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CITY OF SOUTH JORDAN 

 

PLANNING COMMISSION MEETING AGENDA  
CITY COUNCIL CHAMBERS 
TUESDAY, SEPTEMBER 09, 2025 at 6:30 PM 

Notice is hereby given that the South Jordan Planning Commission will hold a Planning Commission 

Meeting at 6:30 p.m. on Tuesday, September 9, 2025, in person in the City Council Chambers, located at 

1600 W. Towne Center Drive, South Jordan, Utah and virtually via Zoom phone and video conferencing. 

Persons with disabilities requesting assistance should contact the City Recorder at least 24 hours prior to 

the Meeting. The Agenda may be amended, and an Executive Session may be held at the end of the 

Meeting. Times listed are approximate and may be accelerated or delayed.  

In addition to in-person attendance, the City intends to provide virtual access via Zoom for phone and 

video conferencing; however, virtual access is not guaranteed and may be limited by technical issues or 

connectivity constraints. Individuals may join via phone or video, using Zoom. In the event the Meeting 

is disrupted in any way that the City in its sole discretion deems inappropriate, the City reserves the right 

to immediately remove the individual(s) from the Meeting and, if needed, end virtual access to the 

Meeting. Reasons for removing an individual or ending virtual access to the Meeting include, but are not 

limited to, the posting of offensive pictures, remarks, or making offensive statements, disrespectful 

statements or actions, and any other action deemed inappropriate.  

To ensure that comments are received, please submit them in writing to City Planner, Greg Schindler at 

gschindler@sjc.utah.gov by 3:00 p.m. on the day of the meeting. 

Instructions on how to join virtually are provided below. 

Join South Jordan Planning Commission Electronic Meeting:  

•           Join on any device that has internet capability. 

•           Zoom link, Meeting ID and Password will be provided 24 hours prior to meeting start time.  

•           Zoom instructions are posted https://www.sjc.utah.gov/254/Planning-Commission  

THE MEETING WILL BEGIN AT 6:30 P.M. AND THE AGENDA IS AS FOLLOWS:   

A. WELCOME AND ROLL CALL – Commission Chair Nathan Gedge 

B. MOTION TO APPROVE AGENDA 

C. APPROVAL OF THE MINUTES 

C.1. 08/26/2025 PLANNING COMMISSION MEETING MINUTES 

D. STAFF BUSINESS 

E. COMMENTS FROM PLANNING COMMISSION MEMBERS 

F. SUMMARY ACTION 

G. ACTION 

H. ADMINISTRATIVE PUBLIC HEARINGS 
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H.1. ITEM NAME: DAYBREAK SOUTH STATION PLAT 3F 

Address: Generally located south and west of the intersection of Daybreak Parkway and 

Veruca Way (11612 S Vercua Way) 

File No: PLPP202500130 

Applicant: LHM Real Estate (Vagner Soares) 

H.2. ITEM NAME: MIMI'S COTTAGE CONDITIONAL USE PERMIT 

Address: 2306 W Old Rosebud Ln 

File No: PLCUP202500140 

Applicant: Chris Kotrodimos 

H.3. ITEM NAME: BINGHAM SENIOR SEMINARY SITE PLAN 

Address: 1940 W South Jordan Pkwy, South Jordan, UT  84095 

File No: PLSPR202500064 

Applicant: Adam Ferguson 

I. LEGISLATIVE PUBLIC HEARINGS 

I.1. ITEM NAME: WATER ELEMENT, GENERAL PLAN AMENDMENT 

Address: 1600 West Towne Center Dr. 

File No: Resolution R2025-49 

Applicant: Joe Moss, Long Range Planner 

J. OTHER BUSINESS 

ADJOURNMENT 

CERTIFICATE OF POSTING 

STATE OF UTAH ) 

                    : § 

COUNTY OF SALT LAKE ) 

I, Cindy Valdez, certify that I am the duly appointed City Deputy Recorder of South Jordan City, 

State of Utah, and that the foregoing Planning Commission Agenda was faxed or emailed to the 

media at least 24 hours prior to such meeting, specifically the Deseret News, Salt Lake Tribune 

and the South Valley Journal. The Agenda was also posted at City Hall, on the City’s website 

www.sjc.utah.gov and on the Utah Public Notice Website www.pmn.utah.gov. 

Dated this 4th day of September, 2025. 

Cindy Valdez 

South Jordan City Deputy Recorder 
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CITY OF SOUTH JORDAN 

PLANNING COMMISSION MEETING 

COUNCIL CHAMBERS 

AUGUST 26, 2025 

  

 

Present: Chair Nathan Gedge, Commissioner Hollist, Commissioner Lori Harding, 

Commissioner Steven Catmull, Commissioner Bryan Farnsworth, Assistant City 

Attorney Greg Simonson, City Planner Greg Schindler, Planner  Andrew 

McDonald, Planner Joe Moss, Assistant City Engineer Jeremy Nielson, Director 

Brian Preece, Deputy Recorder Cindy Valdez, IT Director Matt Davis, GIS 

Coordinator Matt Jarman. 

 

Absent: Commissioner Sam Bishop 

   

6:32 P.M. 

REGULAR MEETING 

  

A. WELCOME AND ROLL CALL –Chair Nathan Gedge 

 

Chair Gedge welcomed everyone to the Planning Commission Meeting and noted that (5) of the 

Planning Commissioner’s are present. Commissioner Bishop was excused from tonight’s 

Meeting. We have our new the appointed Commissioner Bryan Farnsworth, who will be able to 

ask questions participate. He just will not be able to vote. 

 

B. MOTION TO APPROVE AGENDA 
 

B.1.  Approval of the August 26, 2025 

  

Commissioner Hollist motioned to approve the August 26, 2025 Planning Commission 

Agenda. Chair Gedge seconded the motion. Vote was 4-0 unanimous in favor; 

Commissioner Bishop was absent from the vote. 

 

C. APPROVAL OF THE MINUTES 
 

C.1. Approval of the August 12, 2025 - Planning Commission Meeting Minutes. 

 

Chair Gedge motioned to approve the August 12, 2025 Planning Minutes with corrections. 

Commissioner Catmull seconded the motion.Vote was 4-0 unanimous in favor; 

Commissioner Bishop was absent from the vote. 
 

D. STAFF BUSINESS  

 

Planner Greg Schindler said I don't know if I told you last meeting or not, but tonight will be 

Andrew's last meeting. He is moving on to Portland, Oregon, so he'll be not with us anymore. So 

we're happy for him, but sad that he's going. 
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E. COMMENTS FROM PLANNING COMMISSION MEMBERS 

 

Chair Gedge said I attended city council meeting last week and they did appointed our new 

Commissioner Bryan. Farnsworth, so that was unanimous, which is always a good sign when it's 

unanimous. Also, they had the public comment for the Bess Dental which we had heard two 

weeks ago in our meeting. They did table that item because at the last second an adjoining 

property owner joined that is part of this parcel, Jordan Valley Water Conservancy District. They 

will hear this at the next city council meeting, there will be no further public comment, and they 

will just have their deliberation on that hopefully. One other item they did pass is a parking lot 

size reduction for the new Bingham High School seminary. So if we do see that come before us 

in the future that did pass five in favor by the city council. So we have our city council direction 

that there was a change in parking lot requirement. 

 

F. SUMMARY ACTION  

 

G. ACTION 

H. ADMINISTRATIVE PUBLIC HEARINGS 

H.1. NEW TWO STORY COMMERCIAL BUILDING SITE PLAN "ALMOND 

DENTAL PHASE 2"  
Address: 10435 S. 2200 W.  

File No: PLSPR202400093 

Applicant: Jordan Dejarnett; Mint Architecture 

Planner Andrew McDonald reviewed background information on this item from the staff report. 

Commissioner Harding said so the grass section that comes off of South Jordan Parkway is that a 

required length of “no parking” so if I'm reading correctly, that sign can be moved. Could 

additional parking be put between where that sign is? 

Planner McDonald said possibly. 

Commissioner Harding said and then at the same time if you go to the corner where the image 

shows all of the parking off of 2200 South, is there any requirement to have so many feet to the 

street there? 

Planner McDonald said there is a public utility easement that runs along double frontage, and 

Rocky Mountain has one in that lentire left corner. 

Commissioner Harding said could they move the garbage over there and add parking to that? 

Planner McDonald said they wouldn't be able to occupy that easement. It has active services in 

it, there are actual junction boxes installed there as well. 
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Commissioner Harding said so if I heard you right, there is a provision to allow for 69 spots. 

Planner McDonald said the provision in city code that was referenced, staff does not support in 

this application. The requirement is for an assembly and recreation use. In this case, the dance 

studio is one parking stall per 100 square feet, or if you were to have four seats, doesn't matter if 

they're fixed or not, then you can have one stall per four seats and that is the provision that staff 

does not support given the issues identified in that report. The number that you're referring to is 

if we were to modify their original one per 250 approval for the whole development, which is 

both phases. It would still result in a number that is higher than the existing 64 stalls on site. 

Commissioner Harding said and the change of the parking lot across the street doesn't affect it. 

We can't take that into accountability at the high school. 

Planner McDonald said no. They must retain on their own property within this development. 

Commissioner Catmull said what is the deficit then? Is it a five parking stall deficit? 64 current, 

69 with that 250 number, using the 250 square foot per stall. 

Planner McDonald said if we were to adjust the numbers, they would be roughly four to low 20s. 

Short. 

Commissioner Catmull said how many? 

Panner McDonald said number four to the low 20s short adjusting those ratios. 

Commissioner Catmull said depending on what use goes in there? 

Planner McDonald said correct. The extra five is based upon the current use as the medical clinic 

and the Empowered Dance size of their spaces. 

Commissioner Catmull said can you also remind me what is the requirement for accessible 

parking spots? How many per how many slots? 

Planner Greg Schindler said I think they have to have one for every 40 spaces. 

Planner McDonald said they do have two on the south side of phase two, and two on the east 

side. Those two on the east side have to be removed and relocated further north to meet those 

requirements of access distance to that entry on the northeast corner of that building. 

Commissioner Hollist said included are a couple of notes in your staff report regarding code that 

prohibits medical clinic uses within the CN zone and buildings with footprints exceeding 5000. 

How is a dental office currently operating there? Is that something that was approved before that 

code. 

Planner McDonald said it was missed by staff, and they got away with it, per se. So the new 

building still has to comply if those uses are going to occupy any space within it. 
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Chair Gedge said so the current use is a grandfather non conforming because it was missed by 

staff initially, correct? 

Planner McDonald said but if they discontinue, they would not be allowed to come back. 

Commissioner Hollist said is that why this next building is now just a little bit smaller in the 

footprint, to come right under that 5000 within the second story. 

Planner McDonald said correct. 

Commissioner Hollist said in the packet that you provided us, I assume this is what was 

presented to the Architectural Review Committee, they've claimed that they've got 74 existing 

stalls on site. Do we have a way to confirm which set of documents is correct? 

Planner McDonald said what's been presented in the report, the 64 is the valid number. It's been 

confirmed on the counts, and it's the number from the original approvals. The 74 is either a 

miscount or a typo. 

Commissioner Hollist said in reviewing all the notes, “thank you” that was very helpful to have 

the meeting minutes from when we previously visited this. We made a motion the last time we 

saw this for the final or the preliminary subdivision, and we made it very clear that our approval 

was pending both a shared parking, a shared access, and a shared stormwater plan being 

presented. So, I am not convinced that this is actually a complete application. I am not ready to 

review it based on that. I'm just gonna throw that out there. 

Commissioner Farnsworth said in the December 12, 2023 minutes, it says there's 26 parking 

stalls required, 22 for the dance studio and four for the dentist office. Why is there such a 

discrepancy in that number versus the presentation of parking and all of the other minutes and 

presentations? 

Planner McDonald said with the site plan application staff took a deeper dive into the original 

approvals and found more accurate numbers. So what's been shown in the report is more 

accurate based upon the extent of the entire developments existence from when it first came to 

be, from phase two today. 

Chair Gedge said with the building that you presented this evening on the northwest corner of 

South Jordan Parkway at 2200 West and the two accesses. Are there any concerns with vehicular 

traffic, with the increased vehicular traffic coming in here, and the parking issues that might go 

especially along 2200 west and South Jordan Parkway, if they are under parked? 

Assitant City Engineer Nielson said there are parking concerns if they're under parked, if they're 

not meeting the city's parking ratios, just because of the because of the parking issues that 

already exist with Bingham High School. 

Chair Gedge said know Bingham High School is a different application, different property. 

However, I know they've made some improvements to parking in their southwest corner locally, 
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mostly for teachers and visitors. Do we have any numbers from the school district of how that 

will improve their parking situation along 2200 west or overflow into neighboring properties 

such as this? 

Commissioner Hollist said I would like to point out that when we saw this previously, it was 

brought to our attention that this site was actually selling and encouraging parking by students.  

Assistant City Engineer Nielson said think it's going to be tough to tell it. I mean, they were able 

to gain another 90 parking stalls, which is fantastic, but when you see how many vehicles are 

already parking on the public streets, there's still going to be a lot of on street parking. 

Commissioner Catmull said on the arc committee vote, it was that unanimous. 

Planner McDonald said yes.  

Jeff Almond, (Owner) said I am the owner of the property, and this is Jordan. He's kind of 

helping with the development and so forth. So he'll probably answer a lot of the questions. But 

one thing I guess, that I'd like to state is on that first building, I feel like there needs to be a 

correction on whether that was missed. Andrew mentioned that there was something that was 

missed in the planning, and I don't think that there was. We still did the 5000 square foot 

building, which is the dance studio, and we had to have a zero setback. Well, we asked if we 

could put two separate buildings with a zero setback, and they said yes. So there's a separation 

between the dance studio and my office that has a firewall, whatever it is that we had to put in. 

So it was approved. I don't know why they're saying that they that was missed. I don't know 

where the correction is on that, but I specifically remember addressing that issue. They said that 

the first building could only be a footprint of 5000 square feet. So we did do that, and then we 

did the firewall proofing and did a zero setback on the second where my office is. I just kind of 

wanted to clarify that a little bit, and then the parking issue. 

Jordan Dejarnett, (Mint Architecture) said First of all, I would like to kind of address the few 

comments that Commissioner Hollist had. There was an updated storm water system that had 

been submitted, so that is now on record. And then in regard to the shared parking, in your last in 

that packet that you guys have there from the Assistant City Attorney Greg Simonson. He says 

that, since the owner is the owner of both lots that no shared access and or parking agreement is 

required and that's in page five at the last exhibit of what you guys had there with what Andrew 

had submitted. So with that being said, I don't feel that the owner is against doing a shared access 

agreement in the future. If he were to say, consider selling one of the lots and have that be an 

option with the parking as far as the one per 100 square feet for the dance studio right now it says 

in your code that it's also one per four seats. As Andrew had mentioned with that we have gotten 

confirmed numbers from the existing dance studio right now that they only have 16 seats, and so 

there would only be a requirement for four four stalls for their space currently, one thing to 

potentially consider is, although it's not written in the code, it would only be a requirement for 

four stalls for their space currently. Also, one thing to potentially consider is, although it's not 

written in the code, exactly what that portion of the parking kind of relates to, this isn't a 

performing arts theater. So there, it's just a rehearsal space where kids are getting dropped off 
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and for their dance class, and then they're getting picked back up. It's not a place where they're 

holding their recitals or anything like that. When they do that, they go off site and they host it at 

a very large a larger facility where family members and friends and people the community can 

come and watch those events. So that's where I think the one per 100 is suitable for something 

where it's more of an actual Recital Hall, rather than a place where they're rehearsing and it 

operates outside the hours of the existing dental clinic. With that, the owner has also mentioned 

that in talking with the dance studio that they would more than likely be considering to actually 

occupy the whole new building. And if they would like to expand the existing space that the 

dance studio is in just due to the current market, and what's kind of the best target audience for a 

new tenant would be someone that would be asking for office space. And so with that, that's one 

per 300 stalls, and he is planning on staying in his current location now. So with that, in this 

hypothetical situation, his current space and the square footage that he has requires 22 stalls in 

the office, if office was to occupy the existing dance studio space at the one per 300 that would 

require 13 stalls, that would then leave 29 stalls remaining for the dance studio. Which that 

would then, if you went with the route of one per four seats, that would give the dance studio an 

option to have 116 seats in that new facility, which is a massive amount of seats that the dance 

studio would ever put in that because they really only have, in this case, if they were to occupy 

both buildings.They would probably have two smaller lobbies, and that's currently just used for 

dancers that are either waiting for their class or waiting as their class to get out, or eating a snack 

after school before their class starts, type of thing. And that's really the only occupiable seating 

in the whole dance facility. So I guess with that, that's kind of our argument as to why we feel 

that with the current proposed 64 stalls it would be adequate, not only from the calculations that 

we've done, but then also from the standpoint of what is kind of going to be realistic for those 

because, they're not going to put 116 seats in the dance studio. The other thing with that too is, in 

the future, if the if the dance studio decides to vacate and he wants to then have office space for 

that whole new proposed building at the one per 300 that then puts the office building at 

requiring 64.9 stalls. So it'll really only requires us to at that point to then need one extra stall, 

which, by looking at the site plan, I'm confident we could accommodate. 

Mr. Almond said someone had a question whether I'm still selling parking permits to Bingham 

students, and we have done this for eight years. We usually do about 30 parking spots. So I know 

that there is plenty of parking available for another building. We would never sell that many if 

we didn't feel like I have the space. I've had eight years of doing that with the experience of 

selling that it's never over parked. So I don't know if that's a way to put your mind at ease a little 

bit, because, I mean, if you look at the map there on the back side, on the east side, and then 

going north, against the building on the north side of that handicap, there's 28 parking stalls. And 

now, that’s basically what we sell to the high school students, because we know that those 

parking are just free. They're never used. And we did that for my first year I was in there, just the 

whole basically East Side sat vacant. And so we have the idea, well, let's just sell to get some of 

the congestion off of 2200 let's sell some of those parking spots. So we've been doing that now 

for six years and there's never been a parking issue at all. 

Commissioner Hollist said when do you anticipate that you'll begin construction on this, if it 

were approved? 
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Mr. Dejarnett said if I had to take a guess, we upon approval. Let's say you guys vote to approve 

tonight, and the owner chooses to then move forward with the continuation of the drawings. 

We're probably three, four months out from even submitting for permit, and then from there, 

there's going to obviously be one, two, maybe three rounds of comments in that turnaround 

period. And then each jurisdiction is different, but roughly it's about two weeks that the city has 

to be able to turn around city comments back to us, and then from there, we then schedule when 

we would like to start construction. So by the time that all comes around, I mean, we could also 

make sure that we coordinate with the owner, and we have it permanent and ready, but that we 

don't kind of forego the agreement that he has with those students, and then we don't potentially 

start construction until after the school year is over. 

Commissioner Hollist said are you still letting the dance studio sublease to a preschool? I know 

that that was contributing to the build up on 2200 W. 

 Mr.Almond said no. 

Commissioner Hollist said why the second story? Why the change? I guess, in what was 

presented previously. 

Mr. Almond said the change from the original proposal of the just a single floor. I just wanted to 

max out the earning potential of the property. I was approached by another dentist in the South 

Jordan area. We were going merge our practices and so we just thought, with the design and the 

calculations, we could just do a two story and do more per square footage mainly just to 

maximize the property. 

Commissioner Hollist said I was not able to find the comment from our city attorney, but my 

biggest concern when we saw this previously was the change from having the number two lot 

have any parking specifically allocated to it? I know that it's currently owned both by you, so 

apparently no issues. But what happens in the future when you sell off building two and building 

one, whoever's in it operating at whatever says this parking is technically ours, we don't grant 

you any access or parking spots. That's where my concern is coming from is for the future, you 

can't promise that you'll always own the both of these or that the same owner will own both 

because you subdivided it. Right? 

Mr. Almond said I don't know the ins and outs of shared parking agreements, butif that was 

contingent on a sale, it certainly would obviously sign something that would accommodate and 

be fair for both buildings.  

Chair Gedge said what are your current dental hours of operation, days of the week, hours of 

operation, and then, of course, the dance studio? 

Mr. Almond said Monday, Tuesday, Wednesday, was it. But I am looking to expand my 

practice, bring on associates, and there's the potential we'd be open five to six days a week. 

Chair Gedge said do you know the dance studio’s hours of operation? 

9

Item C.1.



South Jordan City  

Planning Commission Meeting 

August 26, 2025 

 

8 

 

8 

Mr. Almond said generally, they do Monday through Friday, I don't know exact time, but usually 

around 3:30 pm to probably 8:30 or 9:30pm. 

Commissioner Catmull said my question is around the architecture committee, they made 

recommendations, and you heard staff say that they were not accepted. Could you give us some 

more details on why you chose not to accept the recommendation for further changes? 

Mr. Dejarnett said the only thing that we didn't incorporate and or change was the issue about the 

parking. There was one prior iteration, and that was that we had less pitched roofs, and then it 

was brought to us that they would feel it's acceptable to then have 80% pitched roof and gabled 

or hit roofs and 0% flat, to be able allow screening of mechanical equipment for rooftop units 

and stuff. And so we went back in and addressed it and made that correction. In regards to the 

brick they didn't initially ask . We were planning on having a white painted brick, but that was 

another item that they didn't feel was acceptable, just because painted brick can be costly and 

you'd have to make it look good. It requires continual upkeep. So, that's why on that material 

board you have that other piece of brick there that would be the new proposed brick, that is a 

white brick that is not painted. Those are the only other items that really came from that meeting, 

per se, and even in the Architectural Review Committee meetings, they were more concerned 

about the architecture of the building rather than the parking. I know it was discussed a little bit, 

but it wasn't discussed at full length, like we were discussing it tonight. And then the other item 

was we had our main entry to the east towards the parking lot. But in order for us to encroach on 

or have a less setback towards South Jordan Parkway, we had to have our building entry towards 

the street facing side. Which we then updated our elevation to add in an entry, and adjusted the 

architecture to kind of accentuate that, this is the main entry, rather than facing east towards the 

parking lot. One other thing that I would like to add to in regard to the parking was, August 9, 

2024 was when we submitted our third time of comments, and at that point was the last time that 

we had heard about the parking issue, per se. Now, there's more to that, and I'll get to that, but we 

ended up submitting three other times before being able to be before you guys. And at that point, 

other than September 4, 2024 when it was mentioned that there's still a potential concern, but 

nowhere in those city comments after that was there a parking question. So once we fulfilled 

that, once we addressed that comment after the third time, and then after the prior or the next 

three submissions, there was no city comments. We thought, we assumed it was resolved and 

that it was acceptable to the city. And then on September 4, 2024  is when we got a this letter 

that talks about the concern for the parking. Then on January 3, 2025 we got an email from the 

portal and that it had got pushed through, and our application was being deemed, either approved 

or accepted from the planning department to then move on forward to you guys. So from 

September to January, having those and still not addressing it in September, but then in January 

of this year, then basically deeming it accepted and allowing us to become before you. And if it 

wasn't accepted because of the parking then why are we here? 

Commissioner Catmull said ust real quick follow up on that, because that was a mixture of 

several items. As far as the Architectural Review Committee, my understanding of what you said 

was that the brick was changed, and we see that reflection in there.The pitch and the percent of 

the roof that has to be pitched was set to 80% is what they wanted, is that where it is at? 
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Mr. Dejarnett said one of our earlier iterations of this building had less than 80% pitch roof, and 

the planning department then basically said that they would find it acceptable. If we were able to 

come to a new design where we were able to achieve 80% which is what we're at. 

Commissioner Catmull said he architecture review committee was okay with your percentage, 

that was not a concern to them?  

Mr. Dejarnett said correct. 

Commissioner Catmull said so then I think the only thing I have on my list is the entrance was 

the sticky issue that was not resolved? 

Mr. Dejarnett said it's resolved. That was one of the things that's updated in the package that you 

guys have, and what the city has is the main entry was changed to now be street facing, rather 

than East facing towards the parking lot. 

Commission Catmull said I am just trying to reconcile what Planner McDonald's presentation 

said, because it said there was a remaining issue that was not resolved.  

Mr. Almond said that 80% wasn't just a number that we thought up and then they said it was 

acceptable. It was one that the planning department brought to us and told us that if we could get 

to that, it was acceptable.  

Chair Gedge opened the Public Hearing to comments.  

Regina Pikus, South Jordan said I actually didn't come here for this, I am the applicant on a 

different item. I live right off 2200 W and I have a high schooler at Bingham, so I'm definitely 

familiar with this. The parking situation right now,and the traffic is a nightmare at Bingham. If 

the way I'm interpreting this, maybe I'm interpreting it wrong. If there's an additional almost 

10,000 square feet, and right now there's 28 parking spots that are available to flux. I don't know 

how 28 parking spots are going to do for 10,000 additional feet. I definitely have big reservation 

because Bingham is a massive part of that parking equation. The kids at Bingham are still in a 

lottery system, and for sophomores are not allowed parking passes. Juniors are in a lottery 

system, and then seniors are the only ones that are guaranteed. So opening up the 90 new spots 

has been great. My child got a lottery Pass, which I feel like we hit the jackpot and but most of 

the new ones in the front everybody has to be gone by three o'clock, and you guys probably 

know that, but they use that space for for driving lessons, and so everybody has to vacate in the 

front, where every spot that's marked as blue. So during the morning commute, it's very, very 

congested.. Years ago, people were allowed to park on 2200 W and across 10400 S, wich is 

South Jordan Parkway, but that has been cleared. Nobody's allowed to park there anymore. So 

it's it's tight. That's what I'm saying, I definitely have concerns with that. 

Chair Gedge closed the Public Hearing. 

Commissioner Harding said  Andrew can you confirm those numbers that we heard with the 

future planning? We know it's all hypothetical, right now, but if the entire amount went to office, 
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that would only  be one more needed. He has agreed to do a shared parking agreement. I just like 

the city to confirm that. 

Chair Gedge said and that's the one per 300 square feet, correct? 

Commissioner Harding said this is what I heard. If the dance takes a whole building, they would 

take 29 based on the seats, dental would be 22 and if office took over from the original building 

phase one, that would only be 13. But then, if the dance doesn't take all of that and it goes to 

Office, it would only be an additional one. I just want to make sure we're all on the same page 

based on code. 

Planner Andrew McDonald said referring back to the report, staff cannot confirm those numbers 

because that is future speculation, so we can't engage with that. What we know is that there is a 

problem right now, and that is the whole basis for what's been presented to you. We will require 

what's required of code for those uses, as they are defined and how they apply in the chapters 

ratio. This is a 9897 square foot area building, and as that code applies, that is per floor area. If 

the applicant, slash property owner, wants the whole building to be occupied by the dance studio, 

that one per 100 ratio will apply to that whole building that calculates the 99 parking stalls 

required for that building alone. So again, referring back to the staff report, we can't speculate. 

What we do know has been reviewed and presented before you, there is an issue it remains 

unresolved, and that the applicant has not met that burden of proof to demonstrate that any 

potential that they want to bring into the property with any parking studies or analysis would 

provide a basis to have those conversations, which they haven't done. 

Commissioner Hollist said as a mom that takes girls to dance studios, I've been thinking about 

this a lot. I think I agree with the applicant that we might not have a great metric for what a 

dance studio requires that cannot put on a recital. The number of chairs actually in there, again, 

really doesn't signal how many people might have parked there. I would actually think the 

number of studios might be more appropriate. You probably have a teacher and two parents per 

studio. And I know that's not in the code, so we can't go by that. I don't know if they were able to 

provide you a picture of their lobby and showed how many chairs would they fall under that 

definition of the recreation and assembly use well. 

Planner McDonald said regardless if there's recital performance or not. This is a dance studio as 

defined under recreation and assembly, subcategory instruction and training, primarily engaged 

in the personal or group instruction of cultural sports or recreational activities such as dance, 

gymnastics, martial arts, music and similar activities. Whether or not they have recitals there or 

not that would bring in more traffic, our report and conclusion still stand that we have an issue 

with the parking in ithat use, and that that whole development as it currently is. 

Commissioner Hollist said so why were we talking about the number of chairs at a previous 

meeting? There seemed to be another metric that the city was open to using for interpretation. 

Planner McDonald said it was a conversation not pertaining to the standard of approval for that 

application. We did have to cycle around and clear up that yet that time you were focusing on the 
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standard of approval for the preliminary subdivided application, and then coming at tonight's site 

on application, you could circle around and bring back those concerns which staff has 

referenced. For the record, we still don't support the use of that reduction in this application. And 

if there's any questions, it would defer back to the director of the department for interpretation on 

the historical context of this project and property. 

Commissioner Hollist said we talked about a traffic study potentially being a part of this final 

site plan. I don't know, visiting and confirming that during the daytime there are spots available, 

and at nighttime there are not. I'm very sensitive to the parking issue. Mr. Gedge lives right by a 

business development that we have a lot of heartburn over every time it comes up, because they 

are always under parked based on what's gone in. And apparently, once, historically, something's 

been there, you can never revoke that use. And I understand exactly why you're doing your due 

diligence here. And so I guess I'm trying to understand, I tend to agree with the applicant. I don't 

think I ever drove by it during preschool time, where we did receive testimony that can back up 

onto 2200 West and around the corner to the neighborhood. But when I go by during the day at 

Bingham, even with Bingham students there, I see spots available when I go by during dance 

hours. It does look busy, but I would have thought I could probably get in and still get a spot. But 

again, my biggest concern, which I stated right at the beginning, is a shared parking and access to 

ensure that the future property owners business providers have a designated number of spots 

allocated for their use. I think there might have been a question in there for him, like what would 

it take for the city staff to review on this particular case basis. 

Planner McDonald said we would need to know and not speculate, which we wouldn't know 

until permit applications come in, where we have actual documents and complete applications to 

review and apply our code to. Outside of that, it's speculation, and we will stand by what we 

have gone on record with and what's in our code to support what we will apply. 

Chair Gedge said so as we continue our deliberation, we're focused on what we should be doing 

as a commission to either approve, conditionally approve or deny. Can you help us with that? 

City Attorney Ryan Loose said from from the standpoint of the legal requirements. The legal 

requirements are what they are  until we know what the use is. Then you go on what the potential 

use could be. If the applicant wants to say that they will not invite hemselves into not leasing to 

those higher parking uses, then any application for the higher parking uses would be rejected 

until such parking was created on site, which after building there's difficult, very difficult. So 

from that standpoint, the approved use, or the approval of the parking, would start to then stop 

any other use from coming into the building just by function. So if you approve the parking like 

it is now, with the building like it is now, that's what you approve, then uses that take more 

parking will not be allowed because they just functionally can't go into that space. And so what 

planning staff is advising is that, until you know the use, don't approve a parking, deny the 

request, have them cement their uses, then approve it that way so you know what the parking is.  

Chair Gedge said another avenue for the applicant is if we were to go down that route, they could 

then apply to the city council for a code change to a different definition to allow the parking to 

be allowed on the use that they're proposing. Is that an option if we were to deny? 
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Director Brian Preece said they could also apply for a parking reduction, which is what the 

seminary across the street. The city council allowed to do a parking reduction with evidence. 

Commissioner Harding said do we have the ability to put that stipulation in to avoid coming 

back? Meaning, if the city council approves a reduction, and verifies residency or type of use, so 

it avoids coming back here, or we don't. 

City Attorney Loose said It would be a complicated motion, because you'd have to anticipate 

what the what you have to anticipate what the uses are that they would allow and reduce the 

parking for. 

Commissioner Catmull said on the applicants  questioning and answering of the Architecture 

Review Committee, as we went through those items, they did not identify an item that they felt 

like they refused to address, and they seemed to say so there was some sort of 

miscommunication somewhere in here. Can you illuminate some details as to what item is 

outstanding from the committee that they wanted addressed? 

Planner McDonald said yes, to clarify, the Architectural Review, committee reviews the designs 

of the building. They do not review site plan issues, which includes the parking right? So there 

were no conversations in regards to the parking compliance issue that was being handled through 

staff according to code. The concerns that were initially discussed in the August 14th meeting, 

referring back to the presentation with a lack of main design entrances so they could utilize that 

setback reduction and be within 10 feet instead of having to be 20 on the South Jordan Parkway. 

Which (1) required redesigning the entryway to how you see it now and what you saw in the 

presentation on those slides is not what was presented at the recent one on the one before that on 

August 4th. They did make some changes, however, of the ones that were listed, the Committee 

on the 11th meeting did not recommend approval. They unanimously found that they were not 

adequate changes to address the concerns that they had expressed. They felt the applicant could 

have done more in the design to appease their concerns with the roofing issue, referring back to 

the presentation and discussion of how the CN zone does not allow it prohibits flat roofs, and 

explicitly states that all roofing shall be pitched or cabled in some fashion. Now, naturally, that 

means the entire roof. However, you're going to have rooftop mechanical equipment on this 

building. You do have it on phase one, the existing building, and it does need to be screened 

from line of sight. So reasonably with phase one and with the designs you see in phase two on 

that rooftop, calculation, what's left is flat spice for them to put their equipment and how they 

need to access it. And reasonably, it is screened from view, and the 80% was a strong majority 

determined by the Director of Planning at the time, Mr. Schaefer Meyer, that number, in 

reference to looking at phase one, is solid enough to determine that it could be considered 

compliant, while still being reasonable with the mechanical bridge, but flat space still being 

there, even though explicitly the code says it shall not be flat. 

Commissioner Catmull said I'm trying to sort out in my mind, the process of taking these four 

buildings, but two structures anyway, taking these and considering their use through time. As I 

look at the parking ratios, and if my calculations are correct, wherever they are ,if it was all 

office space, it could require as little as 51 or 171 if it was all assembly, if that was the use. So, 
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as you know in 10 or15, years and new owners, new uses, how does the parking ratios get 

managed as new permits and uses come into a property? 

Planner McDonald said the ratios are still applied as they're listed in the code, the requirement 

for 1626, parking ratios based upon how the uses are currently defined. So in this particular case, 

a dance studio is recreation and is simply one per 100 with the provision to reduce that which 

staff doesn't support the office use as city code defined which does not include a dentist office, 

despite that being in the name, dentist offices are medical clinic uses, by definition requires one 

per 200 which is the same as retail. All of these are permitted uses. So again, we can't speculate 

as to what the future could be, as we refer to in the presentation. We need to focus on what we do 

know. What we do know is that the uses that have been identified, and historically have existed, 

and the ratios have been applied, and those developments have been looked at and processed and 

etc. There's an issue that they are not resolving through their burden of proof to show what they 

are doing will meet that code. Here is a study that's looked at for the existing building and the 

size of the 17,000 that's being proposed on the floor space, and they've calculated using the uses 

and their ratios as is explained in the code, and has looked at the traffic flow and intake and those 

uses and whatever else the engineers and whoever prepares those, puts into it and can say that 

this is the intent. Here's the report, however, as it was recommended by Commissioner Hollist 

during at the end of those meetings, that would be considered part of their burden of proof, 

which they did not provide, even though it wasn't required of staff to provide, it still would have 

met or contributed to an evaluation of that burden of proof, which still overall, was not met.  

Commissioner Catmull said the parking reduction, isthat something that is binding, bound to the 

property, or is that between the city and the current owner? 

Director Preece said I am not sure why we're saying parking reductions, even by staff, the code 

says that it's one per 100 or one per four seats. To me, that doesn't make sense that you can 

choose to have the number of chairs, and then if somebody said, Well, we're going to have four 

chairs, so we only need one parking space. What happens if they bring in more chairs as a 

removal? My interpretation of that is fixed seating, and I agree that it is poorly written and we 

should probably straighten that out, I mean, that's a huge disparity from one per 100 to four. And 

so I don't think in my opinion that was the intent of that code, to be able to choose between, 

we're going to bring in a few chairs, versus what it actual says. And so,, my interpretation would 

be that it is fixed seating that's known. We know that that's we're going to fix those chairs. We 

deal with this with restaurants, which a restaurant is something that could happen here and they 

have booze. And if that's the case, then we say this is how many, but if they have movable chairs 

and what not, then we go by floor area. So I think this would be consistent with that. I think the 

reduction in parking by code is left up to the city council. 

Commissioner Catmull said that's what I was referring to. I'm sorry, I may have 

miscommunicated. Is a reduction agreement going through the city council? Is that a binding 

agreement with the parties, or does it run on the land? 

City Attorney Loose said It's not an agreement in my sense of the word, meaning the two party 

entering into it, it would be the council exercising their discretion to allow a lower limit, and that 
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would stand as to what the approval is. So if it's for a specific use, it would be for that use. So 

with the Bingham High seminary, it wasn't for an office building or a school, it was for a 

seminary use, or only teachers got to park there. That was explained in the terms, for lack of a 

better word or what exactly would happen. That was allk nown in the council that we will 

approve the lower limit for that. And so if an application was taken to the Council for this, they 

would have to do the same thing. They'd have to outline what they needed for why they needed 

less spaces. If the council found it reasonable, as long as they're not arbitrary, capricious or 

illegal, they can approve what they need to 

Director Preece said they are replacing a building so they already had a number of parking 

spaces that was working. They also showed evidence of other seminaries at other schools around 

and how many worked for them. So they built their case to the city council. 

Commissioner Hollist said I looked up the bingham seminary parking reduction request for their 

site plan application. This is a substantial reduction over what would normally be required for 

educational use and I think we all agree that it's reasonable. Let's say a homeschooling group 

came in and purchased that building in the future, obviously changing the use, potentially 

bringing a lot more cars. How do you balance that? Because it is my understanding that the land 

use, the underlying application would carry. 

City Attorney Loose said they may not be able to get a business license, they may not be able to 

get tenant occupancy permits to change the inside, there's a lot that goes into when a new use 

comes in. I know what you're saying, is it still educational? The use wouldn't change, there 

would be a new tenant using the property in different way. Having people come there to park like 

the paradigm high school up on 3636 West, just behind the district. They're a private high school 

that has more cars. It's not the very big high school, but it's parking in this sort of scenario would 

be counted more, so we would deal with it that way. That's why it's really hard when you 

approve less. 

Director Preece said and also, what was considered was it's only teachers that are parking there 

and that there is parking for students elsewhere. 

Commissioner Hollist said my thoughts on that, and the city staff would probably have to tell the 

applicant how this would work, but potentially that we table this so that they can go in front of 

city council, present their evidence showing we're selling 30 parking spots. 

Chair Gedge said that's where I'm leaning, because right now, based on our purview, we would 

have to deny, and so by giving them a pathway to table it, we're not denying it. We're not 

approving we're tabling until they can work something with the city council, that's up to our 

elected officials, and then maybe it can come back. We don't have to have the public comment 

again. We didn't have a clear direction on the number of stalls, not hypothetical anymore, which 

I understand staff's position, because we don't know what it might be, but you know, it could get 

built, and the next day it could be completely something different. We need to protect the future. 

I think that's one of our long term plan, our goals as the planning commission. So I'm in favor of 

table it.  
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Commissioner Farnsworth said is there anything the applicant could do to get staff comfortable 

with the lowered parking number for the dance studio, such as building fixed seating or traffic 

study or having contracts signed that show the uses? Is there anything the applicant can do to get 

staff comfortable? 

Director Preece said these are always difficult, because you don't know what the future tenants 

are, and the applicant does the best they can. We do the best we can to try to figure out a parking 

number,  but we are bound by the code, so we're not the ones that can give relief. It's the city 

council. I guess there's things such as deed restrictions they could put out that certain uses 

wouldn't be allowed, but that would, again be a whole nother process. We probably err on the 

side of over parking, and that's one of the flaws cities have. Most parking ordinances are overkill 

because they were designed planned for the day after Thanksgiving for retail things, but their 

parking may be exactly right, we may be wrong, but that's what our ordinance says. 

Chair Gedge said I would like to ask the applicant to come back up, and ask him how he feel 

about us tabling it. 

Mr. Almond said yes, I'm open to that. I know being there eight years that there's plenty of 

parking, it's not an issue. So yes, I am totally open to that. We will do whatever we can to make 

everyone feel comfortable about this.  

Mr. Dejarnett said so from here going forward, if you are going to table this, what is our process 

moving forward? 

Chair Gedge said our City attorney has recommended to a date certain, I believe, so we would 

table our ultimate decision. I don't know, the ample amount of time that City Council needs, they 

will work with you on that. 

Director Preece said we don't have control on when they can get on the city council agenda. So 

we'd suggest that you table it for like, three planning commission meetings, unless they've made 

an application before the city council, and then we will come back the first meeting after the City 

Council meets. 

Commissioner Hollist said I think there's also room for them to provide uses to city staff and 

have their numbers recalculated without even going to city council. I don't think we are saying 

they have to go in front of city council. 

Commissioner Hollist motioned to table File No. PLSPR202400097 New Two Story 

Commercial Building Site Plan “Almond Dental Phase 2” located at 10435 S 2200 West, 

pending the applicant working with staff to either provide site plan uses that are in 

compliance with current city parking codes, as well as to provide a joint parking access 

plan between the two subdivisions or going to city council and successfully petitioning for a 

reduction in parking requirements related to this site planChair Gedge seconded the 

motion. 
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Deputy Recorder said, you stated the wrong file No. in your motion. 

Commisioner Hollist amended the motion and restated the motion with the correct File No. 

PLSPR202400093. Chair Gedge seconded the amended motion. 

Commissioner Hollist motioned to amend the last motion and add the shared parking agreement 

or work with city council on an application for a parking reduction and hat it comes back to us 

by the end of the year. Chair Gedge seconded the motion. 

Commissioner Hollist motioned to table File No. PLSPR202400093 New Two Story 

Commercial Building Site Plan “Almond Dental Phase 2” located at 10435 S 2200 West, 

pending the applicant working with staff to either provide site plan uses that are in 

compliance with current city parking codes, as well as to provide a joint parking access 

plan between the two subdivisions or going to city council and successfully petitioning for a 

reduction in parking requirements related to this site plan, and add the shared parking 

agreement or work with city council on an application for a parking reduction and hat it 

comes back to us by the end of the year.Chair Gedge seconded the motion; Roll Call Vote 

was 4-0 unanimous infavor. Commissioner Bishop was absent from the vote. 

I. GENERAL PUBLIC COMMENT 

Chair Gedge motioned to add item I. General Public Comment to tonight’s agenda to allow for 

comments. CommissionerHollist seconed the motion. 

Chair Gedge said there was an item that was mailed to residents within our public noticing 

requirement. It was supposed to be on our agenda this evening for a conditional use permit at 

2306 West old Rosebud lane. We will hear that at a subsequent Planning Commission meeting 

when that is properly noticed and on the Agenda. However, any comment that we take this 

evening that might be referring to this project, we'll ask our city recorder to please enter that as 

public comment to that future meeting. 

Chair Gedge opened the General Public to comments. 

Regina Piku, South Jordan said I'm here about Mimi's cottage, the agenda item that was 

supposed to be on the agenda tonight. File No. PLCUP202500140 this is for an ADU that we're 

building in the backyard. The majority of it is an extension of our main house, and then 1500 

square feet of it is allocated to an ADU that my mom is going to live in. It's called Mimi's 

Cottage. This is my house. This is an existing pool house that's going to be demolished, and this 

right here, this is my neighbor to the west and It's the only neighbor that's affected.. So their 

primary residence is up here. They built before the no windows on the second floor was a rule, so 

they have windows. It is on their top floor. Nobody wants to look at each other. We are very 

happy to do whatever we need, but we need light coming in from that direction. There's the 

section that is closest to where I'm pointing. Here is part of our main house, and if we need to put 

frosted windows on that part, I'm totally fine with doing that. The part that is over here where I'm 

pointing is the upstairs bonus room for my mom and it's only 115 square feet. It's just can be 
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used as a crafting room, and we have been able to save all the mature trees here. So all of these 

trees that you see are still intact. The hole is dug and we have 50 foot tall trees there that we're to 

have privacy. We're also going to plant a few more trees here, just so she can have privacy in her 

little backyard and, and that's it. 

Chair Gedge closed the General Public Comments. 

J.  LEGISLATIVE PULIC HEARINGS 

J.1. LEGISLATIVE UPDATES ZONING CODE TEXT AMENDMENT 

Address: 1600 W. Towne Center Drive, South Jordan, UT 84095 

File No: PLZTA202500173 Ordinance 2025-16 

Applicant: City of South Jordan 

Chair Gedge motioned to recess for 5 minutes. Chair Gedge motioned to go back into session. 

Planner Joe Moss reviewed background information from the staff report. 

Chair Gedge said I'm assuming you're recommending a positive recommendation from us to city 

council so we are compliant? 

Planner Moss said yes, that is correct. 

Commissioner Catmull said how does this impact, or does it impact daybreak?  

Planner Moss said the reason that we didn't include, and  we referenced the uses section for that 

process instead of integrating any potential uses, is the PC zone is so customized that it also 

includes kind of customized uses. So those might be situations where those uses might not 

necessarily line up with every other zoning district. Typically, they'll start there, but then they'll 

modify as needed, depending on what the overall vision is for that particular zone. 

Commissioner Catmull said it is a planned development? 

Planner Moss said Daybreak would basically be under the existing development agreement that 

would not be affected by this particular change. 

Commissioner Catmull said I like the material in the packet it gave me links to the state code and 

so forth, and clearly I didn't read it as well as I thought I had. But I did, I think I saw in there 

about architectural elements, including, not requiring a front yard fence and items like that. 

Planner Moss said I think it was the 2021 bill that modified those architectural standards for 

single family. And like I said, those agriculture and residential zones have been changed and put 

into compliance with that for some number of years ago. For some reason, those changes didn't 

migrate to the redwood road mixed use zone. So for single family uses in that zone, we've just 

linked them up and modified them, , gotten rid of any requirement that is not in compliance with 

that legislation. 
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Director Preece said  pretty much everything's allowed in the PC zone, except for a couple of 

things. 

City Attorney Loose said here's one use that's not allowed, sexually oriented businesses or 

SOB’S, but as they're commonly known by, and we do know that pawn shops are conditional. 

All other uses are allowed. But going to your point, Commissioner Catmull, some of the other 

more recent changes, and I've had discussions with certain legislators about this, whether they be 

internal ad use, which are not allowed in the PC zone, but external have been from day one. And 

so it's just a thing about the way that both parties saw it back in 2004 to 2006 when they were 

negotiating it, the development agreement, and then a lot of the parking requirements. Those 

would remain the same because you have a contract binding the property, and there's the 

contracts clause of the US Constitution, which you can't necessarily go back and by fiat change 

that. Now some legislators disagree with me, because they want internal ADUs and things like 

that, but from the standpoint of just generally, the PC zone as applied to the daybreak 

development is its own thing. That's a planned community zone, and it's the zone you have to 

have 500 acres or more, and it's what they zone for Daybreak in that development. 

Commissioner Farnsworth said the future PC zones like the Rio Tinto property would have to be 

negotiated to comply with the development. 

Commissioner Hollist said you are taking care of a few additional things in addition to coming 

into compliance with state law, correct? There were some things under the mixed use that 

actually relate to us, but that wasn't triggered by the state requirements. So like your commercial 

office PUD or condominium projects now have to have five acres and be considered for approval 

by us, so that smaller thatn a conditional use. 

Planner Moss said that was already in the existing redwood road mixed use. So, there was a little 

bit of organizational shuffling, because currently it spelled that out under the requirement if it 

was less than five acres to come to a 40 as a conditional use,it  was listed individual in each of 

those zones., We just moved it to the spot where it was applicable to all of them, instead of 

having to restate it everytime. 

Commissioner Hollist said since the state brought up these parking requirements, and apparently 

trimming two feet off of what we used to require, because apparently cars are getting smaller. I 

don't know, can we actually require residents to use them instead of storing stuff in them? I 

mean, are we going to play that game? 

Planner Moss said equally no. It’s a very difficult enforcement issue.  

City Attorney Loose said from a code enforcement standpoint, it would be very hard to do 

anything past what you can see from a public court. Otherwise, it would be a violation of the 

Fourth Amendment search and seizure. 

Commissioner Hollist said except that now certain lots don't have to be enclosed, they can be 

open. 
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City Attorney Loose said  they openly store the stuff, then we'll tell them to go put it away. But 

if, by putting it away, they build a shed or garage and put it in there, then we can't see past that 

door unless they leave it open. But even then, I don't want to prosecute that case. 

Commissioner Hollist my personal preference is off street parking. I know that Daybreak uses it 

as a calming measure. It's just not my preference.  

Commissioner Harding said can you tell me how long someone can park a car in front of their 

house? 

City Attorney Loose said I'd have to check the code, but without moving it, , it's either 48 or 72 

hours without moving it. If someone parks, like a motorhome or a boat out there and it's there for 

several days, sometimes code enforcement will mark a tire with chalk and then take a picture, 

and they can tell if it turned. 

Commissioner Harding said but that doesn't affect these, this lack of garage or the lack of 

parking off the strete, they're still not allowed to leave something in front of their house. 

Planner Moss saidt hat wouldn't change any street parking requirement, our current would still be 

required to have those two off street parking spaces. The only difference is, on those affordable 

units they wouldn't be required to have them inside a garage, they could be uncovered spaces. 

Planner Schindler said I found the code for how long a vehicle can be parked on the street. It 

says, it is unlawful to park, store or leave, or to permit the storing or leaving of any vehicle of 

any kind or any parts thereof that is in erect condition. 72 hours. Aand then it goes on to 

commercial vehicles. It's only 48 hours, and then back to and then back to watercraft trailers and 

so forth. It's back to 72 hours.  

Chair Gedge opened the Public Hearing to comments. There were none. He closed the Public 

Hearing. 

Commissioner Harding motioned to send a positive recommendation for a File No: 

PLZTA202500173 Ordinance 2025-16 Legisative Updates Zoning Code Text Amendment. 

Chair Gedge seconded the motion; Roll Call Vote was 4-0 unanimous in favor; 

Commissioner Bishop was absent from the vote. 

K.  OTHER BUSINESS 

Chair Gedge said I would like just to make recommendation. I believe Mr. Farnsworth needs to 

be sworn in still, so  can we get that done before we approve the agenda in minutes, so that way 

he can participate in the rest meeting.  

Planner Schindler said he has to do the training before he gets sworn in,  but if he has the training 

completed we can swear him in and  he can vote. 
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Chair Gedge said and we can also recognize him in front of his friends and family who wish to 

attend that evening with the general public. 

ADJOURNMENT 

 

Chair Hollist  motioned to adjourn. Commissioner Harding seconded the motion.  

The Planning Commission Meeting adjourned at 9:15 p.m. 
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SOUTH JORDAN CITY PLANNING COMMISSION 
STAFF REPORT 

MEETING DATE: SEPTEMBER 9, 2025 

 

PROPERTY OVERVIEW 

Acreage 2.303 Acres 

  

Current Zone P-C (Planned Community) 

Current Land Use Vacant 

General Plan 
Designation 

Stable Neighborhood (SN) 

Neighboring 
Properties 

 Zone Land Use 

North P-C MU-TOD (U of U Medical Facility) 

East P-C SN (Veteran’s Administration Clinic) 

South P-C SN (Early Light Academy Charter 
School) 

West P-C SN (7-Eleven) 

 

 

FILE OVERVIEW 

Item Name  Daybreak South Station Plat 3F 

Address Generally located south and west of the intersection of 
Daybreak Parkway and Veruca Way (11612 S Veruca 
Way). 
 

File Number  PLPP202500130 

Applicant  LHM Real Estate (Vagner Soares) 

Property Owner LHM Real Estate 

Staff Author  Greg Schindler 

Presenter Greg Schindler 
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ITEM SUMMARY 

A complete preliminary subdivision application for Daybreak South Station Plat 3F 
was submitted on July 3, 2025. The proposed subdivision will divide 2.303 acres into 
three lots. 

TIMELINE  

 On July 1, 2025, the applicant submitted an incomplete application to 
Staff for review. The application was initially rejected and a revised 
application was submitted and deemed complete on July 3, 2025.  Staff 
reviewed the application and worked with the applicant to revise the 
preliminary subdivision plat to conform to applicable city regulations. 
Two reviews were completed by staff with all required corrections 
completed on August 14, 2025. The application was reviewed by the 
following departments:  

o Planning:  
o Engineering:  
o Building: 
o Fire: 
o Public Works,  Storm-water, Streets, Parks and Water Divisions 

 

REPORT ANALYSIS 

Larry H. Miller Real Estate has filed an application that will divide 2.303 acres into 
three Commercial lots. 

The property is located north of the Early Light Academy Charter School and west of 
the VA Clinic. 

The subdivision is located within the boundaries of the Daybreak Town Center.  
Section 17.72.020 describes the Town Center designation as “designed for high 
density mixed use development that emphasizes office, commercial and 
recreational uses, but also includes residential (single- and multi-family), 
public/semipublic, industrial and open space uses. This category may accommodate 
gross residential density of fifty (50) units per acre.” 
  
The future land use designation for the property is Stable Neighborhood (SN).  
“Any new development, redevelopment, or rezoning within this designation 
shall be consistent with the surrounding land uses in order to maintain existing 
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character and quality of life for adjacent property owners.” 
 

The anticipated use of the property has not been identified at this time. 
 

 FINDINGS AND RECOMMENDATION  

Findings:  

 The proposed subdivision is consistent with the City General Plan. 
 All State and Local subdivision review requirements have been followed. 
 The proposal complies with all City ordinances, the Daybreak Master 

Development Agreement and the Daybreak Master Subdivision 
requirements. 

 

Conclusions: 

 The application is in conformance with the minimum requirements of South 
Jordan Municipal Codes §16.10.040 and §17.72.110 and the General Plan of 
South Jordan. 

Planning Staff Recommendation: 

Staff recommends approval of the application based on the report analysis, 
findings, and conclusions listed above.  

 

PLANNING COMMISSION ACTION 

Required Action: 

Final Decision 

Scope of Decision: 

This is an administrative decision to be decided by the Planning Commission. 

Standard of Approval:  

The Planning Commission shall receive comment at a public hearing regarding the 
proposed subdivision.  The Planning Commission may approve, approve with 
conditions or if the proposed subdivision does not meet City ordinances or sanitary 
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sewer or culinary water requirements, deny the preliminary subdivision plat 
application.  

Motion Ready:  

I move that the Planning Commission approve:   

1. File PLPP202500130, Daybreak Plat 3F Preliminary Subdivision 

Alternatives:  

1. Recommend denial of the application. 
2. Schedule the application for a decision at some future date. 

 

 SUPPORTING MATERIALS  

1. Attachments (Location Map, Proposed Preliminary Subdivision) 
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SOUTH JORDAN CITY PLANNING COMMISSION 
STAFF REPORT 

MEETING DATE: SEPTEMBER 9, 2025 

 

PROPERTY OVERVIEW 

Acreage 1.00 Acres 

Recorded Subdivision Triple Crown Estates 

Current Zone R-1.8 (Single-family Residential) 

Current Land Use SN (Stable Neighborhood) 

Neighboring 
Properties 

 Zone Land Use 

North R-1.8 SN 

East R-1.8 SN 

South R-1.8 SN 

West R-1.8 SN 

 

ITEM SUMMARY 

The applicant is requesting the Planning Commission approve a Conditional Use Permit (CUP) 

for a proposed detached garage and guesthouse. The CUP is specific for the allowance for 

second story windows. Staff is recommending approval of the application.   

 

 

 

FILE OVERVIEW 

Item Name  Mimi’s Cottage Conditional Use Permit 

Address 2306 W Old Rosebud Ln 

File Number  PLCUP202500140 

Applicant  Chris Kotrodimos 

Property Owner Robert L Pikus; Regina G Pikus 

Staff Author  Miguel Aguilera 
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TIMELINE 

 July 10, 2025, the applicant submitted a complete CUP application to Staff for 

review. The application was revised a total of 2 times to address all staff 

comments. The application was reviewed by the following departments:  

o Planning: Staff reviewed the application and worked with the applicant to 

revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

REPORT ANALYSIS 

Application Summary: The property owner is in the process of obtaining permits for the new 

detached structure. It will be a two-story building with a garage at ground level and an 

accessory dwelling unit at the second level. For now, the owner will continue with the building 

and ADU permit processes without the windows and will only be installed should the CUP be 

granted.  

The building will be located 12 feet from the nearest property line to the west. The owner 

would like to install seven windows on the second story of the west façade to allow natural 

lighting into the loft and hallway. City code 17.40.020.I3c states that “Any portion of an 

accessory building within twenty feet (20') of a property line shall meet the following 

requirements, except as approved by the Planning Commission as a conditional use permit: 

Openings (e.g., windows and doors) that are visible from the property line shall not be located 

in an exterior wall when the floor height exceeds four feet (4') above grade”.  

The applicant has indicated the owner will mitigate any potential detrimental effects of the 

proposed windows. The main detriment from these windows is the potential impact to privacy 

of neighboring properties. Opaque windows are a solution to this and the owner is willing to 

make these changes for approval of the windows. She has indicated that of the 7 proposed 

second story windows, she is willing to make four of them opaque. She would like the 

remaining three windows on the northern end of the west façade to remain normal glass so 

that a loft will have visibility to the outside.  

 FINDINGS AND RECOMMENDATION  

Findings:  

 The property owner has indicated the need for natural light on the second story of the 

structure. 

 The property owner has indicated her willingness to mitigate potential detrimental 

effects by making the windows opaque. The four opaque windows will light a walkway 

in the structure.  

 The non-opaque windows will be for the second-story loft.  
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 The proposed building will move forward with construction and include the second 

story, west façade windows only if the CUP is approved.  

Conclusions: 

 The application is in conformance with all other minimum requirements of City Code 

§17.40 and §17.84. 

Planning Staff Recommendation: 

Staff recommends approval of the application based on the report analysis, findings, and 

conclusions listed above.  

 

PLANNING COMMISSION ACTION 

Required Action: 

Final Decision 

Scope of Decision: 

This is an administrative decision to be decided by the Planning Commission. 

Standard of Approval:  

The Planning Commission shall approve a conditional use permit application if reasonable 

conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental 

effects of the proposed conditional use in accordance with applicable standards. 

The Planning Commission may deny a conditional use permit application if the reasonably 

anticipated detrimental effects cannot be substantially mitigated with reasonable conditions of 

approval to achieve compliance with applicable standards. 

Motion Ready:  

I move that the Planning Commission approves:   

1. File PLCUP202500140: Mimi’s Cottage Conditional Use Permit allowing second story 

window’s on the proposed building’s west façade, with the condition those windows be 

opaque or for lighting purposes only.  

Alternatives:  

1. Approval with conditions 

2. Denial of the application. 

3. Schedule the application for a decision at some future date. 
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 SUPPORTING MATERIALS  

1. Attachment A, Location Map 

2. Attachment B, Zoning Map 

3. Attachment C, Site Plan 

4. Attachment D, Building Elevations 
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ABBREVIATIONS/ACRONYMS

A.B. anchor bolt

A/C air conditioning

ABV above

ADA americans with disabilities act

ADD'L additional

AFF above finished floor

ALT alternate

ALUM aluminum

ANOD anodized

ANSI american national standards institute

APPR approved

APPROX approximate

ARCH architect(ural)

ASPH asphalt

AUTO automatic

BD board

BLDG building

BLK block

BO bottom of ________

BRG bearing

BSMT basement

BTWN between

CF cubic foot

CG center of gravity

CI cast iron

CJ construction joint

CL center line or column line

CLG ceiling

CLR clear(ance), category of logistical responsibility

CMU concrete masonry unit

COL column

CONC concrete

CONST construction

CONT continuous, continue

CPT carpet

CRS course(s)

CSMT casement

CY cubic yard

DE door elevation

DET detail

DF drinking fountain

DF-L douglas fir

DIA diameter

DIM dimension

DIV division

DL dead load

DOD department of defense

DPR dispenser

DR door

DWB deformed weldable bar

DWG drawing

E east

EA each

EJ expansion joint

ELEC electrical

ELEV, EL elevation

EMT electrical metallic tubing

EN edge nail

EQ equal

EQUIP equipment

EST estimate

EX existing

EXP expansion

EXT extinguisher

f'c concrete 28 day strength

f'm masonry strength

GENERAL NOTES

1. ALL WORK SHALL CONFORM TO THE INTERNATIONAL BUILDING CODE (2021
EDITION) AND ALL LOCAL CODES, INCLUDING ANY AND ALL COVENANTS,
RULES AND REGULATIONS ADOPTED BY THE CITY OF SOUTH JORDAN
BUILDING DEPARTMENT.

2. COORDINATION OF WORK:  THE GENERAL CONTRACTOR SHALL COMPARE
ARCHITECTURAL SPECIFICATIONS AND DRAWINGS WITH MECHANICAL AND
ELECTRICAL SPECIFICATIONS AND DRAWINGS.  IF THERE ARE ANY
DISCREPANCIES BETWEEN THEM, HE SHALL REPORT THE SAME TO THE
ARCHITECT IN WRITING AND OBTAIN FROM THE ARCHITECT WRITTEN
INSTRUCTIONS FOR NECESSARY CHANGES.

3. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS ON THE DRAWINGS AND
DIMENSIONS AND CONDITIONS AT THE SITE.

4. ALL MATERIALS SHALL BE NEW (U.N.O.) AND BOTH MATERIALS AND
WORKMANSHIP SHALL BE OF BEST QUALITY.

5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SAFETY, SECURITY AND
PROTECTION IN AND AROUND THE JOB SITE AND ADJACENT PROPERTIES (IF
APPLICABLE).

6. ALL DETAILS AND NOTES ON DRAWINGS ARE INTENDED TO BE TYPICAL AND
SHALL APPLY TO SIMILAR SITUATIONS ELSE WHERE UNLESS NOTED OR
SHOWN OTHERWISE.  CONSTRUCTION NOT SPECIFICALLY SHOWN, SHALL BE
ACCOMPLISHED AS PER MINIMUM REQUIREMENTS OF THE INTERNATIONAL
BUILDING CODE (2021 EDITION).

7. THE CONTRACTOR SHALL REVIEW, APPROVE AND VERIFY ALL SHOP
DRAWINGS, PRODUCT DATA, SAMPLES AND SIMILAR SUBMITTALS TO ASSURE
THEY COMPLY WITH THE REQUIREMENTS OF THE CONTRACT DOCUMENTS.
SHOP DRAWINGS, PRODUCT DATA, SAMPLES, AND SIMILAR SUBMITTALS
SUBMITTED TO THE ARCHITECT WHICH HAVE NOT BEEN REVIEWED,
APPROVED, VERIFIED, STAMPED AND SIGNED BY THE GENERAL CONTRACTOR
WILL BE RETURNED TO THE GENERAL CONTRACTOR WITHOUT ACTION BY
THE ARCHITECT. THE ARCHITECT WILL REVIEW THE SHOP DRAWINGS FOR
GENERAL CONFORMANCE WITH THE DESIGN CONCEPT.  THIS REVIEW BY THE
ARCHITECT SHALL NOT BE CONSTRUED AS APPROVAL. THE CONTRACTOR
SHALL NOT BE RELIEVED OF RESPONSIBILITY FOR ERRORS AND OMISSIONS
IN SHOP DRAWINGS, PRODUCT DATA, SAMPLES OR SIMILAR SUBMITTALS BY
THE ARCHITECT'S REVIEW.
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SITE PLAN

KEYED NOTES

03.26 4" CONCRETE FLOOR SLAB (INTERIOR, CONDITIONED SPACES) OVER A 6-MIL
(0.006 INCH; 152  M) POLYETHYLENE OR APPROVED VAPOR RETARDER WITH
JOINTS LAPPED NOT LESS THAN 6 INCHES (152 MM) SHALL BE PLACED BETWEEN
THE CONCRETE FLOOR SLAB AND THE BASE COURSE OR THE PREPARED
SUBGRADE WHERE NO BASE COURSE EXISTS (R506.2.3) OVER A 4-INCH-THICK
(102 MM) BASE COURSE CONSISTING OF CLEAN GRADED SAND, GRAVEL,
CRUSHED STONE OR CRUSHED BLAST-FURNACE SLAG (R506.2.2 BASE)

23.01 AIR CONDITIONING CONDENSER

26.10 75KW GENERATOR LOCATION

32.04 8'-0" WIDE DOUBLE LOCKABLE GATE

SITE PLAN LEGEND

LINE TYPE LEGEND
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FLOOR PLAN GENERAL NOTES

1. ALL DIMENSIONS ARE TO FACE OF STUD IN NEW CONSTRUCTION

2. ALL FLOOR FINISH CHANGES OCCUR AT CENTERLINE OF DOOR IN CLOSED POSITION, 
UNLESS NOTED OTHERWISE.

3. UNLESS OTHERWISE NOTED, ALL INTERIOR PARTITIONS WILL BE 2 x 4 STUDS @ 16" O.C., 
PROVIDE FIRE BLOCKING AT SPACES OVER 10'-0".

4. ALL FASTENERS INSTALLED INTO PRESERVATIVE TREATED WOOD ARE TO BE ZINC 
COATED OR TREATED (IBC 2304.10.6.1).

5. FIRE-BLOCKING MATERIAL SHALL BE PROVIDED IN CONCEALED SPACES OF STUD WALLS 
AND PARTITIONS, AT INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND 
HORIZONTAL SPACES, AND IN CONCEALED SPACES BETWEEN STAIR STRINGERS 
(R302.11).

6. ALL INTERIOR WALLS AND CEILINGS TO BE FINISHED WITH 1/2" STANDARD GYPSUM 
BOARD, WITH SMOOTH FINISH AND ROUND CORNERS

7. BACKFILL IS NOT TO BE PLACED ADJACENT TO BASEMENT WALLS UNTIL BRACING IS IN 
PLACE (R404.1.7).

8. TEMPERATURE LIMITING DEVICES ARE REQUIRED FOR BATHTUBS AND SHOWERS AND 
SHALL BE SET AT 120 DEGREES F MAXIMUM (P2708.3 AND 2713.1)

9. PLUMBING SUBCONTRACTOR TO VERIFY PRIMARY WATER SHUTOFF LOCATION BEFORE 
INSTALLATION CONTRACTOR TO PLAN FOR TWO SHUTOFF VALVES FOR BUILDING.

NOT FOR 
CONSTRUCTION, 

RECODING 
PURPOSES OR 

IMPLEMENTATION
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BASEMENT PLAN

KEYED NOTES
01.18 FRAMED THEATRE TIERS, CONTRACTOR TO CONSULT WITH OWNER

03.04 PROVIDE BLOCK OUT FOR CONCRETE FOR DOOR OPENING TO BE UP TO 7-FT

03.18 FOOTING AND FOUNDATION, SEE STRUCTURAL

03.26 4" CONCRETE FLOOR SLAB (INTERIOR, CONDITIONED SPACES) OVER A 6-MIL (0.006 INCH; 152  M)
POLYETHYLENE OR APPROVED VAPOR RETARDER WITH JOINTS LAPPED NOT LESS THAN 6 INCHES
(152 MM) SHALL BE PLACED BETWEEN THE CONCRETE FLOOR SLAB AND THE BASE COURSE OR THE
PREPARED SUBGRADE WHERE NO BASE COURSE EXISTS (R506.2.3) OVER A 4-INCH-THICK (102 MM)
BASE COURSE CONSISTING OF CLEAN GRADED SAND, GRAVEL, CRUSHED STONE OR CRUSHED
BLAST-FURNACE SLAG (R506.2.2 BASE)

05.02 GUARDS - GUARDS SHALL BE SHALL NOT BE LESS THAN 36 INCHES IN HEIGHT MEASURED
VERTICALLY ABOVE THE ADJACENT WALKING SURFACE. GUARDS SHALL NOT HAVE OPENING THAT
ALLOW PASSAGE OF A SPHERE 4 INCHES IN DIAMETER FROM THE WALKING SURFACE TO THE
REQUIRED GUARD HEIGHT. THE TRIANGULAR OPENING AT THE OPEN SIDE OF A STAIR, FORMED BY
THE RISER, TREAD AND BOTTOM RAIL SHALL NOT ALLOW THE PASSAGE OF A SPHERE 6 INCHES IN
DIAMETER. (IBC SECTION 1015)

06.08 MAXIMUM RISER HEIGHT SHALL BE 8 INCHES,  RISER SHALL BE MEASURED VERTICALLY BETWEEN
LEADING EDGES OF ADJACENT TREADS (R311.7.5.1), MINIMUM TREAD DEPTH SHALL BE 9 INCHES,
TREAD DEPTH SHALL BE MEASURED HORIZONTALLY BETWEEN VERTICAL PLANES OF THE
FOREMOST PROJECTION OF ADJACENT TREADS AND AT RIGHT ANGLE TO TREAD'S LEADING EDGE
(R311.7.5.2)

07.01 SOUND ATTENUATION INSULATION IN WALL SURROUNDING BATHROOSM AND MECHANICAL ROOM

09.11 TUBS AND SHOWERS WITH TILED WALLS REQUIRE A PORTLAND CEMENT APPLICATION,
FIRBERED-CEMENT OR GLASS MAT GYPSUM BACKER; GREEN BOARD IS NO LONGER ALLOWED.
SHOWERS SHALL BE FINISHED TO A HEIGHT OF NOT LESS THAN 72" ABOVE THE FLOOR, MATERIALS
SHALL BE NON-ABSORBENT

10.02 9 SF WINDOW WELL MINIMUM EXTENDING A MINIMUM OF 36" FROM WINDOW WITH PERMANENTLY
AFFIXED EGRESS LADDER

11.03 REFRIGERATOR

11.07 MICROWAVE

12.03 COUNTERTOPS, CONTRACTOR TO CONSULT WITH OWNER

22.02 TOILET - 1.28 GALLONS PER FLUSH MAX

22.08 NEW 50-GALLON WATER HEATER, WITH EXPANSION TANK, METAL PAN SHALL BE UNDER THE WATER
HEATER

22.11 KITCHEN SINK, CONTRACTOR TO CONSULT WITH OWNER

22.13 BATH TUB/SHOWER COMBO

22.14 PEDESTAL SINK, CONTRACTOR TO CONSULT WITH OWNER

23.04 FURNACE
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FLOOR PLAN GENERAL NOTES

1. ALL DIMENSIONS ARE TO FACE OF STUD IN NEW CONSTRUCTION

2. ALL FLOOR FINISH CHANGES OCCUR AT CENTERLINE OF DOOR IN CLOSED POSITION, 
UNLESS NOTED OTHERWISE.

3. UNLESS OTHERWISE NOTED, ALL INTERIOR PARTITIONS WILL BE 2 x 4 STUDS @ 16" O.C., 
PROVIDE FIRE BLOCKING AT SPACES OVER 10'-0".

4. ALL FASTENERS INSTALLED INTO PRESERVATIVE TREATED WOOD ARE TO BE ZINC 
COATED OR TREATED (IBC 2304.10.6.1).

5. FIRE-BLOCKING MATERIAL SHALL BE PROVIDED IN CONCEALED SPACES OF STUD WALLS 
AND PARTITIONS, AT INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND 
HORIZONTAL SPACES, AND IN CONCEALED SPACES BETWEEN STAIR STRINGERS 
(R302.11).

6. ALL INTERIOR WALLS AND CEILINGS TO BE FINISHED WITH 1/2" STANDARD GYPSUM 
BOARD, WITH SMOOTH FINISH AND ROUND CORNERS

7. BACKFILL IS NOT TO BE PLACED ADJACENT TO BASEMENT WALLS UNTIL BRACING IS IN 
PLACE (R404.1.7).

8. TEMPERATURE LIMITING DEVICES ARE REQUIRED FOR BATHTUBS AND SHOWERS AND 
SHALL BE SET AT 120 DEGREES F MAXIMUM (P2708.3 AND 2713.1)

9. PLUMBING SUBCONTRACTOR TO VERIFY PRIMARY WATER SHUTOFF LOCATION BEFORE 
INSTALLATION CONTRACTOR TO PLAN FOR TWO SHUTOFF VALVES FOR BUILDING.

NOT FOR 
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RECODING 
PURPOSES OR 

IMPLEMENTATION
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1/4" = 1'-0"1
1ST FLOOR PLAN
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KEYED NOTES

01.07

03.03 4" CONCRETE FLOOR SLAB (UNHEATED SPACES) OVER A 4-INCH-THICK (102 MM) BASE
COURSE CONSISTING OF CLEAN GRADED SAND, GRAVEL, CRUSHED STONE OR CRUSHED
BLAST-FURNACE SLAG (R506.2.2 BASE)

03.24 8.5" CONCRETE FLOOR, SEE STRUCTURAL

03.26 4" CONCRETE FLOOR SLAB (INTERIOR, CONDITIONED SPACES) OVER A 6-MIL (0.006 INCH;
152  M) POLYETHYLENE OR APPROVED VAPOR RETARDER WITH JOINTS LAPPED NOT
LESS THAN 6 INCHES (152 MM) SHALL BE PLACED BETWEEN THE CONCRETE FLOOR SLAB
AND THE BASE COURSE OR THE PREPARED SUBGRADE WHERE NO BASE COURSE EXISTS
(R506.2.3) OVER A 4-INCH-THICK (102 MM) BASE COURSE CONSISTING OF CLEAN GRADED
SAND, GRAVEL, CRUSHED STONE OR CRUSHED BLAST-FURNACE SLAG (R506.2.2 BASE)

05.02 GUARDS - GUARDS SHALL BE SHALL NOT BE LESS THAN 36 INCHES IN HEIGHT MEASURED
VERTICALLY ABOVE THE ADJACENT WALKING SURFACE. GUARDS SHALL NOT HAVE
OPENING THAT ALLOW PASSAGE OF A SPHERE 4 INCHES IN DIAMETER FROM THE
WALKING SURFACE TO THE REQUIRED GUARD HEIGHT. THE TRIANGULAR OPENING AT
THE OPEN SIDE OF A STAIR, FORMED BY THE RISER, TREAD AND BOTTOM RAIL SHALL
NOT ALLOW THE PASSAGE OF A SPHERE 6 INCHES IN DIAMETER. (IBC SECTION 1015)

06.03 COLUMN, SEE STRUCTURAL

06.08 MAXIMUM RISER HEIGHT SHALL BE 8 INCHES,  RISER SHALL BE MEASURED VERTICALLY
BETWEEN LEADING EDGES OF ADJACENT TREADS (R311.7.5.1), MINIMUM TREAD DEPTH
SHALL BE 9 INCHES, TREAD DEPTH SHALL BE MEASURED HORIZONTALLY BETWEEN
VERTICAL PLANES OF THE FOREMOST PROJECTION OF ADJACENT TREADS AND AT RIGHT
ANGLE TO TREAD'S LEADING EDGE (R311.7.5.2)

06.16 LOFT STAIRWAYS - MAXIMUM RISE 8" MINIMUM TREAD 9" (UTAH AMENDMENT TO THE IBC),
THE LARGEST TREAD RUN OR RISER WITHIN FLIGHT OF STAIRS SHALL NOT EXCEED THE
SMALLEST BY MORE THAN 3/8". STAIR NOSING SHALL BE NO LESS THAT 3/4" NOR MORE
THAN 1 1/4" WITH AN EDGE RADIUS NOT GREATER THAN 9/16". STAIRS SHALL BE
CONSTRUCTED WITH (3) 1 3/4" X 11 7/8" LVL STRINGERS.

06.48 TIMBER COLUMN. SEE STRUCTURAL

KEYED NOTES

06.49 OVERHEAD ROUGH SAWN HEAVY TIMBER DECORATIVE CEILING BEAMS

07.01 SOUND ATTENUATION INSULATION IN WALL SURROUNDING BATHROOSM AND
MECHANICAL ROOM

07.14 METAL DOWNSPOUT

07.24 PROVIDE R-13 BAT WALL INSULATION IN INDICATED 2 X 4 WALLS

09.11 TUBS AND SHOWERS WITH TILED WALLS REQUIRE A PORTLAND CEMENT APPLICATION,
FIRBERED-CEMENT OR GLASS MAT GYPSUM BACKER; GREEN BOARD IS NO LONGER
ALLOWED. SHOWERS SHALL BE FINISHED TO A HEIGHT OF NOT LESS THAN 72" ABOVE
THE FLOOR, MATERIALS SHALL BE NON-ABSORBENT

10.01 60" LINEAR GAS & WOOD FIREPLACE

10.03 ELECTRIC FIREPLACE

11.01 GAS FIRED COOKTOP

11.03 REFRIGERATOR

11.05 DOUBLE OVEN

12.01 CASEWORK, CONTRACTOR TO CONSULT WITH OWNER

12.03 COUNTERTOPS, CONTRACTOR TO CONSULT WITH OWNER

12.04 CLOSET SYSTEM, CONULTY WITH OWNER FOR LAYOUT

12.05 VERTICAL DUCT CHASE FROM SECOND FLOOR TO BELOW FLOOR SLAB

12.06 BUILT IN LINEN CABINET WITH UPPER DOOR AND TWO LOWER DRAWERS

13.01 GROIN VAULT CEILING IN ENTRY HALL

22.02 TOILET - 1.28 GALLONS PER FLUSH MAX

22.03 LOW FLOW SHOWER HEAD - 2-GALLONS PER MINUTE MAX

22.05 NEW HOSE BIBB, FROST-PROOF ON HIGH PRESSURE WATER LINE

22.09 BATHTUB

22.11 KITCHEN SINK, CONTRACTOR TO CONSULT WITH OWNER

KEYED NOTES

22.14 PEDESTAL SINK, CONTRACTOR TO CONSULT WITH OWNER

22.15 VANITY SINK,  CONTRACTOR TO CONSULT WITH OWNER

22.17 SHOWER, CONTRACTOR TO COORDINATE FINISHES AND FIXTURES WITH OWNER

22.18 PROVIDE FLOOR DRAIN

22.19 PROVIDE PAN AND DRAIN UNDER WASHER

23.01 AIR CONDITIONING CONDENSER

23.02 VENT DRYER TO THE OUTSIDE, DUCTS SHALL BE CONSTRUCTED OF MINIMUM 0.016 INCH
THICK RIGID METAL, HAVING SMOOTH INTERIOR SURFACES WITH JOINTS RUNNING IN
DIRECTION OF AIR FLOW.  MAXIMUM LENGTH OF EXHAUST DUCT SHALL NOT EXCEED 25
FEET (THE MAXIMUM LENGTH OF DUCT SHALL BE REDUCED 2.5 FEET FOR EACH 45
DEGREE BEND AND 5 FEET FOR EACH 90 DEGREE BEND.  CLOTHES DRYER EXHAUST
SHALL COMPLY WITH SECTION (M1502)

23.04 FURNACE

26.01 ELECTRICAL SUB-PANEL

26.10 75KW GENERATOR LOCATION

31.03 RADON EXHAUST VENT

32.03 PAVERS/PATIO HARDSCAPE LAYOUT, CONTRACTOR TO CONSULT WITH OWNER

32.04 8'-0" WIDE DOUBLE LOCKABLE GATE
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FLOOR PLAN GENERAL NOTES

1. ALL DIMENSIONS ARE TO FACE OF STUD IN NEW CONSTRUCTION

2. ALL FLOOR FINISH CHANGES OCCUR AT CENTERLINE OF DOOR IN CLOSED POSITION, 
UNLESS NOTED OTHERWISE.

3. UNLESS OTHERWISE NOTED, ALL INTERIOR PARTITIONS WILL BE 2 x 4 STUDS @ 16" O.C., 
PROVIDE FIRE BLOCKING AT SPACES OVER 10'-0".

4. ALL FASTENERS INSTALLED INTO PRESERVATIVE TREATED WOOD ARE TO BE ZINC 
COATED OR TREATED (IBC 2304.10.6.1).

5. FIRE-BLOCKING MATERIAL SHALL BE PROVIDED IN CONCEALED SPACES OF STUD WALLS 
AND PARTITIONS, AT INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND 
HORIZONTAL SPACES, AND IN CONCEALED SPACES BETWEEN STAIR STRINGERS 
(R302.11).

6. ALL INTERIOR WALLS AND CEILINGS TO BE FINISHED WITH 1/2" STANDARD GYPSUM 
BOARD, WITH SMOOTH FINISH AND ROUND CORNERS

7. BACKFILL IS NOT TO BE PLACED ADJACENT TO BASEMENT WALLS UNTIL BRACING IS IN 
PLACE (R404.1.7).

8. TEMPERATURE LIMITING DEVICES ARE REQUIRED FOR BATHTUBS AND SHOWERS AND 
SHALL BE SET AT 120 DEGREES F MAXIMUM (P2708.3 AND 2713.1)

9. PLUMBING SUBCONTRACTOR TO VERIFY PRIMARY WATER SHUTOFF LOCATION BEFORE 
INSTALLATION CONTRACTOR TO PLAN FOR TWO SHUTOFF VALVES FOR BUILDING.
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1/4" = 1'-0"1
2ND FLOOR PLAN KEYED NOTES

01.15 CONTRACTOR TO NOTIFY OWNER OF PENETRATIONS IN CONCRETE WALL FOR WATER FILTER
AND ANY ADDITIONAL NECCESSARY PENETRATIONS

05.02 GUARDS - GUARDS SHALL BE SHALL NOT BE LESS THAN 36 INCHES IN HEIGHT MEASURED
VERTICALLY ABOVE THE ADJACENT WALKING SURFACE. GUARDS SHALL NOT HAVE OPENING
THAT ALLOW PASSAGE OF A SPHERE 4 INCHES IN DIAMETER FROM THE WALKING SURFACE TO
THE REQUIRED GUARD HEIGHT. THE TRIANGULAR OPENING AT THE OPEN SIDE OF A STAIR,
FORMED BY THE RISER, TREAD AND BOTTOM RAIL SHALL NOT ALLOW THE PASSAGE OF A
SPHERE 6 INCHES IN DIAMETER. (IBC SECTION 1015)

06.06 HALF WALL

06.08 MAXIMUM RISER HEIGHT SHALL BE 8 INCHES,  RISER SHALL BE MEASURED VERTICALLY BETWEEN
LEADING EDGES OF ADJACENT TREADS (R311.7.5.1), MINIMUM TREAD DEPTH SHALL BE 9 INCHES,
TREAD DEPTH SHALL BE MEASURED HORIZONTALLY BETWEEN VERTICAL PLANES OF THE
FOREMOST PROJECTION OF ADJACENT TREADS AND AT RIGHT ANGLE TO TREAD'S LEADING
EDGE (R311.7.5.2)

06.19 HANDRAIL SIZE TO BE 1 1/4" TO 2 5/8", HANDRAILS SHALL TERMINATE TO WALLS OR NEWEL
POSTS. MAX 4" SPACING BETWEEN BALUSTERS. HANDRAIL IS TO BE PLACED 34" TO 38" ABOVE
THE NOSE OF THE TREADS VERTICALLY TO THE TOP RAIL. THEY SHALL BE CONTINUOUS THE
FULL LENGTH OF THE STAIRS. THE HANDGRIP PORTION SHALL BE NOT LESS THAN 1 1/4" NOR
MORE THAN 2" IN CROSS-SECTIONAL DIMENSION. HANDRAILS PROJECTING FROM A WALL SHALL
HAVE A SPACE OF NOT LESS THAN 1 1/2" BETWEEN THE WALL AND THE HANDRAIL

06.49 OVERHEAD ROUGH SAWN HEAVY TIMBER DECORATIVE CEILING BEAMS

07.01 SOUND ATTENUATION INSULATION IN WALL SURROUNDING BATHROOSM AND MECHANICAL ROOM

07.07 30 YEAR, ARCHITECTURAL GRADE, COMPOSITE SHINGLES OVER 30 lb. ROOFING FELTS, COLOR
TO MATCH PRIMARY RESIDENCE

12.03 COUNTERTOPS, CONTRACTOR TO CONSULT WITH OWNER

12.05 VERTICAL DUCT CHASE FROM SECOND FLOOR TO BELOW FLOOR SLAB

22.08 NEW 50-GALLON WATER HEATER, WITH EXPANSION TANK, METAL PAN SHALL BE UNDER THE
WATER HEATER

31.03 RADON EXHAUST VENT
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NOT SURE I UNDERSTOOD THIS 

CORRECTLY, COUNTER OVER 

1/2" WALL?
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ROOF PLAN GENERAL NOTES

1. VALLEY FLASHING SHALL BE 28 GAUGE (MINIMUM) CORROSION-RESISTANT SHEET METAL EXTENDING 
A MINIMUM OF 11" IN BOTH DIRECTIONS FROM CENTERLINE OF VALLEY

2. ALL PLUMBING VENTS THROUGH THE ROOF TO BE MINIMUM 3" PIPE.

3. INSTALL W.R. GRACE BITUMINOUS "ICE AND WATER SHIELD" CONTINUOUS FROM EAVE TO A MINIMUM 
OF 24" MEASURED INSIDE THE EXTERIOR WALL LINE AND VALLEYS, UNDERLAYMENT SHALL BE TWO 
LAYERS, PER TABLE 905.1.1(2).

4. INSTALL W.R. GRACE BITUMINOUS "ICE AND WATER SHIELD" CONTINUOUS AT:  WALL TO ROOF 
CONDITIONS - EXTEND UP WALL MIN. OF 3'-0".

5. PROVIDE SOFFITS, TO MATCH EXISTING RESIDENCE.

6. PROVIDE RAIN GUTTERS AND HEAT TAPE IN RAIN GUTTERS AND DOWNSPOUTS.
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1/4" = 1'-0"1
ROOF PLAN

KEYED NOTES

07.03 INSTALL W.R. GRACE BITUMINOUS "ICE AND WATER SHIELD" CONTINUOUS FROM EAVE TO 2'
HORIZONTAL FROM INTERIOR SIDE OF EXTERIOR WALLS

07.07 30 YEAR, ARCHITECTURAL GRADE, COMPOSITE SHINGLES OVER 30 lb. ROOFING FELTS, COLOR
TO MATCH PRIMARY RESIDENCE
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1. ALL DIMENSIONS ARE TO FACE OF STUD IN NEW CONSTRUCTION, AND 
TO BE VERIFIED IN FIELD BY CONTRACTOR.

2. APPLY FOUNDATION DAMPROOFING ON ALL BELOW GRADE SURFACES.

EXTERIOR ELEVATION GENERAL NOTES
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KEYED NOTES

01.11 CONTRACTOR TO CONSULT WITH OWNER ON RADIUS OF SOFFIT

04.01 INSTALL BRICK VENEER WITH 22 GA TIES @ 16" O.C. EACH WAY WITH NO 9
WIRE AT 6" O.C. ASSURE WIRE LAPS OVER LEG OF TIE AS REQUIRED.

06.48 TIMBER COLUMN. SEE STRUCTURAL

07.07 30 YEAR, ARCHITECTURAL GRADE, COMPOSITE SHINGLES OVER 30 lb.
ROOFING FELTS, COLOR TO MATCH PRIMARY RESIDENCE

07.11 EXTERIOR INSULATED FINISH SYSTEM (EIFS) OVER "TYVEK" BUILDING
WRAP OR EQUIVALENT, COLOR TO MATCH PRIMARY RESIDENCE. PROVIDE
CONTROL AND EXPANSION JOINTS AS RECOMMENDED BY EIFS
MANUFACTURER

07.12 SOFFIT

07.13 GUTTERS TO MATCH PRIMARY RESIDENCE

07.14 METAL DOWNSPOUT

07.16 FASCIA TO MATCH PRIMARY RESIDENCE

08.02 CONTRACTOR TO CONSULT WITH OWNER ON ARCHED DOOR, CIRVE
SHOWN FOR REPRESENTATION ONLY, ACTUAL DOOR RADIUS AND DOOR
TO BE SELECTED BY OWNER

23.05 ATTIC VENT

1/4" = 1'-0"1
EAST ELEVATION (FRONT)
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1/4" = 1'-0"2
ANGLED ENTRY

PULLING GRIDS UP ABOVE DIMENSION LINE IS NOT STANDARD...WHY ARE WE DOING THIS?
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1/4" = 1'-0"1
WEST ELEVATION (REAR)

KEYED NOTES

04.01 INSTALL BRICK VENEER WITH 22 GA TIES @ 16" O.C. EACH WAY WITH NO 9
WIRE AT 6" O.C. ASSURE WIRE LAPS OVER LEG OF TIE AS REQUIRED.

06.48 TIMBER COLUMN. SEE STRUCTURAL

07.07 30 YEAR, ARCHITECTURAL GRADE, COMPOSITE SHINGLES OVER 30 lb.
ROOFING FELTS, COLOR TO MATCH PRIMARY RESIDENCE

07.11 EXTERIOR INSULATED FINISH SYSTEM (EIFS) OVER "TYVEK" BUILDING
WRAP OR EQUIVALENT, COLOR TO MATCH PRIMARY RESIDENCE. PROVIDE
CONTROL AND EXPANSION JOINTS AS RECOMMENDED BY EIFS
MANUFACTURER

07.13 GUTTERS TO MATCH PRIMARY RESIDENCE

07.14 METAL DOWNSPOUT

07.16 FASCIA TO MATCH PRIMARY RESIDENCE

32.04 8'-0" WIDE DOUBLE LOCKABLE GATE
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1/4" = 1'-0"1
NORTH ELEVATION (RIGHT)

1/4" = 1'-0"2
SOUTH ELEVATION (LEFT)

KEYED NOTES

01.11 CONTRACTOR TO CONSULT WITH OWNER ON RADIUS OF SOFFIT

04.01 INSTALL BRICK VENEER WITH 22 GA TIES @ 16" O.C. EACH WAY WITH NO 9
WIRE AT 6" O.C. ASSURE WIRE LAPS OVER LEG OF TIE AS REQUIRED.

06.48 TIMBER COLUMN. SEE STRUCTURAL

07.07 30 YEAR, ARCHITECTURAL GRADE, COMPOSITE SHINGLES OVER 30 lb.
ROOFING FELTS, COLOR TO MATCH PRIMARY RESIDENCE

07.11 EXTERIOR INSULATED FINISH SYSTEM (EIFS) OVER "TYVEK" BUILDING
WRAP OR EQUIVALENT, COLOR TO MATCH PRIMARY RESIDENCE. PROVIDE
CONTROL AND EXPANSION JOINTS AS RECOMMENDED BY EIFS
MANUFACTURER

07.12 SOFFIT

07.13 GUTTERS TO MATCH PRIMARY RESIDENCE

07.14 METAL DOWNSPOUT

07.16 FASCIA TO MATCH PRIMARY RESIDENCE

10.02 9 SF WINDOW WELL MINIMUM EXTENDING A MINIMUM OF 36" FROM
WINDOW WITH PERMANENTLY AFFIXED EGRESS LADDER

32.04 8'-0" WIDE DOUBLE LOCKABLE GATE
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SOUTH JORDAN CITY PLANNING COMMISSION 
STAFF REPORT 

MEETING DATE: SEPTEMBER 9, 2025 

 

PROPERTY OVERVIEW 

Acreage 0.96 acres 

Recorded Subdivision Meets and Bounds Property 

Current Zone Single-Family Residential (R-1.8) 

Current Land Use Public 

Neighboring 
Properties 

 Zone Current Land Use 

North R-1.8 Public Education, Bingham High School 

East R-1.8 Single-family Residential 

South R-2.5 Single-family Residential 

West R-1.8 Public Education, Bingham High School 

 

ITEM SUMMARY 

The applicant is requesting the Planning Commission approve their site plan application. This 

application proposes a new seminary building to replace the existing structure next to Bingham 

High School. Staff is recommending approval of the application.   

 

 

FILE OVERVIEW 

Item Name  Bingham Senior Seminary Site Plan 

Address 1940 W South Jordan Pkwy, South Jordan, UT 84095 

File Number  PLSPR202500064 

Applicant  Adam Ferguson 

Property Owner Corporation of the Presiding Bishop of The Church of 
Jesus Christ of Latter-day Saints 

Staff Author  Miguel Aguilera, Planner I 
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TIMELINE 

 April 9, 2025 the applicant submitted a complete site plan application to Staff for 

review. The application was revised a total of 4 times to address all staff 

comments. The application was reviewed by the following departments:  

o Planning: Staff reviewed the application and worked with the applicant to 

revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

o Engineering: Staff reviewed the application and worked with the 

applicant revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

o Fire: Staff reviewed the application and worked with the applicant to 

revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

o Fire: Staff reviewed the application and worked with the applicant to 

revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

o Building: Staff reviewed the application and worked with the applicant to 

revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

o Streets and Water: Staff reviewed the application and worked with the 

applicant to revise the site plan to conform to applicable city regulations. 

Resubmitted materials addressed staff comments. 

 August 13, 2025, the Architectural Review Committee (ARC) reviewed the 

proposed structure. The ARC gave a positive recommendation of the building’s 

architectural renderings to the Planning Commission.  

 August 19, 2025, the City Council approved Resolution R2025-47, allowing the 

site plan to proceed with a parking reduction.  

REPORT ANALYSIS 

Application Summary: The new Bingham Seminary building will incorporate eight classrooms, 

space for staff offices, and a breakroom. The building’s front orientation will be towards the 

west. A new walking path and landscape features will connect the building’s entrance with the 

parking lot of Bingham High School. All of the on-site parking stalls will be located at the rear of 

the building on the east side of the lot. There are 15 stalls planned for the development. 

A seminary use is not specified in the city code. The closest definitions within the code that 

could be provided for a seminary are a high school or a church use. In both of these categories, 

the parking requirement is greater than the spaces that currently exist or that will be provided 

in the new site plan. There are approximately 20 parking stalls at the existing seminary site. The 

high school use requires 15 stalls per classroom, equating to 120 stalls for 8 classrooms. A 
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church use requires 1 stall per 3 seats in fixed seating area plus 1 per 100 square feet of floor 

area of additional areas. There are 36 seats per classroom, which totals to 288 parking stalls 

required for the classrooms. This does not include any additional areas. Chapter 16.26.040 of 

the city code delegates the final decision of a parking reduction to the City Council. A parking 

reduction resolution was brought before the City Council and the Council approved the 

applicant’s request for a parking reduction to 15 stalls.  

The R-1.8 zone has a front setback of 30 feet. The existing setback and the proposed setback for 

the new building is approximately 27 feet. UDOT previously purchased frontage from the 

seminary site, which reduced the existing building’s setback. City Code §17.04.140 allows the 

new building to be at the existing setback. The new seminary building will meet the setback 

requirements for all its other sides.  

 FINDINGS AND RECOMMENDATION  

Findings:  

 There is no development agreement associated with this application. 

 A seminary use is not defined in city code. The current zoning permits the closest 

defined uses of church and education. The seminary use is also existing on site.  

 The City Council approved the applicant’s request for a parking reduction.  

 The expansion of South Jordan Parkway removed frontage from the existing property. 

The new building will be allowed to be constructed at the existing setback. 

 UDOT approved the site’s east parking entrance. 

Conclusions: 

 The application is in conformance with the minimum requirements of the Site Plan 

Review (Title 16) and the Planning and Zoning (Title 17) Codes 

Planning Staff Recommendation: 

Staff recommends approval of the application based on the report analysis, findings, and 

conclusions listed above.  

 

PLANNING COMMISSION ACTION 

Required Action: 

Final Decision 

Scope of Decision: 

This is an administrative decision to be decided by the Planning Commission. 
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Standard of Approval:  

All proposed commercial, office, industrial, multi-family dwelling or institutional developments 

and alterations to existing developments shall meet the site plan review requirements of South 

Jordan Municipal Code §16.24 and the requirements of the individual zone in which a 

development is proposed.  All provisions of Title 16 & 17 of South Jordan Municipal Code, and 

other City requirements shall be met in preparing site plan applications and in designing and 

constructing the development. The Planning Commission shall receive public comment 

regarding the site plan and shall approve, approve with conditions, or deny the site plan. 

Motion Ready:  

I move that the Planning Commission approve:   

1. File PLSPR202500064, Bingham Senior Seminary Site Plan 

Alternatives:  

1. Approval with conditions. 

2. Denial of the application. 

3. Schedule the application for a decision at some future date. 

 

 SUPPORTING MATERIALS  

1. Attachment A, Location Map 

2. Attachment B, Zoning Map 

3. Attachment C, Site Plan 

4. Attachment D, Building Elevations 

5. Attachment E, Photometric Plan 

6. Attachment F, Resolution R2025-47 
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ASPHALT PAVEMENT SECTION CONCRETE PAVEMENT SECTION THICKENED EDGE SIDEWALK

RETAINING WALL

BMP, INC.
9 MATHEWS DR, UNIT A1-A2, E. HADDAM,

CT
(800) 504-8008  FAX: (877)434-3197

RULE # 1-  AT AN ABSOLUTE MINIMUM, STRUCTURE INTERNAL DIMENSIONS MUST BE AT LEAST LARGE ENOUGH TO
ACCOMODATE EXTERNAL DIMENSIONS OF THE SNOUT, AND ALLOW FOR A PERSON TO INSTALL IT.  REFER TO BMP, INC.
CAD DETAILS FOR PART DIMENSIONS.  BMP RECOMMENDS STRUCTURE WALL TO BE AT LEAST 12" WIDER THAN MAXIMUM
SNOUT WIDTH.  FOR TRASHSCREEN, STRUCTURE MUST BE AT LEAST 6" WIDER THAN TRASHSCREEN WIDTH.

RULE #2-  USE ONLY "F" SERIES SNOUTS FOR RECTANGULAR OR SQUARE STRUCTURES, AVAILABLE IN 12", 18", 24",  30",
36", 48", 72" AND 96" SIZES.  USE ONLY "R" SERIES SNOUTS FOR ROUND STRUCTURES, AVAILABLE IN 12", 18", 24", 30", 42",
52" AND 72" SIZES.

*SUMP DEPTH (Ds)-  SUMP DEPTH SHOULD BE A MINIMUM OF 36" FOR ANY NEW CONSTRUCTION FOR PIPES 12" AND LESS.
FOR 15"-18" PIPE  MIN. DEPTH SHOULD BE 48".  OPTIMAL SIZING IS AT LEAST 2.5X TO 3X OUTLET PIPE DIAMETER (Dp) FOR
MAXIMUM POLLUTANT REMOVAL EFFICIENCY AND MINIMAL CLEANOUT FREQUENCY.

STRUCTURE DIMENSIONS-  PLAN DIMENSIONS FOR A STRUCTURE  SHOULD BE UP TO 7X AREA OF OUTLET PIPE FOR
MAXIMUM POLLUTANT REMOVAL EFFICIENCY AND MINIMAL CLEANOUT FREQUENCY.   FOR MANHOLES, SEE SIZING
EXAMPLES BELOW FOR "R' SERIES SNOUTS.

IMPORTANT NOTICE:     DO NOT CONFUSE PIPE SIZE WITH SNOUT SIZE.  A SNOUT FITS OVER A PIPE, NOT IN IT.  THUS,
THE CORRECT SNOUT SIZE WILL ALWAYS BE BIGGER THAN THE PIPE SIZE.. SNOUTS ARE AVAILABLE FOR ROUND
STRUCTURES TO ACCOMODATE PIPES OF 60" ID ( 71.9" OD). MAX.  FOR PIPES 72" OD AND ABOVE, USE SQUARE
STRUCTURES.

SIZING EXAMPLES:               NPSNOUT (FOR PVC  OR SMALL DIAM. STRUCTURE)
OUTLET HOLE SIZE           SNOUT SIZE                    UP TO 12" PIPE IN 18" ID STRUCTURE NP1218
11.9" O.D. OR LESS            12 F or R (R FITS 36"-48" DIAM STRUCTURE)                  UP TO 15" PIPE IN 24" ID STRUCTURE NP1524
12.0"-17.9" O.D.                  18 F or R (R FITS 48"-60" DIAM STRUCTURE)                 UP TO 18" PIPE IN 30" ID STRUCTURE NP1830
18.0"-23.9" O.D.                  24 F or R (R FITS 48"-60" DIAM STRUCTURE)                    UP  TO 18" PIPE IN 36-42" ID STRUCTURE NP1836
24.0"-29.9" O.D.                 30 F or R (R FITS 60"-72" DIAM STRUCTURE)                     UP TO 24" PIPE IN 30" ID STRUCTURE NP 2430
30.0"-35.9" O.D.                   36FTB
30.0"-41.9" O.D.                  42RTB/60 (FITS 60" DIAM STRUCTURE ONLY)
30.0"-47.9" O.D.                   48 FTB
30.0"-51.9" O.D.                  52RTB/72  OR /84 (FITS 72" OR 84"  DIAM STRUCTURE ONLY)
48.0"-71.9" O.D.                 72FTB OR 72RTB/96 (FITS 96" DIAM STRUCTURE ONLY)
72"-95.9" O.D.                     96 FTB OR 96FTBB
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SYMBOL CODE BOTANICAL / COMMON NAME SIZE QTY

TREES

Ag
Amelanchier x grandiflora 'Autumn
Brilliance'
Autumn Brilliance Apple Serviceberry

2" Cal. 2

ET Existing Tree - 23

Po
Pinus nigra 'Oregon Green'
Oregon Green Austrian Pine 10`-12` H 2

SHRUBS

Bd
Buddleja davidii
Butterfly Bush 5 gal 6

Bp Buddleja x 'SMNBDBT'
Pugster Blue® Dwarf Butterfly Bush 5 gal 10

Ce
Caryopteris x clandonensis 'Minigold'
Beekeeper™ Bluebeard 5 gal 134

Cd
Cotinus coggygria 'Londus' EU26492
Dusky Maiden Smoke Tree 5 gal 9

Ps Physocarpus opulifolius 'Seward'
Summer Wine® Ninebark

5 gal 72

Pp Picea abies 'Pumila'
Dwarf Globe Norway Spruce 5 gal 93

Pu
Prunus laurocerasus `Jong1`
Volcano Cherry Laurel 5 gal 26

Pc
Prunus x cistena 'UCONNPCSDR
Stay Classy Purple Leaf Sand Cherry 5 gal 27

Ru
Rhamnus frangula 'SMNRFBT'
Fine Line® Improved Buckthorn 5 gal 10

Vl Viburnum rhytidophyllum
Leatherleaf Viburnum

5 gal 32

ORNAMENTAL GRASSES

Cb Calamagrostis brachytricha
Korean Feather Reed Grass

1 gal 66

PERENNIALS

Ah
Anemone x hybrida 'Honorine Jobert'
Honorine Jobert Japanese Anemone 1 gal 56

Ia
Iberis sempervirens 'Alexander's White'
White Evergreen Candytuft 1 gal 22

Pd
Platycodon grandiflorus 'Pop Star Blue'
Pop Star Blue Balloon Flower 1 gal 49

Rh
Rudbeckia hirta
Black-eyed Susan 1 gal 64

Sm
Salvia nemorosa 'May Night'
May Night Meadow Sage 1 gal 24

PLANT SCHEDULE
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LANDSCAPE
PLANTING
PLAN
OVERALL

1

1

1

1

1     2025-06-16  PR-01

TOTAL LANDSCAPE TOTAL SHRUB & PERENNIAL PERCENTAGE OF LANDSCAPE
8,336.5 SQ/FT 50.3%16,556 SQ/FT
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1
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SYMBOL CODE BOTANICAL / COMMON NAME SIZE QTY

SHRUBS

Bd
Buddleja davidii
Butterfly Bush 5 gal 6

Bp Buddleja x 'SMNBDBT'
Pugster Blue® Dwarf Butterfly Bush 5 gal 10

Ce
Caryopteris x clandonensis 'Minigold'
Beekeeper™ Bluebeard 5 gal 134

Cd
Cotinus coggygria 'Londus' EU26492
Dusky Maiden Smoke Tree 5 gal 9

Ps Physocarpus opulifolius 'Seward'
Summer Wine® Ninebark

5 gal 72

Pp Picea abies 'Pumila'
Dwarf Globe Norway Spruce 5 gal 93

Pu
Prunus laurocerasus `Jong1`
Volcano Cherry Laurel 5 gal 26

Pc
Prunus x cistena 'UCONNPCSDR
Stay Classy Purple Leaf Sand Cherry 5 gal 27

Ru
Rhamnus frangula 'SMNRFBT'
Fine Line® Improved Buckthorn 5 gal 10

Vl Viburnum rhytidophyllum
Leatherleaf Viburnum

5 gal 32

ORNAMENTAL GRASSES

Cb Calamagrostis brachytricha
Korean Feather Reed Grass

1 gal 66

PERENNIALS

Ah
Anemone x hybrida 'Honorine Jobert'
Honorine Jobert Japanese Anemone 1 gal 56

Ia
Iberis sempervirens 'Alexander's White'
White Evergreen Candytuft 1 gal 22

Pd Platycodon grandiflorus 'Pop Star Blue'
Pop Star Blue Balloon Flower 1 gal 49

Rh
Rudbeckia hirta
Black-eyed Susan 1 gal 64

Sm
Salvia nemorosa 'May Night'
May Night Meadow Sage 1 gal 24

PLANT SCHEDULE
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GROUND COVERS
Ev Existing Vegetation flat 227 sf

Mm Mineral Mulch 3/4" 13,552 sf

SOD/SEED
Ky blu Kentucky Bluegrass Sod

BioBlue sod 2,777 sf
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION PSI DETAIL
Hunter MP1000 PROS-06-PRS30-CV-F
Turf Rotator, 6in. pop-up with check valve, floguard, pressure
regulated to 30 psi, MP Rotator nozzle on PRS30 body.
M=Maroon adj arc 90 to 210, L=Light Blue 210 to 270 arc,
O=Olive 360 arc.

30 A1/LA8.0
A2/LA8.0

Hunter MP2000 PROS-06-PRS30-CV-F
Turf Rotator, 6in. pop-up with factory installed check valve,
floguard, pressure regulated to 30 psi, MP Rotator nozzle on
PRS30 body. K=Black adj arc 90-210, G=Green adj arc 210-270,
R=Red 360 arc.

30 A1/LA8.0
A2/LA8.0

Hunter MP3000 PROS-06-PRS30-CV-F
Turf Rotator, 6in. pop-up with factory installed check valve,
floguard, pressure regulated to 30 psi, MP Rotator nozzle on
PRS30 body. B=Blue adj arc 90-210, Y=Yellow adj arc 210-270,
A=Gray 360 arc.

30 A1/LA8.0
A2/LA8.0

SYMBOL MANUFACTURER/MODEL/DESCRIPTION PSI DETAIL
Rain Bird XCZ-100-LC
Wide Flow Drip Control Kit, for Light Commercial Uses. 1in. PEB
Valve, with 1in. Pressure Regulating 40psi Basket Filter. 0.3-20
GPM.

A3/LA8.0
A4/LA8.0
C4/LA8.0
C5/LA8.0

Netafim TLSOV
Netafim TLSOV- 1/2in. manual flush valve, barbed insert. Install in
10in. box, with adequate blank or in.cobrain. tubing to extend
valve out of valve box.

A5/LA8.0

Rain Bird OPERIND
Drip System Operation Indicator, stem rises 6in. for clear visibility
when drip system is charged to a minimum of 20psi. Includes
16in. of 1/4in. distribution tubing with connection fitting
pre-installed.

B1/LA8.0

Tree Drip Ring - Existing (3 rings, 12in spacing)
Rain Bird XFS-CV-06-12 Drip Ring
XFS-CV Sub-Surface and On-Surface Landscape Dripline with a
Heavy-Duty 4.3 psi Check Valve. 0.6 GPH emitters at 12" O.C.

20 B2/LA8.0

Tree Drip Ring - Proposed (2 rings, 12in spacing)
Rain Bird XFS-CV-06-12 Drip Ring
XFS-CV Sub-Surface and On-Surface Landscape Dripline with a
Heavy-Duty 4.3 psi Check Valve. 0.6 GPH emitters at 12" O.C.

20 B2/LA8.0

Area to Receive Drip Emitters
Rain Bird XBCV-PC
Single Outlet, Pressure Compensating Drip Emitters.  Flow rates
of 0.5 GPH=blue, 1.0 GPH=black, and 2.0 GPH=red.  Comes with
a self-piercing barb inlet x barb outlet. With check valve.

20 C1/LA8.0

Emitter Notes:
20PC emitters (1 assigned to each 5 gal plant)
Area to Receive Dripline
Rain Bird XFS-CV-06-12
XFS-CV Sub-Surface and On-Surface Landscape Dripline with a
Heavy-Duty 4.3 psi Check Valve. 0.6 GPH emitters at 12" O.C.
Dripline laterals spaced at 12" apart, with emitters offset for
triangular pattern. Specify XF insert fittings.

20 B3/LA8.0

M L O

K G R

B Y A

IRRIGATION SCHEDULE
SYMBOL MANUFACTURER/MODEL/DESCRIPTION

Rain Bird PESB
1in. Plastic Industrial Remote Control Valve.  Low Flow Operating
Capability, Globe Configuration. With Scrubber Technology for
Reliable Performance in Dirty Water Irrigation Applications.

Rain Bird 5-LRC
1in. Brass Quick-Coupling Valve, with Corrosion-Resistant
Stainless Steel Spring, Locking Thermoplastic Rubber Cover, and
1-Piece Body.
Drain Valve
NibcoT-113-K
3/4 in., Class 125 bronze gate shut off valve with cross handle,
same size as mainline pipe diameter at valve location.
Nibco T-113-K
Class 125 bronze gate shut off valve with cross handle, same size
as mainline pipe diameter at valve location.  Size Range - 1/4in. -
3in.
Rain Bird PESB (MV) 1"
1in. Plastic Industrial Master Valves.  Low Flow Operating
Capability, Globe Configuration. With Scrubber Technology for
Reliable Performance in Dirty Water Irrigation Applications.
Stop & Waste Valve
Mueller Mark II Oriseal Curb Valve H-10284N FIP thread x FIP
thread, size per line.
Febco 825YA 3/4"
Reduced Pressure Backflow Preventer
Hydro Point WTLC-C-18-PL
High-Impact Plastic NEMA 3R rated, key-lock entry, wall mount
enclosure. Includes metal mounting plate with built-in bubble level.
Rain Bird WR2-RFC
Wireless Rain and Freeze Sensor Combo, includes 1 receiver and
1 rain/freeze sensor transmitter.
Hydro Point WTFLOWHD-P-100
PVC, high-definition flow sensor and sub-meter for 1in. mainlines.
Point of Connection
Connect to existing irrigation supply line from building water.

Irrigation Lateral Line: PVC Schedule 40

Irrigation Mainline: PVC Schedule 40

Pipe Sleeve: PVC Schedule 40
Typical pipe sleeve for irrigation pipe.  Pipe sleeve size shall allow
for irrigation piping and their related couplings to easily slide
through sleeving material.  Extend sleeves 18 inches beyond
edges of paving or construction.

C

#"
#

Valve Number

Valve Size
Valve Flow

Valve Callout

#

DETAIL

C2/LA8.0
C3/LA8.0
C4/LA8.0
C5/LA8.0

D1/LA8.0
B5/LA8.1

D3/LA8.0
B5/LA8.1

D5/LA8.0

A1/LA8.1
B5/LA8.1

A2/LA8.1
B5/LA8.1

A3/LA8.1
B5/LA8.1

A4/LA8.1

A5/LA8.1

B1/LA8.1

-

B2/LA8.1

B2/LA8.1

B3/LA8.1
B4/LA8.1

NUMBER MODEL SIZE TYPE GPM DESIGN PSI PSI PSI @ POC PRECIP

C1 Rain Bird XCZ-100-LC 1" Area for Drip Emitters 1.17 20 28.0 44.2 0.25 in/h
C2 Rain Bird XCZ-100-LC 1" Area for Dripline 10.14 20 34.2 50.8 0.96 in/h
C3 Rain Bird XCZ-100-LC 1" Drip Ring 2.1 20 28.0 43.1 0.66 in/h
C4 Rain Bird XCZ-100-LC 1" Area for Drip Emitters 7.16 20 31.1 46.3 0.23 in/h
C5 Rain Bird XCZ-100-LC 1" Area for Dripline 9.05 20 33.8 52.1 0.96 in/h
C6 Rain Bird PESB 1" Turf Rotary 11.2 30 33.7 52.1 0.63 in/h
C7 Rain Bird PESB 1" Turf Rotary 7.24 30 33.4 55.4 0.63 in/h
C8 Rain Bird XCZ-100-LC 1" Drip Ring 5.39 20 32.8 54.8 0.67 in/h
C9 Rain Bird XCZ-100-LC 1" Area for Drip Emitters 1.33 20 29.0 51.0 0.26 in/h

VALVE SCHEDULE

CODE DESCRIPTION
IRRIGATION POINT OF CONNECTION - CONTRACTOR SHALL
CONNECT TO EXISTING IRRIGATION STUB - SYSTEM HAS BEEN
DESIGNED FOR A REQUIRED MINIMUM STATIC PRESSURE OF 65
PSI AND A MAXIMUM SAFE FLOW OF 12 GPM. THE CONTRACTOR
IS RESPONSIBLE FOR VERIFYING THE OPERATING PRESSURE IN
THE FIELD AT THE POINT OF CONNECTION BEFORE
CONSTRUCTION BEGINS. THE CONTRACTOR SHALL
IMMEDIATELY NOTIFY THE OWNER'S REPRESENTATIVE IF
DEFICIENT EUIPMENT, HIGH/LOW PRESSURE, OR LOW FLOW
CONDITIONS ARE ENCOUNTERED. IF THE CONTRACTOR FAILS
TO NOTIFY THE OWNER'S REPRESENTATIE OF SUCH
DISCREPANCIES, THEN THE CONTRACTOR ASSUMES ALL
LIABILITY AND COSTS ASSOCIATED WITH SYSTEM
MODIFACAITONS TO ACCOMODATE THE ACTUAL PRESSURE.

IRRIGATION CONTOLLER AND RAIN SENSOR - FINAL LOCATION
TO BE DETERMINED ON SITE WITH CONTRACTOR AND OWNER'S
REPRESENTATIVE. COORDINATE 120V ELECTRICAL
CONNECTION WITH ELECTRICAL CONTRACTOR PRIOR TO
INSTALLATION.

IRRIGATION SLEEVE - TO BE 2X LARGER THAN IRRIGATION
LATERAL (MINIMUM 2" SIZE DIAMETER), EXTEND 18" BEYOND
HARDSCAPE INTO LANDSCAPE AREA(S).

DRIP AREA BREAK LINE - REPRESENTS A BREAK IN DRIP
IRRIGATION VALVE AREAS.

IRRIGATION DRIPLINE - SHOWN FOR GRAPHIC
REPRESENTATION ONLY, CONTRACTOR TO LAY OUT DRIP
TUBING ON SITE IN A MANNER BEST FITTING INSTALLATION
AREA.

I-101

I-102

I-103

I-104

I-105

IRRIGATION SCHEDULE

CRITICAL ANALYSIS
Generated: 2025-06-16 13:08

P.O.C. NUMBER: 01
Water Source Information: Connect to existing irrigation

supply line from building water.

FLOW AVAILABLE
Custom Max Flow: 12 GPM
Flow Available 12 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 65 PSI
Pressure Available: 65 PSI

DESIGN ANALYSIS
Maximum Multi-valve Flow: 12 GPM
Flow Available at POC: 12 GPM
Residual Flow Available: 0 GPM

Critical Station: C7
  Design Pressure: 30 PSI
  Friction Loss: 0.72 PSI
  Fittings Loss: 0.07 PSI
  Elevation Loss: 0.87 PSI
  Loss through Valve: 1.74 PSI
Pressure Req. at Critical Station: 33.4 PSI
Loss for Fittings: 0.69 PSI
Loss for Main Line: 6.93 PSI
Loss for POC to Valve Elevation: 0.87 PSI
Loss for Backflow: 11.5 PSI
Loss for Master Valve: 2.02 PSI
Critical Station Pressure at POC: 55.4 PSI
Pressure Available: 65 PSI
Residual Pressure Available: 9.62 PSI

0 20'5' 10'
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VICINITY MAP

DRAWING INDEX

SITE MAP

SCALE:  A1
DETAIL

XXX

2

XX

X

XX.XX

ROOM

NUM

NAME

SYMBOLS LEGEND

ROOM IDENTIFICATION 
NUMBER

DOOR NUMBER

REFERENCE NOTE

GLAZING TYPE

PARTITON WALL TYPE

INTERIOR ELEVATION

WALL SECTION

EXTERIOR ELEVATION

DETAIL

REVISION DELTA

ROOM NUMBER

ELEVATION 
NUMBER

SHEET NUMBER

ELEVATION 
NUMBER

SHEET NUMBER

SECTION NUMBER

SHEET NUMBER

SECTION NUMBER

SHEET NUMBER

DETAIL NUMBER

SHEET NUMBER

REVISION NUMBER

BUILDING SECTION

DETAIL TITLE

ROOM NAME

SHADE INDICATES 
ELEVATED WALLA1

A2A4

A3

AFF     

CMU     

EIFS     

ABOVE FINISH FLOOR   

CONCRETE MASONRY UNIT

EXTERIOR INSULATED FINISH

EQ     EQUAL

MAX     MAXIMUM
MIN     MINIMUM

NIC     NOT IN CONTRACT

O.C.     ON CENTER

SPEC     SPECIFICATION

SIM     SIMILAR

TYP     TYPICAL

T.O.     TOP OF

B.O.     BOTTOM OF

ABBREVIATIONS MATERIAL LEGEND

CONCRETE

STUD WALL

GRAVEL

COMPACTED FILL 
AND/OR EARTH

BATT INSULATION

RIGID INSULATION

CMU (CONCRETE MASONRY UNIT)

GYPSUM BOARD OR 
CONCRETE 
SURFACE

PROJECT NUMBER:

PROJECT ARCHITECT

ww w.ffk r.c om
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BINGHAM SEMINARY BUILDING
SITE PLAN

3.17.2025
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FFKR ARCHITECTS
730 W. Pacific Ave.
Salt Lake City, UT 84104
801.521.6186

TALISMAN CIVIL CONSULTANTS
1588 S Main St #200
Salt Lake City, UT 84115
801.743.1300

CIVIL ENGINEER

FFKR ARCHITECTS
730 W. Pacific Ave.
Salt Lake City, UT 84104
801.521.6186

LANDSCAPE ARCHITECT

ARW ENGINEERIG
1594 W. Park Circle #100
Ogden, UT 84404
801.782.6008

STRUCTURAL ENGINEER

HEATH ENGINEERING
377 W. 800 N.
Salt Lake City, UT 84103
801.322.0487

PLUMBING

HEATH ENGINEERING
377 W. 800 N.
Salt Lake City, UT 84103
801.322.0487

MECHANICAL ENGINEER

HEATH ENGINEERING
377 W. 800 N.
Salt Lake City, UT 84103
801.322.0487

ELECTRICAL ENGINEER

PROJECT TEAM

SHEET NO. SHEET NAME

GENERAL

G000 COVER SHEET

G001 PROJECT INFORMATION

G101 LIFE SAFETY PLAN

G120 GENERAL ACCESSIBILITY DETAILS

G121 TYPICAL MOUNTING HEIGHTS

ARCHITECTURAL

A101 FLOOR PLAN

A102 FLOOR FINISH PLAN

A110 LOWER ROOF PLAN

A111 UPPER ROOF PLAN

A120 REFLECTED CEILING PLAN

A201 BUILDING ELEVATIONS

A202 BUILDING ELEVATIONS

A301 BUILDING SECTIONS

A310 WALL SECTIONS

A311 WALL SECTIONS

A401 VEST. 101 / HALLWAY 105 / FOYER 108 INT. ELEV.

A402 CLASSROOMS 111 & 116 INTERIOR ELEVATION

A403 RESTROOMS ENLARGED PLAN AND INT ELEV

A404 WORKROOM &  P.PAL ENLARGED PLAN & INT. ELEV.

A406 STORAGE 117 & QUIET STUDY 133  INT. ELEV.

A501 DETAILS

A502 DETAILS

A503 DETAILS

A504 DETAILS

A505 DETAILS

A506 FLOOR PATTERN / TRANSITION DETAILS

A601 PARTITION TYPES & DOOR SCHEDULE

A602 WINDOW SCHEDULE AND DETAILS

A603 FINISH SCHEDULE

A604 FINISH SCHEDULE Copy 1

A801 MILLWORK

A901 PERSPECTIVES

A902 PERSPECTIVES

P103 PRESENTATION FLOOR PLAN

STRUCTURAL

S001 STRUCTURAL NOTES

S010 SCHEDULES

S011 SCHEDULES

S101 FOOTING & FOUNDATION PLAN

S102 LOWER ROOF FRAMING PLAN

S103 UPPER ROOF FRAMING PLAN

S201 TYPICAL DETAILS

S202 TYPICAL DETAILS

S210 FOUNDATION DETAILS

S220 FRAMING DETAILS

S230 ROOF FRAMING DETAILS

S301 ELEVATIONS

S401 SCHEMATIC REFERENCE

MECHANICAL

M-001 MECHANICAL EQUIPMENT SCHEDULES

MH111 LEVEL 1 MECHANICAL PLAN

MH121 ROOF MECHANICAL PLAN

MH301 MECHANICAL SECTIONS

MH302 MECHANICAL SECTIONS

MH501 MECHANICAL DETAILS

MH502 MECHANICAL DETAILS

MH601 MECHANICAL DIAGRAM

MI601 MECHANICAL CONTROL DIAGRAMS

MP501 MECHANICAL PIPING DETAILS

PLUMBING

P-001 PLUMBING SCHEDULES AND SYMBOL LEGEND

PL110 PLUMBING PLAN

PL120 ROOF PLUMBING PLAN

PL401 ENLARGED PLUMBING PLANS

PL501 PLUMBING DETAILS

PL502 PLUMBING DETAILS

PL601 PLUMBING DIAGRAMS

ELECTRICAL

E-001 ELECTRICAL SCHEDULES AND SYMBOL LEGEND

E-111 LEVEL 1 ELECTRICAL PLAN

E-112 LEVEL 1 MECHANICAL EQUIPMENT POWER PLAN

E-121 ROOF ELECTRICAL PLAN

E-122 ROOF MECHANICAL EQUIPMENT POWER PLAN

E-501 ELECTRICAL DETAILS

E-502 ELECTRICAL DETAILS

E-503 ELECTRICAL DETAILS

E-504 ELECTRICAL DETAILS

E-601 ELECTRICAL ONE-LINE DIAGRAM

EL001 LIGHTING SCHEDULES AND SYMBOLS

EL100 EXTERIOR LIGHTING PLAN

EL101 GROUND FLOOR LIGHTING PLAN

EL201 LIGHTING CONTROL PLAN

EL301 EXTERIOR LIGHTING ELEVATIONS

EL401 ENLARGED LIGHTING PLANS

EL501 LIGHTING DETAILS
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1 PROJECT DESCRIPTION

CODE SUMMARY

2 BUILDING CODE

EXISTING SEMINARY BUILDING TO BE DEMOLISHED AND NEW, SINGLE 

STORY, SEMINARY BUILDING TO BE BUILT WITH THREE(3) CLASSROOMS 

FOR STUDENTS, OFFICE SPACE, AND BREAKROOM FOR FACULTY AND 

STAFF.

2021 INTERNATIONAL BULIDING CODE (IBC)

2021 INTERNATIONAL MECHANICAL CODE (IMC)

2021 INTERNATIONAL PLUMBING CODE (IPC)

2021 INTERNATIONAL FUEL GAS CODE (IFGC)

2021 INTERNATIONAL ENERGY CONSERVATION CODE (IECC)

2020 NATIONAL ELECTRICAL CODE (NEC) 

2017 ICC A117.1-2017 ACCESSIBILITY

3 CONSTRUCTION TYPE

TYPE V-B

4 OCCUPANCY CLASSIFICATION

BUILDING USE OCCUPANCY

CLASSROOMS E

OFFICE B-1

5 FIRE PROTECTION SYSTEMS

AUTOMATIC FIRE SPRINKLER SYSTEM:

PROVIDED IN ACCORDANCE WITH SECTION 903.1.1 

FIRE ALARM SYSTEM:

PROVIDED IN ACCORDANCE WITH SECTION 907.2.1

PORTABLE FIRE EXTINGUISHERS:

PROVIDED IN ACCORDANCE WITH SECTION 906

6 NUMBER OF STORIES

FIRE ALARM SYSTEM:

PROVIDED IN ACCORDANCE WITH SECTION 907.2.1

PORTABLE FIRE EXTINGUISHERS:

PROVIDED IN ACCORDANCE WITH SECTION 906

7 PLUMBING REQUIREMENTS

BUILDING AREA

ALLOWED:

Non-Separated use. E to be the base occupancy

ALLOWED:

TYPE:  V-B

At: 9,500 S.F.

NS: 9,500 S.F.

If: 0,75

Aa = At + (NS x If)

Aa = 9,500 + (9,500*0,75)

Aa = 16,625

ACTUAL S.F. : 14,204.87 S.F.

ALLOWED HEIGHT (STORIES): 1 STORY

ACTUAL HEIGHT: 1 STORY

ALLOWED HEIGHT (FEET): 40 FEET

ACTUAL HEIGHT: 23'-10"

TOTAL OCCUPANT LOAD:  461

         MEN:               230

         WOMEN:         231

EDUCATIONAL OCCUPANCY (E) FIXTURE REQUIREMENT:

TOTAL WOMEN'S FIXTURES

OCCUPANTS:         230

FIXTURE

WATER CLOSETS

LAVATORIES

DODE

1 PER 50

1 PER 50

DESIGNATED

5

5

REQUIRED NOTES

4

4

“MINIMUM FIXTURE REQUIREMENTS SATISFIED WHEN CONSIDERING TOTAL 
SINGLE-USE / FAMILY USE TOILETS. SEE COUNTS BELOW.

FIXTURE

WATER CLOSETS

URINALS

DODE

1 PER 50

DESIGNATED

5

REQUIRED NOTES

4

8

LAVATORIES 1 PER 50 5 4

TOTAL MEN'S FIXTURES

OCCUPANTS: 228

FIXTURE

DRINKING FOUNTAINS

SERVICE SINKS

DODE

1 PER 1000

PROVIDED

1

REQUIRED

1

1

TOTAL MISC FIXTURES

OCCUPANTS: 457

1

1

FIRE RESISTENCE RATINGS

IBC; TABLE 601, 602, AND SECTIONS 713 AND 1018

8

CONSTRUCTION TYPE V-B

• PRIMARY STRUCTURAL FRAME

• BEARING WALLS: EXTERIOR

• BEARING WALLS: INTERIOR

• NON-BEARING EXTERIOR WALLS

• NON-BEARING INTERIOR WALLS

• FLOOR CONSTRUCTION

• ROOF CONSTRUCTION

• EXIT CORRIDORS

• FURNACE

• BOILER ROOM

• CORRIDORS

0-HOUR (TABLE 601)

0 HOUR (TABLE 601)

0 HOUR (TABLE 601)

0 HOUR (TABLE 602)

0 HOUR (TABLE 601)

0 HOUR (TABLE 601)

0 HOUR (TABLE 601)

0 HOUR (SECTION 1020.1)

0 HOUR (TABLE 509)*

0 HOUR (TABLE 509)*

0 HOUR (TABLE 509)

* 0 - HOUR ALLOWED WITH AUTOMATIC SPRINKLER SYSTEM
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44 43 44 43 44

229 229

1

1

230

46

46

1

1

40

Educational Classroom Area
870 SF/20 = 44 OCC

Educational Classroom Area
859 SF/20 = 43 OCC

Educational Classroom Area
874 SF/20 = 44 OCC

Educational Classroom Area
851 SF/20 = 43 OCC

Educational Classroom Area
866 SF/20 = 44 OCC

Educational Classroom Area
918 SF/20 = 46 OCC

Educational Classroom Area
911 SF/20 = 46 OCC

Business Areas
Unconcentrated
137 SF/150 = 1 OCC

Accessory Storage Areas
Mech Equip Room

203 SF/300 = 1 OCC

Accessory Storage Areas
Mech Equip Room

89 SF/300 = 1 OCC

Accessory Storage Areas
Mech Equip Room

202 SF/300 = 1 OCC

Accessory Storage Areas
Mech Equip Room

66 SF/300 = 1 OCC

Educational Classroom Area
794 SF/20 = 40 OCC

11

229

1

LIFE SAFETY OCCUPANCY TYPE

Accessory Storage Areas Mech Equip Room

Assembly wo Fixed Seats Unconcentrated

Business Areas Unconcentrated

Educational Classroom Area

Assembly wo Fixed Seats
Unconcentrated
371 SF/15 = 25 OCC

Business Areas
Unconcentrated
1350 SF/150 = 9 OCC

MAXIMUM TRAVEL DISTANCE = 300'

PROVIDED TRAVEL DISTANCE = 164'

MAXIMUM TRAVEL DISTANCE = 300'

PROVIDED TRAVEL DISTANCE = 161'

EXIT EXIT EXIT EXIT EXIT

E
X

IT
E

X
IT

E
X

IT

E
X

IT

E
X

IT

Assembly wo Fixed Seats
Unconcentrated

69 SF/15 = 5 OCC

Assembly wo Fixed Seats
Unconcentrated

55 SF/15 = 4 OCC

Business Areas
Unconcentrated
114 SF/150 = 1 OCC

OCCUPANCY AREA BOUNDARY

FIRE EXTINGUISHER IN SEMI-RECESSED CABINET

FE

COMMON PATH OF EGRESS

00

LIFE SAFETY ARROW

RATED WALL ASSEMBLY

NON-RATED WALL ASSEMBLY

NUMBER OF OCCUPANTS

LEGEND

WALL MOUNTED EXIT SINGEXIT
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OCCUPANCY CALCULATIONS

Code: Occupancy Type Area
Occupancy
S.F. Type

Occupant
Count

Educational Classroom Area 794 SF 20 40

Educational Classroom Area 851 SF 20 43

Educational Classroom Area 859 SF 20 43

Educational Classroom Area 866 SF 20 44

Educational Classroom Area 870 SF 20 44

Educational Classroom Area 874 SF 20 44

Educational Classroom Area 911 SF 20 46

Educational Classroom Area 918 SF 20 46

Business Areas Unconcentrated 114 SF 150

Business Areas Unconcentrated 137 SF 150 1

Business Areas Unconcentrated 1350 SF 150 9

Assembly wo Fixed Seats Unconcentrated Not Placed 15

Assembly wo Fixed Seats Unconcentrated 55 SF 15

Assembly wo Fixed Seats Unconcentrated 69 SF 15

Assembly wo Fixed Seats Unconcentrated 371 SF 15 25

Accessory Storage Areas Mech Equip Room 66 SF 300 1

Accessory Storage Areas Mech Equip Room 89 SF 300 1

Accessory Storage Areas Mech Equip Room 202 SF 300 1

Accessory Storage Areas Mech Equip Room 203 SF 300 1

9600 SF 391

SCALE: 1/8" = 1'-0"
A1

LIFE SAFETY PLAN

71

Item H.3.



GROUND FLOOR
100' - 0"

LOWER ROOF
112' - 0"

UPPER ROOF
122' - 0"

B1

A301
________

1245 3
D3

A301
________

118' - 3 3/16"

T.O. RIDGE

T.O. RIDGE

T.O. PARAPET

117A

2 1/8" / 12"

163' - 11"

13' - 6"47' - 10"67' - 8"34' - 11"

3/4" / 12"

116' - 11"

123' - 10 5/16"
T.O. RIDGE

122' - 11 3/4"

09.20

GROUND FLOOR
100' - 0"

LOWER ROOF
112' - 0"

UPPER ROOF
122' - 0"

A1

A301
________

ABCD

EEE

F F F

129' - 11"

32' - 4" 7' - 8" 89' - 11"

113

118' - 3 1/32"

T.O. ROOF RIDGE
118' - 3 1/32"

T.O. RIDGE

T.O. RIDGE

T.O. ROOF RIDGE

114' - 0 5/32"

2 1/8" / 12"

3/4" / 12"

123' - 10 5/16"

111A

113' - 6 3/32"

T.O. ROOF EAVE

09.20

04.26

GROUND FLOOR
100' - 0"

LOWER ROOF
112' - 0"

UPPER ROOF
122' - 0"

B1

A301
________1 2 4 53

D3

A301
________

118' - 3 1/32"

T.O. RIDGE

163' - 11"

13' - 6" 47' - 10" 67' - 8" 34' - 11"

123' - 10 5/16"
T.O. RIDGE

E E E EE

04.26

09.20
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SCALE: 1/8" = 1'-0"
B1

SOUTH ELEVATION

SCALE: 1/8" = 1'-0"
A1

NORTH ELEVATION

SCALE: 1/8" = 1'-0"
C2

EAST ELEVATION

04.26 THIN BRICK VENEER

09.20 TRESPA PURA PANEL
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GROUND FLOOR
100' - 0"

LOWER ROOF
112' - 0"

UPPER ROOF
122' - 0"

D1

A301
________

3.1 2.1 1.1

G

97' - 11"

53' - 4"44' - 7"

T.O. PARAPET

116' - 11"

122' - 11 3/4"

T.O. RIDGE

118' - 3 1/32"

T.O. RIDGE

09.19A04.26

T.O. PARAPET

114' - 3"

GROUND FLOOR
100' - 0"

LOWER ROOF
112' - 0"

UPPER ROOF
122' - 0"

A1

A301
________

A B C D

A

129' - 11"
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SOUTH JORDAN PLANNING COMMISSION 
STAFF MEMO 

MEETING DATE: SEPTEMBER 9, 2025 

 

ITEM SUMMARY 

Utah Code § 10-9a-403 requires cities to have a water element as an integrated part of a 

General Plan. South Jordan’s General Plan was adopted in 2020 prior to the creation of this 

requirement which was created in 2022. This legislation requires municipalities include this 

element before 2026.  

South Jordan has planned for water related issues in more detail in the Drinking Water System 

Master Plan which utilizes the General Plan’s land use designations as a basis for projecting 

future needs. The City also has a Water Conservation Plan, which details how consumption can 

be reduced to meet regional water targets. In order to meet legislative requirements, some 

information from these plans is now required to be included in the General Plan’s water 

element. Staff has drafted an amendment to Chapter 7 of the General Plan to include the 

following: 

 Update statistical information 

 Identify effect of permitted development on water demand and infrastructure as per 

the Drinking Water Supply Master Plan 

 Note methods for reducing water demand and per capita consumption for future and 

existing development as per the Water Conservation Plan 

 Note opportunities to modify operations to eliminate or reduce conditions that waste 

water as per the Water Conservation Plan 

Staff requests that the Planning Commission provide a positive recommendation of the item 

for the City Council to ensure that the City is in compliance with legislative requirements.  

 

 

FILE OVERVIEW 

Item Name  Water Element, General Plan Amendment 

Address 1600 West Towne Center Dr. 

File Number  Resolution R2025-49 

Applicant  City of South Jordan 

Staff Author  Joe Moss, Long Range Planner 
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PLANNING COMMISSION ACTION 

Required Action: 

Recommendation for City Council  

Scope of Decision: 

This is a legislative item that will decided by the City Council.  

Standard of Approval:  

Utah Code § 10-9a-403 requires the Planning Commission to make a recommendation for City 

Council. In reviewing a water element for the General Plan, the Planning Commission shall 

consider the requirements as described in § 10-9a-403 (2)(f.)  

Motion Ready:  

I move that the Planning Commission make a positive recommendation to the City Council for:   

1. Resolution R2025-49, General Plan Amendment—Water Element 

Alternatives:  

1. Recommend approval with conditions. 

2. Recommend denial. 

3. Schedule the item for a recommendation at some future date. 

 

 SUPPORTING MATERIALS  

1. Resolution R2025-49 

a. Exhibit A, General Plan Chapter 7 How We Grow 
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Chapter 7 How We Grow 
 

OUR VISION: 

“South Jordan is a healthy and safe community that provides a variety of high-quality 

community services and amenities to all residents, encourages water and resource 

conservation, and strengthens community resiliency and fiscal sustainability with 

each new development through open communication and cohesive development 

patterns.” 

GROWTH IN SOUTH JORDAN  

THE IMPORTANCE OF PLANNING AHEAD  
As South Jordan grows and adds residents, the community needs to decide how it can accommodate 

and capitalize on that growth. In general, land uses and community design should be efficient and 

sustainable; support a multi-modal transportation network; provide housing choices conveniently 

located near jobs, schools, shops, and parks; minimize conflicts between incompatible uses; and 

integrate development with existing and planned infrastructure. A general plan and future land use map 

are the primary tools the City uses to influence community growth. This update makes sure that those 

tools reflect how the community desires to grow in the future. 

HOW WE’VE GROWN  
South Jordan’s population was 50,418 in 2010, according to the United States 2010 Census. In 2025, the 

City has a population of 89,116, marking a 77% increase over that 15 year period. This population makes 

up nearly 28,000 households living as of 2025. The Governor’s Office of Management and Budget 

baseline projections did not originally anticipate South Jordan’s population to be this high until almost 

2030. While Utah too has had remarkable population growth statewide, the State’s 27% population 

growth over the same time period is relatively much lower compared to South Jordan’s growth rate. 

This fast-paced growth rate has led to several quality-of-life concerns such as the over-crowding of 

public schools and traffic congestion. 

Using data from WFRC, Kem C. Gardner Policy Institute, and from a historical analysis of previous growth 

patterns within the City performed by South Jordan City staff, it is projected that South Jordan’s 

population will continue to grow at roughly 2.9% annually. This trend will lead to a population of 

106,527 by 2030 and 156,476 by 2050. In order to compensate for this growth, the City will need to plan 

ahead to ensure proper infrastructure is in place in order to preserve the high quality of life that South 

Jordan residents are used to.  
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Although the number of children and families has remained high as the City has grown, the greatest 

change in age distribution has been with residents older than 60 years. The median age from 2010 to 

2025 increased from 28 to 32 years old. This indicates that South Jordan is increasing in popularity with 

baby boomers and retirees, but still remains overall an attractive community for young families. 

  

LAND USE  
Roughly 34% of the land in South Jordan is zoned for Low Density Single Family Residential or Rural 

Residential uses. The Daybreak Planned Community comprises 26% and the newly annexed area 

anticipated to develop as the Midas Planned Community occupies an additional 14%. This leaves 26% of 

the land in the City for other uses. The remaining land available for growth and redevelopment will need 

to be carefully planned to create a sustainable balance of commercial and residential uses.  

Current national trends show that our retail and commercial experiences are changing. Since 1950, 

there has been a decrease in personal consumption of goods and an increase in personal consumption 

of services such as restaurants, entertainment, and other service/experience oriented businesses which 

cannot be experienced or consumed through online retailers. These services now account for about two 

thirds of personal consumption.  

Along with residential and commercial land use, open space is extremely important to residents. South 

Jordan is unique in the Salt Lake Valley, it’s a City with strong ties to its agricultural heritage. There are 

several historic and agricultural properties in South Jordan, which are highly valued by the community as 

open space and a key element in the “rural” or “small-town” feel that residents love. As the City works 

to balance future land uses with new development, these properties should be carefully considered and 

preserved. 
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THOUGHTFUL GROWTH  

Water Use and Preservation 
When considering the future growth of South Jordan, it is important to remember that Utah is 

considered a desert state. The State of Utah requires cities to include a water element into their General 

Plans. South Jordan has been planning for water conservation in the past through a variety of plans. 

These plans have been formed at a local, regional, and state levels.  This Plan summarizes these efforts 

at a high level as required by the State of Utah. This section incorporates recommendations and best 

practices as recommended by the following plans:   

South Jordan Plans: 

 Drinking Water System Master Plan (2025) 

 Water Conservation Plan (2025) 

Regional and State Plans: 

 Utah Regional Water Conservation Goals Report (2019) 

 Utah Water Resources Plan (2021) 

 Jordan Valley Water Conservancy District Water Conservation Plan (2024)  

 Jordan Valley Water Conservancy District Drought Contingency Plan (2021) 

 

Water Source:  

Drinking Water: South Jordan operates a public water utility that purchases 100% of its drinking water 

from Jordan Valley Water Conservancy District (JVWCD). It then stores and distributes this water 

throughout the City. JVWCD obtains its water from a variety of sources including upper Provo River 

reservoirs, Jordanelle Reservoir, Deer Creek Reservoir and a variety of wells in the Salt Lake Valley 

including several wells within South Jordan. The city maintains a drinking water source protection zones 

to minimize the risk of contamination to these water sources.  
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To meet future demands and not be reliant on one source of water, the City is exploring options for an 

alternative source of water. The City is working on a “Water Source Portfolio & Alternative Source Plan”, 

this plan will evaluate options of drinking water sources for the City. This includes developing a 

feasibility study for a direct potable reuse 3MGD plant, evaluating current City owned water sources, 

and options for the City sources. This water recycling would result in a reduction of future demand of 

water supply which would leave more water available for other customers of JVWCD or be returned to 

the Great Salt Lake.  

Secondary Water:  South Jordan owns shares in five different private canal companies including: 

 Utah Lake Distributing 

 Utah Salt Lake Water Users 

 Welby Jacob Canal 

 South Jordan Canal 

 Beckstead Canal 

 Daybreak Secondary Water Company 

The City of South Jordan provides secondary water to a portion of the city through gravity fed and a 

pressurized piped system. The water is made available through four main canals that run through the 

city. In addition, the city also owns and maintains the Beckstead Canal which provides water to irrigate 

the Mulligans Golf Course. The main source of water that feeds the four canals comes from Utah Lake. 

The quality and availability of secondary water fluctuates with weather or other factors controlled by 
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each respective canal company. Generally the startup/shutdown of the canals is typically April 15 to 

October 15.  

 

 

Water and Land Use 

Slower growth and redevelopment are anticipated to happen the eastern half of South Jordan since it is 

largely built out with stable neighborhoods. The majority of current and anticipated growth is occurring 

in large planned communities in the western portion of the City. The Drinking Water System Master Plan 

does look at how these land uses and where this growth is occurring will impact water needs in the 

future. For safety of the drinking water system, this plan is not publicly available; however, key data 

about future water needs from this plan is summarized below.  

In the Drinking Water Master Plan, the future drinking water demands are shown as equivalent 

residential connections (ERCs). One ERC is defined as the demand a typical single family residence places 

on the system. Nonresidential connections are typically converted to ERCs for planning purposes. It is 

expected that at build out, South Jordan will have 28,868 additional ERCs for a total of 60,556 ERCs. 

Future demand has been calculated by applying the future land use patterns of this Plan to the typical 

demand for various development types. The following chart shows the anticipated unit densities and 

unit demands for each land use classification. With these calculations, it is projected that the total 

future water demand is 38,308 acre feet in an average year upon buildout.  
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Planned Land Use Densities and Water Demand 

Land Use Class Unit Density1 
(ERC/Acre) 

Unit Demand 1 
(gpm/Acre) 

Agricultural Preservation 3 4.17 

Economic Center 3.3-5.5 4.6 

Economic Infill Opportunity 3.3-5.5 4.6 

Historic 4 5.6 

Industrial 3.3-5.5 4.6 

Mixed Use Opportunity 3.2-5.4 4.5 

Mixed Use TOD 6.5-10.8 9 

Natural Area 0 0 

Open Space 1.9-3.2 2.67 

Public 3.3-5.5 4.6 

Residential Development Opportunity 4 3.3-5.6 

Stable Neighborhood No additional growth2 No additional growth2 

Midas Planned Community 5 4.1 

1- Due to varying levels of service requirements across the City, a range of unit densities and unit 

demands were used to estimate demand requirements in land use classifications 

2- The General Plan dictates that Stable Neighborhood areas are mostly built out and are not likely to 

change or redevelop. 

The majority of new demand is in the western part of the city, which will require significant 

infrastructure improvements to service the new development and its anticipated densities. South 

Jordan’s Water Plan estimates that storage capacity will need to be increased by approximately 32% to 

accommodate the planned densities and land uses at buildout. Additional improvements in supply lines 

will also be required, but will primarily be constructed as development occurs. Planned capital 

improvements focus on upgrading aging water lines in older parts of the City and increasing storage 

capacity.    

Water Conservation 

The City maintains a water conservation plan that is regularly updated. It discusses current and future 

water conservation practices, goals, and implementation. South Jordan has made significant changes 

and efforts to conserve water in the last decade, however even with these improvements, future water 

needs will require additional water conservation. Conservation efforts identified in the Water 

Conservation Plan include the following strategies: 

 Water Loss Control: Updating and maintaining infrastructure to reduce leaks, an FTE to monitor 

leak activity through analytics & notify residents of leaks, and unaccounted water tracking.  

 Reducing water use: Meeting regional reduction goals of usage of 187 gallons per capita per day 

(gpcd) by 2030. (2024 had an average of 251.07 gpcd)  

 Continued changeover of unused grass areas on City owned landscaped areas to more water 

efficient landscaping.   

 Continued conservation education and programs: Educating water users about effective 

conservation strategies and incentivizing conservation by making changes to landscaping, 

fixtures, and other water wasting infrastructure.  
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 Encouraging water re-use.  

Water Ordinances 

South Jordan has made significant progress in recent years to help development conserve water and 

align the City’s ordinances with JVWCD’s recommended standards. These changes include the following: 

 Prohibiting the use of turf in areas less than 8’ wide such as park strips 

 Limiting residential uses to a maximum turf area of 35% in front yards 

 Prohibiting commercial development from installing turf unless it is an active recreation area 

 Regulations for drip irrigation  

 Promotion of “localscapes” which encourage healthy, drought tolerant trees, and water efficient 

features.  

As water conservation best practices continue to evolve, additional changes to the development code 

could be needed to remain in conformance with JVWCD recommended standards, however, the City is 

currently up to date on recommended ordinances. Additional improvements could be considered in the 

future to limit water evaporative features such as pools and ponds, reduce yard waste, address artificial 

turf, and encourage planting of drought tolerant tree species.  

 

Air Quality 

Alongside water-usage, air quality is among the top concerns related to sustainable and thoughtful 

growth in the Salt Lake Valley. Salt Lake County essentially exists in a geographic bowl, surrounded by 

mountains with development in the valley. This causes natural winter weather conditions to “trap” 

pollution in the valley until a rain or snow storm comes through. This unavoidable phenomenon is a 

primary factor of the valley’s seasonal air quality, which is often deemed hazardous to breathe and can 

even lead to “indoor recess days” in local schools. Summer weather also can bring bad air quality with 

risk of high ozone levels, wild fire smoke, or dust storms after prolonged periods of seasonal dryness.  

Although we cannot control many of these external factors in air quality, we can take steps to reduce 

emissions such as offering public transportation options, educating the public of the benefits of shorter 

and fewer vehicular trips, and taking steps to reduce traffic congestion. 

THE FUTURE OF GROWTH  
During public outreach, it became apparent that residents want new development to be well thought 

out, cohesive, and sustainable for the local desert climate. Some of the most common ideas and themes 

that came out of public engagement were design standards to promote cohesive development, 

incentives to local businesses, a tax for new developers to go towards funding new schools, increased 

coordination with Jordan School District (JSD) and Jordan Valley Water Conservancy District (JVWCD), 

and Water-wise development standards and “localscapes” education.  

When asked which of these growth strategies were most important to residents, answers were split 

fairly evenly, though the most popular was the creation of development standards for cohesive 

development. This is a perceived problem in many parts of the valley, many people are worried that 
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new development is taking place without consideration for the design or uses surrounding. The creation 

of development standards for a City as large as South Jordan would likely focus on major areas for 

development such as the City Center, SoDa Row, the District, and others. While this was the most 

popular answer, many of these opportunities received support and will be addressed in this plan. 

 

Looking to the future...  

How can we pro-actively address the needs of our changing population? Where and how should we 

grow?  

Accommodating as many as 67,000 new residents by 2050 will require careful consideration and 

planning about where and how future growth occurs. Future growth will likely continue to occur on the 

west side of the City primarily in planned communities that are still being built out or have yet to be 

constructed. That said, there are pockets of undeveloped land and redevelopment opportunities 

throughout the rest of the City as identified in the framework map to follow.  

Moving forward, South Jordan should consider the following questions:  

 Are there properties that are currently underutilized that can be reused (e.g., large parking lots, 

strip malls, aging buildings) in the City?  

 Are there areas where a broader mix of land uses should be encouraged?  

 What types of services will be required to meet the needs of our population over time?  

 How can future investments in transportation and other infrastructure help improve connectivity 

and access for all segments of the population? 

FRAMEWORK FOR HOW WE GROW  
As South Jordan grows, there are certain areas that are more likely to change than others. In fact, it’s 

anticipated that a large portion of the City will remain the same, with little change. 

The Map below depicts areas that are likely to change. Catalytic activity indicates an area that will 

change entirely, Mixed Use Transition areas will likely have a mix of additional land uses and existing, 

Residential Transition Areas are anticipated to change slightly in character, but not use, and Opportunity 

areas are not likely to change in character, but there is an opportunity to enhance the way the area is 

used. 
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HOW WE GROW: GOALS AND STRATEGIES  
The goals and strategies support and advance the City’s vision and reflect the opportunities of the Plan. 

They articulate a desired ideal and a value to pursue. The strategy statements under each goal are 

outcome based and guide decision making. The supporting strategies are the most specific and are 

intended to provide examples of action-based implementation of the vision.  

The Vision For How We Grow “A healthy and safe community that provides a variety of high-quality 

community services and amenities to all residents, encourages water and resource conservation, and 

strengthens community resiliency and fiscal sustainability with each new development through open 

communication and cohesive development patterns.” 

GROW GOAL 1: Encourage redevelopment and expansion of well-designed commercial 

spaces to meet the service needs of the projected growth in population  
 GrG1.1. Review the City’s zoning map alongside the Future Land Use Map to ensure the 

accommodation of appropriate commercial development that is compatible with surrounding 

uses  

 GrG1.2. Update commercial design standards in the zoning and subdivision code to align with 

development trends  

 GROW GOAL 2: Increase coordination with Jordan School District and Jordan Valley Water 

Conservancy  

 District GrG2.1. Strengthen existing relationship with Jordan School District (JSD) by formalizing 

regular coordination meetings to discuss future housing development and access to education 

for new residents  

 GrG2.2. Strengthen existing relationship with the Jordan Valley Water Conservancy District 

(JVWC) by formalizing regular coordination meetings to ensure adequate infrastructure for 

future growth  
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 GrG2.3. Develop a program to host annual public open houses with surrounding municipalities, 

JVWCD, and JSD to allow residents to learn about the process and plans for new development 

GROW GOAL 3: Promote energy efficient elements in new and existing development  
 GrG3.1. Encourage residential and commercial energy efficiency, (i.e., energy star appliances 

and energy systems, programmable thermostats, energy saving lighting, insulation techniques)  

 GrG3.2. Promote and incentivize energy efficient building construction and LEED (Leadership in 

Energy and Environmental Design) certifications for commercial, industrial, and major 

residential projects, i.e. additional building height for green roofs, building permit and/or impact 

fee reductions  

 GrG3.3. Set the example for implementation of “green” building methods and LEED certification 

by considering such elements in new City buildings and in retrofitting existing buildings and 

facilities  

 GrG3.4. Help minimize the urban heat island effect by encouraging lighter color building 

materials for roof-tops, parking lots, roadways, pathways, planting trees that provide shade, etc.  

 GrG3.5. Encourage mixed-use zoning districts in appropriate areas of the City, designed with a 

mix of goods and services to reduce vehicle trips and to improve air quality, walkability and 

resident convenience  

 GrG3.6. Encourage new and infill development sites to include electric vehicle charging stations 

GROW GOAL 4: Develop and maintain a pattern of residential land uses that provides for 

a variety of densities and types and maintains the high standards of existing development  
 GrG4.1. Continue to maintain a land use category system that provides for the location, type 

and density of development and redevelopment  

 GrG4.2. Ensure that development is compatible with surrounding land uses established within 

the Future Land Use Map and existing surrounding land uses  

GROW GOAL 5: Reduce waste and excessive water use within the City  
 GrG5.1. Explore the possibility of supplying and promoting recycle stations throughout the City 

to allow for the opportunity to recycle materials that are no longer accepted through private 

services  

 GrG5.2. Encourage water saving techniques (i.e. drip irrigation, rain water harvesting, re-use of 

grey water, installing low-flow fixtures)  

 GrG5.3. Implement rain gardens and other storm water collection and retention systems 

GrG5.4. Continue to develop and implement Low Impact Development (LID) standards to 

improve soil permeability and to avoid costly storm drainage systems  

 GrG5.5. Develop and implement a water meter replacement initiative for both commercial and 

residential  

 GrG5.6. Maintain an updated storm water infrastructure management plan  

 GrG5.7. Maintain and implement the Drinking Water Master Plan and the Water Conservation 

Plan to help meet regional conservation goals 
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GROW GOAL 6: Preserve desirable open space and natural open space areas within the 

City  
 GrG6.1. Continue efforts to maintain and enhance Jordan River wetland habitats through public 

ownership, private donation and dedication, federal regulation, and conservation easements  

 GrG6.2. Coordinate efforts with Salt Lake County and adjoining communities to implement Plan 

Elements of the Blue Print Jordan River Plan and to protect the corridor as natural open space  

 GrG6.3. Discourage development in the Jordan River corridor, except for a limited 

recreational/commercial focus south of 10600 South that is compatible with the goals of the 

Blue Print Jordan River Plan and that provides needed services for the Jordan River Parkway trail 

users  

 GrG6.4. Investigate possible areas within the City where existing farmland, or other significant 

open space, can be protected in order to help preserve rural lifestyle, promote a “historic 

village” look, and/or protect historic properties  

 GrG6.5. Create and adopt a Rural Open Space Conservation Development (ROCD) floating zone 

for possible preservation of rural and/or historic properties  

 GrG6.6. Continue to identify priority properties to preserve for natural open space and existing 

habitat protection  

 GrG6.7. Include a provision for a high percentage of open space by clustering residential 

development  

GROW GOAL 7: Address natural hazards in land use and development plans  
 GrG7.1. Continue to limit development along known fault lines, high liquefaction areas, flood 

plains, and other natural hazard areas, unless appropriate mitigation measures can be 

implemented and require adequate review and mitigation of natural hazards as part of the 

development review process  

 GrG7.2. Require proper site and building construction mitigation in natural hazard areas  

 GrG7.3. Require adequate notice of hazards to public, i.e. public notification, document 

recordation, subdivision plat and site plan notations  

GROW GOAL 8: Preserve South Jordan’s historical and agricultural properties  
 GrG8.1. Pursue grant funding for preservation of agricultural and historical properties  

 GrG8.2. Consider agricultural and open space preservation techniques such as Transfer of 

Development Rights (TDR) programs 
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