as check cashing 
and payday loan stores with the same restrictions as those 
businesses.  Commissioner Stevens seconded the motion. 

 
Acting Chairman Ellis asked for discussion on the motion and Commissioner Staten asked if 
there was any interest among members of the Planning Commission to impose fewer restrictions 
and not make every application a conditional use even in C3 zones for title loan companies.  
Commissioner Hilton said he would like every application to come before the Planning 
Commission so that they could evaluate each proposed store location.  Commissioner Jones 
suggested the Planning Commission table this item for further consideration and discussion.  Mr. 
Daily said American Title Loans would not be able to rent the space they are interested in if the 
Commission approves this proposed motion as the building they are interested in renting would 
not be 500 feet from a residential area.   
  

Roll Call Vote:  Commissioner Jones, nay; Commissioner Hilton, aye; Commissioner 
Gailey, aye; Commissioner Stevens, aye; Commissioner Staten, aye.  The motion passed 
with four in favor and one opposed. 
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Mr. Daily explained the Planning Commission’s recommendation will now go to the City 
Council for their consideration at their meeting next Tuesday, October 4, 2011.  He said if the 
Council agrees with this decision there won’t be any provision allowing for the petitioner to ask 
for a waiver, they will have to find a new location that is more than 500 feet from a residential 
location if they want to do business in Riverdale.    
 

2. a. Public hearing on an amendment to Title 10, Chapter 1 Section 3:  General Plan 
Compliance.     

 b. Discussion of action on Title 10, Chapter 1 Section 3. 
 
Acting Chairman Ellis opened the public hearing and stated for the record that there are no 
members of the public in attendance. 
 
   Motion:  Commissioner Hilton moved to close the public hearing on an 

amendment to Title 10, Chapter 1 Section 3:  General Plan 
Compliance. Commissioner Gailey seconded the motion.  

 
    Call the Question: The motion passed unanimously. 
 
Mr. Daily said this amendment to RCC 10-1-3 will simplify and clarify the ordinance and is in 
response to confusion over the version of the ordinance that passed in the six month period 
between when the Planning Commission forwarded their recommendation to the City Council in 
December 2010 and their final vote on the ordinance in August 2011.  According to Mr. Daily, 
this proposed ordinance amendment will remove a provision regulating how subdivisions are 
approved from this section.  Commissioner Ellis asked if Mr. Brooks had reviewed and 
recommended these changes and Mr. Daily confirmed that he and Mr. Burnett both counseled 
that concept proposals should be reviewed by the Planning Commission with only the final site 
plan going to the City Council.  Commissioner Staten asked about RDA areas and Mr. Daily said 
the amendment will apply to RDA areas too and he read the proposed language change out loud 
to the Planning Commission.  Commissioner Staten asked why an exact definition of undue 
hardship is being struck from the language and Mr. Daily said he believes City Administrator 
Larry Hansen suggested removing that specific definition to allow the Planning Commission 
more flexibility is determining what qualifies as a hardship.   
 
  Motion:  Commissioner Hilton moved to approve Title 10, Chapter 1 

Section 3 as outlined. Commissioner Jones seconded the motion.  

 
    Call the Question: The motion passed unanimously. 
 

3. a. Public hearing on amendments to the General Plan, Goals and Objectives section, 
pages 26-29.   

 b. Discussion of action on amendments to the General Plan, Goals and Objectives 
section, pages 26-29. 
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Acting Chairman Ellis opened the public hearing and stated for the record that there are no 
members of the public in attendance.   
 
  Motion:  Commissioner Staten moved to close the public hearing on 

amendments to the General Plan, Goals and Objectives section, 
pages 26-29.  Commissioner Gailey seconded the motion.  

Call the Question: The motion passed unanimously. 
 
Commissioner Staten suggested the following changes under Objective B – Promote safe, 
efficient corridors: 

 “Goal 1: 

Revise transportation master plan 

• Update street master plan to reflect recent changes to Riverdale Road, 1500 West, and 
Ritter Drive, to determine arterial and collector roads and preserve quiet local roads and 
residential areas. 

• Define complete streets, bicycle, and pedestrian corridors to connect residential facilities, 
trails, parks, schools and retail centers. 

• Coordinate with neighboring cities and UDOT to enhance the safety of bicycle and 
pedestrian corridors through signage, striping, and/or other improvements where needed, 
to protect pedestrians and cyclists.” 

 According to Commissioner Staten, these changes will address the need to create safe walking 
and bikeways for people between Riverdale and Roy without the additional expense of a citizen 
survey as recommended by the Acting Public Works Director Shawn Douglas.  Commissioner 
Staten said the mandate to provide safe transportation for Riverdale residents is an inherent 
responsibility of the Planning Commission and City Council.  Under Objective C he suggested 
the following changes: 

“Goal 1 – protect, maintain and enhance the existing river parkway 

Goal 2 – create and upgrade parks, ball fields, picnic areas, playground areas, and nature trails. 

Goal 3 – connect parks, recreational facilities, schools, and retail areas with safe comfortable 
routes for bicycles and pedestrians, including complete streets, bicycle lanes and routes, 
sidewalks, and safer pedestrian crossings at major intersections, to enhance the livability of the 
community.” 
 
Mr. Daily said he has no problems with Commissioner Staten’s recommended additions but 
pointed out that Riverdale is at the mercy of UDOT because it is uniquely situated.  
Commissioner Staten said if future changes will require coordination with UDOT it is important 
to start the discussion now.  He said that he isn’t suggesting the city build a bridge just for bikes 
and pedestrians or create bike-only lanes, but instead consider following Salt Lake’s example by 
striping existing roads with bike lanes to make the city safer for cyclists and pedestrians at 
relatively little cost to the city.  Commissioner Staten said this is something the Planning 
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Commission can take the initiative on and devote some resources to now that several other goals 
in the General Plan like the river trail have been completed.  Commissioner Stevens said these 
goals can be pursued by the city without being included in the General Plan and he doesn’t feel 
the proposed amendments are necessary.  Mr. Daily said the intent in amending the city’s 
General Plan is to make it current.  Commissioner Gailey said he likes Commissioner Staten’s 
proposed changes and would like time to review them.  Commissioner Staten said he would like 
to hear what other members of the Planning Commission have come up with to update the goals 
and objectives section of the General Plan and there were no additional suggestions voiced by 
any other member of the Planning Commission.   
 
Acting Chairman Ellis asked for consensus to consider Commissioner Staten’s comments and 
proposed amendments.   
 
 Motion: Commissioner Hilton moved to have Mr. Daily incorporate the 

suggested new language changes into the draft of amendments to 
the General Plan, Goals and Objectives section, pages 26-29 to be 
reviewed by the Planning Commission at their next regularly 
scheduled meeting.  Seconded by Commissioner Gailey.   

 
Roll Call Vote:   Commissioner Hilton, aye; Commissioner Gailey, aye; 

Commissioner Stevens, nay; Commissioner Staten, aye; and 
Commissioner Jones, aye.  The motion passed with four in favor 
and one opposed. 

4. Review and discuss draft proposal for an ordinance regulating individually owned, 
Multiple Family, town homes and condominiums and request to set a public 
hearing on this ordinance proposals Title 10 Chapter 13 Article H.   

Mr. Daily said the current PRUD ordinance works for patio homes but not town homes or 
condos.  Commissioner Stevens asked what this ordinance is based on and Mr. Daily said he had 
reviewed several city ordinances and drafted this one for Riverdale to meet the needs of petitions 
for town homes, condos, and even apartment complexes interested in developing in the city.   
Commissioner Staten asked about the limitations of the city’s current PRUD ordinance and Mr. 
Daily said the provisions in that ordinance work for residences that sit on their own lots like 
patio homes but not apartments, condos, or town homes.  According to Mr. Daily, this new 
proposal is a long overdue update to the city’s existing code and he encouraged the Planning 
Commission to give him feedback about any provisions they would like removed or included in 
this draft.  Commissioner Gailey asked about the multiple family dwelling definition and Mr. 
Daily said the intent is for each unit to be separately owned with a legal description for each unit, 
separate utilities and parking recorded with Weber County.  Commissioner Hilton asked if this 
provision is to encourage the units be owner-occupied and Mr. Daily confirmed that is the intent.  
Commissioner Stevens said he wants this clearly stated in the ordinance and Mr. Daily noted the 
change.   
 
Commissioner Staten said under site development standards he thinks there should be a line 
requiring the plans be designed by a professional engineer or architect separate from the 
landscaping requirements.  Mr. Daily noted the change.   
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  Motion:  Commissioner Staten moved to set a public hearing for the 
proposed ordinance regulating individually owned, Multiple 
Family, town homes and condominiums and request to set a public 
hearing on these ordinance proposals to Title 10 Chapter 13 Article 
H.  Commissioner Hilton seconded the motion.  

Roll Call Vote:   Commissioner Gailey, aye; Commissioner Stevens, nay; 
Commissioner Staten, aye; Commissioner Jones, aye; 
Commissioner Hilton, aye.  The motion passed with four in favor 
and one opposed. 

 
5. Review and discuss the Riverdale Tank Subdivision located on city owned property 

above Ritter Drive and 1345 west.   
Mr. Daily displayed a map of the proposed subdivision showing the city’s water tanks which sit 
above Ritter Drive.  He asked if the Planning Commission had any questions and there were 
none.     
 
  Motion:  Commissioner Hilton moved to approve the Riverdale Tank 

Subdivision located on city owned property above Ritter Drive and 
1345 west as outline.  Seconded by Commissioner Staten.   

Call the Question: The motion passed unanimously. 
 

F.   Discretionary Items 
There were no additional comments or questions.   
 
     Motion: There being no further business to come before the Planning Commission,  
                  Commissioner Hilton moved to adjourn the meeting.  Commissioner   
                    Gailey seconded the motion.  The motion passed unanimously.  The meeting  
                   adjourned at 8:07 p.m.   
 
Approved:  October 11, 2011           Attest:  
 
________________________________                                      __________________________  
Brent Ellis, Acting Chairman                        Ember Herrick, City Recorder  
 
 
 
 
 


