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SOUTH JORDAN CITY   

PLANNING COMMISSION REPORT      Meeting Date: 05/14/2024 

 
Issue: MOSAIC - RESIDENTIAL DEVELOPMENT 

 CONDITIONAL USE PERMIT 

Address: 11210 S. River Heights Dr. 

File No: PLCUP202400023 
Applicant: Jacob Ballstaedt, Garbett Homes 

 

Submitted by: Damir Drozdek, Planner II I 

 

Staff Recommendation (Motion Ready): I move that the Planning Commission approve 

application PLCUP202400023 to allow a multi-family residential project on property generally 

located at 11210 S. River Heights Dr. in conjunction with the applicable design book and a 

concept plan. 

 

 

ACREAGE:    Approximately 4 acres 

CURRENT ZONE:   BH-MU (Bangerter Highway - Mixed Use) Zone 

CURRENT USE:     Vacant Properties 

FUTURE LAND USE PLAN:    EIO (Economic Infill Opportunity) 

NEIGHBORING ZONES/USES:    North – BH-MU / ICO District Apartments 

South – BH-MU / Office building 

West – R-M-6 / Bangerter Highway 

East – BH-MU / River Heights Dr. 

 

CONDITIONAL USE REVIEW: 

 

A use is conditional because it may have unique characteristics that detrimentally affect the zone 

and therefore are not compatible with other uses in the zone, but could be compatible if certain 

conditions are required that mitigate the detrimental effect. 

 

To impose a condition on a use, the detrimental effect must be identified and be based on upon 

substantial evidence, not simply a suspicion or unfounded concern. Any condition must be the 

least restrictive method to mitigate the detrimental effect. 

 

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 of a proposed conditional use cannot be substantially mitigated by 

the proposal or the imposition of reasonable conditions to achieve compliance with applicable 

standards.  Further, City Code § 17.18.050 provides: 
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I. COMPLIANCE AND REVOCATION: 

1. A conditional use may be commenced and operated only upon: 

a. compliance with all conditions of an applicable conditional use permit; 

b. observance of all requirements of this title relating to maintenance of 

improvements and conduct of the use or business as approved; and 

c. compliance with all applicable local, state, and federal laws. 

2. A conditional use permit may be revoked by the City Council at any time due to 

the permitee’s failure to commence or operate the conditional use in accordance 

with the requirements of subsection A of this section. 

 

BACKGROUND: 

 

The applicant is requesting that the Planning Commission review and approve a Conditional Use 

Permit for a multi-family residential project generally located at 11210 S. River Heights Dr.  As 

proposed, the project will consist of 72 townhome units and four twin home units (two twin 

homes) totaling 76 housing units.  All buildings will be three stories high, reaching heights of 

approximately 39’at their peak.  Buildings will have a variety of exterior finishes and materials 

with different colors and minor design changes to help differentiate one building from the next.  

All units will be for sale. 

 

There will be one access to the project off River Heights Dr. Another two access points will be 

provided from the south, connecting the project to the abutting office development.  All drives 

and parking areas will be private and maintained by the HOA.  The drives will be 26’ wide as 

measured from back of curb to the back of ribbon curb.  All units will be rear loaded.  Guest 

parking will be provided at three different locations within the project (at the south end, the 

southwest end and the northwest end of the project). 

 

Townhomes along River Heights Dr. will face the street. The central portion of the project will 

have townhome units facing each other with a green/open space in between the buildings.  

Townhome units at the north end will be facing an existing vinyl fence along the north boundary.  

However, along the west boundary, townhome units will not face Bangerter Highway and the 

associated future masonry wall.  These units will side onto the highway.  All areas within the 

project that are not intended to be used for parking and/or traffic flow will be landscaped. 

 

A decorative masonry wall will be installed along Bangerter Highway as required by City Code.   

There is an existing six-foot vinyl fence along the north boundary.  This fence will remain in 

place.  Currently there is no fencing along the south or the east project boundary.  These two 

boundaries will remain fence-free.  However all townhome units are proposed to have a small 3’ 

fence around the front yards to provide for a little privacy. 

 

STAFF FINDINGS, CONCLUSIONS & RECOMMENDATION: 

 

Findings: 

 The subject property is located in the BH-MU zone. 

 Although multi-family or single-family attached housing are currently prohibited in the 

Uses Chapter (City Code § 17.18), housing in the BH-MU zone is governed by a 
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previously adopted development agreement. The development agreement lists multi-

family projects as conditional use, and designates the location, type and number of 

possible housing units in the zone.  The agreement is attached to this report. 

 Multi-family projects are required to have at least two housing types per the agreement.  

The project contains townhomes and two twin homes. 

 As part of the approval process, the applicant is required to submit a design book and a 

concept site plan with the application for Planning Commission review and approval.  

Amendments or changes to the approved design book may be approved by the Planning 

Commission after another review and public hearing. 

 Staff has not identified any potential detrimental effects to the zone that the proposed 

use/project may cause. 

 On March 13, 2024, the Architectural Review Committee reviewed the proposed 

architecture and recommended approval of the architecture described in the design book. 

 A project similar to this one and proposed by Sequoia Development and Lennar Homes, 

containing 58 townhome units and four (4) twin home units, received a CUP and 

preliminary subdivision plat approval on April 26, 2022. 

 

Conclusion: 

 The proposed use does not appear to violate any health, safety or welfare standards.  In 

addition, staff was not able to identify any detrimental effects to the zone.  For that reason, 

staff recommends approval of the application.   

 

Recommendation: 

 Based on the Findings and Conclusions listed above, Staff recommends that the Planning 

Commission take comments at the public hearing and approve the Application, unless, 

during the hearing, facts are presented that contradict these findings or new facts are 

presented, either of which would warrant further investigation by Staff. 

  

ALTERNATIVES: 

 Approve the Application with conditions. 

 Deny the Application. 

 Schedule the Application for a decision at some future date. 

 

SUPPORT MATERIALS: 

 Aerial Map 

 Zoning Map 

 District Heights Building Elevations  

(Design Book) 

 District Heights Concept Site Plan 

 Proposed Fencing and Landscape Plan 

 ARC Minutes 

 Development Agreement 

 Applicant’s Response   

 

 

______________________________    

Damir Drozdek, AICP 

Planner III, Planning Department      

ddrozdek
Stamp
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UNIT COUNT

DESCRIPTION UNITS

HURST 58

CARO 18

TOTAL UNITS 76

EX-100

SITE PLAN EXHIBIT



 
 



River Heights Dr.

Bangerter Hwy.

Mosaic

15 buildings
2 - duplex
1 - 4 plex
6 - 5 plex
4 - 6 plex
2 - 7 plex

72 townhomes
4 duplex units
31 guest parking stalls
152 garage parking stalls



Proposed Fencing & Landscape Plan

3’ Max Fence Height All shrubs and trees.  No turf.



Architectural Review Committee Meeting Minutes – March 13, 2024 

 

CITY OF SOUTH JORDAN 

 

ARCHITECTURAL REVIEW COMMITTEE MEETING MINUTES 

SOUTH JORDAN CITY HALL – MAPLE CONFERENCE ROOM 
WEDNESDAY, MARCH 13, 2024  

Minutes Prepared by: Rebecca Messer 

 

Attendance City Staff: Damir Drozdek, Kathie Johnson, Ray Wimmer, and Rebecca Messer 

 

Attendance Applicant(s): Jacob Ballstaedt 

ARCHITECTURAL REVIEW COMMITTEE MEETING 

 

THE MEETING STARTED AT 8:30 A.M. AND THE MEETING WENT AS FOLLOWS: 

 

A. GENERAL BUSINESS ITEMS 

 

A.1 MOSAIC 

Location: 11220 S. River Heights Dr. 

Project No: PLCUP202400023 

Applicant: Jacob Ballstaedt, Garbett Homes 

Planner: Damir Drozdek 

 
Project description – 

Multi-Family use townhomes that will be sold to homeowners. 

 

ARC Committee’s recommendations steps to move the project forward with the project to be 

presented to Planning Commission and City Staff concerns: 
 

The material utilized will be three colors, two types of brick, and a stone. The stone is stained and 

requires minimal upkeep.  

 

It will be the responsibility of the HOA to take care of maintenance on the fiber cement exterior. 

 

The applicant intends to contract with a property management service to oversee the townhomes' future 

maintenance. 

 

There are no amenities proposed by the applicant for this development. A small area will remain an open 

space on the premises. 

 

The applicant is responding to the planner's comments regarding the road. They intend to flip one of the 

structures in order to accommodate closer parking. 

 

Garages will be situated in the rear portions of the townhomes. 

 

Committee approved the proposed architectural design for this project.  

 

ADJOURNMENT  











































































To: City of South Jordan, Damir Drozdek 

From: Jacob Ballstaedt, Garbet Homes 

Subject: Mosaic Condi�onal Use Permit (PLCUP202400023) 

Date: 3-21-24 

 

Responses 

Planning Review 

1. Materials have been delivered to Damir for the ARC mee�ng. 
2. Yes, all the units are rear loaded.  The front doors will face each other.  The front doors of the 

units along River Heights drive will face River Heights drive.  The units along the northern 
property line will face north with the front doors facing north. 

3. Yes, all of the buildings are three stories. 
4. The minimum garage size is just over 20’X20’, see the plan below. 
5. Yes, all the drives are private.  Yes, we have a shared access easement with the neighbor to the 

south. 
6. We are planning to build a decora�ve sound wall along Bangerter Highway. 
7. The new atached drawings have the height dimension, 38’9”. 
8. 2-bedroom: 1,673 sq. �.   3-bedroom: 1,749 sq. �.  
9. They are 7-plexes, this was an error. 
10. We are planning to sell the units. 
11. No clubhouse or playground equipment. 

 

Engineering Review 

1. We are planning to locate the water meters between the driveways or in the driveways with a 
mountable cover.   

2. We changed the site plan to include a 3rd access. 
3. We flipped the loca�on of the parking and a townhome building so that the parking would be 

more central to the community. 
4. We updated the site plan to include walkways from the guest parking to the front doors of each 

of the units. 
5. There are no dumpsters.  Each unit will have individual garbage cans. 
6. Each unit will have their own garbage can.  They will be collected from the rear drive alleys. 
7. The roadways are 26’ wide from back of curb to back of cement ribbon, see plans for details.  

The curb and guter will be mountable.  
8. We are planning to have under-ground StormTech water deten�on galleries. 



 
 
 
This is the smaller of the two garages, the garage for the second plan is 1’ wider. 


