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Planning Commission Agenda – September 25, 2025 

  
  

PLANNING COMMISSION AGENDA 
Thursday, September 25, 2025, at 6:00pm 

125 West Community Center Way (400 North), Mapleton, Utah 84664 
 

 

The order of agenda items is subject to change at the discretion of the Planning Commission Chair. 
 
6:00 p.m.    Call to order: Pledge, Invocation, and Introductions/Announcements. 
 

Consent Item 
 

Items on the consent agenda are routine in nature and do not require discussion or independent action. Members of the 
Commission may ask that any items be considered individually for purposes of Commission discussion and/or for public 
comment. Unless that is done, one motion may be used to adopt all recommended actions. 
 

1. Planning Commission Meeting Minutes – August 14, 2025. 
 

Action Item 
 

2. Consideration of a Preliminary Plat for the Mapleton Village Upper subdivision consisting of 118 lots located at 
approximately 100 West 3800 South in the PD-1 zone.    
 

Public Hearing 
 

3. Consideration of a request to rezone approximately 9.5 acres from A-2 to RA-1 located at approximately 100 
South 100 East.  

 
 
PUBLIC COMMENT MAY BE ACCEPTED AT THE DISCRETION OF THE CHAIR 
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including 
auxiliary communicative aids and services) during the meeting/hearing should notify April Houser at the Community 
Development Office, at Mapleton City, 125 West 400 North, Mapleton UT 84664, or by phone, 801-489-6138, giving at 
least 24 hours notice. Signature on this document certifies that it was posted in the City Office on 9/17/25. 
 
THIS AGENDA SUBJECT TO CHANGE WITH A MINIMUM OF 24 HOURS NOTICE 
(Last Modified September 17, 2025) 
 
 
______________________________________ 
April Houser, Executive Secretary 
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      Planning Commission Staff Report
Item:  
2  
 
Date:  
9/25/2025 
 
Applicant:   
Mesquite Presidio, LLC 
 
Location:  
4800 S 100 W 
 
Prepared By:  
Sean Conroy, Community  
Development Director 

Public Hearing: 
No  

Zone:  
PD-1 

Attachments 
1. Standard findings.  
2. Location information.  
3. 2021 master plan. 
4.    Preliminary plat plans.  
  

REQUEST  
Consideration of a Preliminary Plat application for the Mapleton Village 
Upper subdivision consisting of 118 lots in the Planned Development 
(PD-1) zone.   
 
BACKGROUND & DESCRIPTION 
In 2007 the City approved the PD-1 zone for the Mapleton Village master plan 
consisting of 617 total lots.  In 2021, the City approved a revised master 
concept plan for the project and allowed an increase in the total density to 641 
units with the use of 24 TDRs (see attachment “3”).  Many of the project phases 
have been sold and are now part of the Mapleton Village (Salisbury), Twin 
Hollow and Hidden Hollow Cove subdivisions.   To date, 305 lots have been 
platted.  
 
The applicant is requesting preliminary plat approval for the following:   
 

•  118 lots in four phases on approximately 57 acres;  
•  Lots range in size from approximately ¼ acre to over ½ an 
    acre;  
•  A natural surface trail system that will connect with the other 
    phases of the project; and 
•  Approximately 24 acres of protected open space.  

 
EVALUATION 
Review:  Preliminary plat applications are considered administrative 
in nature.  That means that if the application complies with adopted 
City standards, it should be approved.  Special conditions may be 
included in the approved to ensure compliance with City standards 
and/or to mitigate reasonably anticipated detrimental impacts from 
the project.   
 
General Plan:  The General Plan designation for this property is 
“Medium Density Residential”.   The General Plan also has goals to 
encourage conservation (cluster) subdivisions and the protection of 
open space.  The proposed density is approximately two units per 
acre and is clustered to protect 24 acres of open space.  The project 
is consistent with the General Plan.     
 
PD-1 Zone:  The PD-1 zone was adopted specifically for the Mapleton 
Village project.   There is no minimum lot size in this zone, but as mentioned 
previously, there is a cap on density of 641 lots.  The zone also requires 35% 
of the site to remain in open space.   The proposed 118 lots are part of the 
total 641 lots and  37% of the project area is protected open space.  The 
project is consistent with the PD-1 zone.   
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Subdivison Requirements:  The Planning Commission is the final land use authority for preliminary 
plat applications of three lots or more.  Final plat approval is granted by the Development Review 
Committee (DRC). MCC section 17.04.050.B outlines the review standards the Commisison is to 
consider, which are included in attachment “1”.   
 
Transportation & Connectivity:  The proposed project will connect to the following streets:  
 

• Mapleton Village Parkway:  Mapleton Village Parkway is accessed off of Highway 89 and is the 
primary access to the Mapleton Village (Salisbury) development.  It currently deadends 
approximately 1,200 feet from the western boundary of the proposed project, but it is 
anticipated that the street will be extended to the property boundary in the near future.  

• Harmony Ridge Parkway: Harmony Ridge Parkway is also accessed off of Highway 89 and is 
the primary entrance to the Harmony Ridge (Edge Homes) development.  It currently deadends 
approximately 1,500 feet from the southern boundary of the project, but it is anticipated that 
the street will be extended to the property boundary in the near future as well.  

• Mapleton Estates Drive:  Mapleton Estates Drive begins at the southern end of Main Street and 
winds through the Twin Hollow and Hidden Hollow Cove subdivisions.  It currently deadends 
and that the southeast corner of the proposed project.   

• Dove Drive:  Dove Drive is accessed from the northern portion of Mapleton Estates Drive.  
There is an undeveloped property between the current end of Dove Drive and the subject 
property, but eventually it will extend to the subject property.   

• One additional stub road is also proposed that will connect with the vacant property to the 
north in the future   

 
Mapleton City Code limits the number of lots on a single access road to no more than 30.  Final 
approval of each phase will be contingent on the necessary street connections to comply with City 
Code.   
 
RECOMMENDATION 
Approve the preliminary plat with the following conditions: 

 
1. All outstanding DRC comments shall be addressed prior to plat recording. 
2. One TDR certificate shall be required for each lot in the master plan above 617 lots.  
3. Water dedication and water impact fees shall be required for each lot above 617 lots.  
4. The open space shall be privately owned (HOA or other) with public easements for the trail 

system.   



 

 

Attachment “1” Findings for Decision 
No. Findings  

1. The plans, documents and other submission materials (including technical reports 

where required) are sufficiently detailed for proper consideration. 

✔ 

2.    The submitted plans, documents and submission materials conform to applicable 

city standards. 
✔ 

3. The proposed development conforms to city zoning ordinances and subdivision 

design standards. 

✔ 

4. There are not natural or manmade conditions existing on the site or in the vicinity 

of the site defined in the preliminary plan that, without remediation, would render 

part or all of the property unsuitable for development. 

✔ 

5. The project provides for safe and convenient traffic circulation and road access to 

adjacent properties under all weather conditions. 

✔ 

6. The project does not impose an undue financial burden on the City.  ✔ 

7. The location and arrangement of the lots, roads, easements and other elements of 

the subdivision contemplated by the project are consistent with the city's general 

street map and other applicable elements of the general plan.    

✔ 

8. The project plan recognizes and accommodates the existing natural conditions.  ✔ 

9. The public facilities, including public utility systems serving the area are adequate 

to serve the proposed development.  
✔ 

10. The project conforms to the intent of the Subdivision Ordinance as described 

MCC Chapter 17.01.  
✔ 
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167

10579 S.F.
166

13179 S.F.
165

15528 S.F.
193

12341 S.F.
197

10682 S.F.
174

12904 S.F.
175

10030 S.F.
183

10461 S.F.
184

10062 S.F.
185

10605 S.F.
186

12678 S.F.
189

17367 S.F.
199

14451 S.F.
200

16836 S.F.
201

15900 S.F.
202

16906 S.F.
203

16550 S.F.
204

10030 S.F.
210

10030 S.F.
209

10030 S.F.
208

12440 S.F.
182

12259 S.F.
211

19583 S.F.
212

9913 S.F.
216

9916 S.F.
215

10612 S.F.
214

20209 S.F.
132

13480 S.F.
188

11992 S.F.
190

11515 S.F.
187

10030 S.F.
180

10775 S.F.
181

10030 S.F.
177

10030 S.F.
178

10030 S.F.
179

15366 S.F.
206

13737 S.F.
205

15479 S.F.

OPEN
SPACE

17916 S.F.
126

14616 S.F.
127

284271 S.F.

OPEN
SPACE

14238 S.F.
128

10645 S.F.
129

24430 S.F.
131 12165 S.F.

130

12416 S.F.
134

14712 S.F.
135

13517 S.F.
133

11498 S.F.
162

10479 S.F.
173

9997 S.F.
116

12087 S.F.
207

15248 S.F.
136

533441 S.F.

OPEN
SPACE

25573 S.F.
194

12341 S.F.
196

14497 S.F.
198

85457 S.F.

OPEN
SPACE

18254 S.F.
192

19784 S.F.
124

16284 S.F.
191

14921 S.F.
123

10384 S.F.
195

25287 S.F.
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C15
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C17L24

L25

L26

L27

99.25

110.00

104.59

88.00

95.03

118.00

104.59

CURVE TABLE
CURVE

C1

C2

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

C13

C14

C15

C16

C17

C18

C19

C20

C21

C22

C23

C24

C25

C26

C27

C28

C29

C30

C31

C32

C33

C34

C35

RADIUS

290.00

290.00

25.00

250.00

250.00

250.00

15.00

25.00

286.00

15.00

290.00

15.00

23.00

27.00

27.00

23.00

15.00

80.00

80.00

80.00

120.00

120.00

120.00

130.00

20.00

120.00

20.00

52.00

52.00

52.00

52.00

52.00

20.00

20.00

20.00

DELTA

19°40'03"

9°52'23"

24°53'24"

8°50'04"

32°02'03"

40°52'07"

82°46'18"

20°58'42"

6°28'38"

96°17'32"

29°32'27"

82°46'18"

12°59'02"

12°59'02"

12°59'02"

12°59'02"

97°13'42"

8°40'42"

30°27'22"

39°08'04"

10°45'38"

28°22'26"

39°08'04"

2°27'24"

74°47'03"

29°37'48"

56°15'04"

83°14'20"

66°12'49"

58°27'11"

84°35'47"

292°30'07"

28°07'32"

28°07'32"

56°15'04"

LENGTH

99.55

49.97

10.86

38.55

139.78

178.32

21.67

9.15

32.33

25.21

149.52

21.67

5.21

6.12

6.12

5.21

25.45

12.12

42.52

54.64

22.54

59.43

81.96

5.57

26.10

62.06

19.64

75.55

60.09

53.05

76.78

265.47

9.82

9.82

19.64

CHORD

N28°45'29"E  99.06

N43°31'43"E  49.91

N60°54'36"E  10.78

S23°20'21"W  38.51

S43°46'24"W  137.96

S39°21'22"W  174.57

N78°49'25"W  19.83

N62°51'58"E  9.10

N55°36'56"E  32.32

N10°42'30"E  22.35

N33°41'41"E  147.87

S78°49'25"E  19.83

N53°17'55"E  5.20

S53°17'55"W  6.11

N66°16'57"E  6.11

N66°16'57"E  5.20

N11°10'35"E  22.51

N33°05'55"W  12.11

N13°31'53"W  42.03

N17°52'14"W  53.59

N32°03'27"W  22.50

N12°29'26"W  58.82

N17°52'14"W  80.38

S0°28'06"W  5.57

N36°37'55"E  24.29

S59°12'33"W  61.37

N72°31'10"E  18.86

S59°01'32"W  69.07

S15°42'02"E  56.80

S78°02'02"E  50.78

N30°26'28"E  69.99

S45°36'21"E  57.78

S2°12'21"W  9.72

S30°19'53"W  9.72

S16°16'07"W  18.86

CURVE TABLE
CURVE

C36

C37

C38

C39

C40

C41

C42

C43

C44

C45

C46

C47

C48

C49

C50

C51

C52

C53

C54

C55

C56

C57

C58

C59

C60

C61

C62

C63

C64

C65

C66

C67

C68

C69

C70

RADIUS

80.00

20.00

90.00

90.00

90.00

130.00

365.00

365.00

365.00

405.00

405.00

405.00

405.00

140.00

140.00

140.00

100.00

100.00

100.00

15.00

15.00

420.00

420.00

420.00

380.00

15.00

15.00

270.00

270.00

270.00

230.00

15.00

270.00

230.00

15.00

DELTA

29°57'51"

73°56'56"

36°45'19"

16°35'53"

53°21'12"

19°57'50"

4°59'57"

17°44'22"

22°44'18"

3°01'02"

13°07'10"

6°36'07"

22°44'18"

30°18'26"

31°38'12"

61°56'38"

50°02'57"

11°53'41"

61°56'38"

90°42'22"

89°17'38"

3°15'11"

8°52'56"

12°08'07"

9°51'40"

96°50'16"

82°30'23"

17°56'45"

4°52'07"

22°48'52"

22°36'10"

83°48'30"

15°40'25"

13°21'50"

99°22'08"

LENGTH

41.84

25.81

57.73

26.07

83.81

45.30

31.85

113.01

144.85

21.33

92.74

46.67

160.73

74.05

77.30

151.36

87.35

20.76

108.11

23.75

23.38

23.85

65.11

88.96

65.40

25.35

21.60

84.57

22.94

107.51

90.73

21.94

73.86

53.65

26.01

CHORD

S59°22'34"W  41.36

N68°40'02"W  24.06

S16°40'52"E  56.75

S43°21'28"E  25.98

S24°58'49"E  80.81

S41°40'29"E  45.07

N49°09'26"W  31.84

N37°47'17"W  112.56

N40°17'15"W  143.91

N50°08'54"W  21.32

N42°04'48"W  92.53

N32°13'10"W  46.64

N40°17'15"W  159.68

S44°04'19"E  73.19

S75°02'38"E  76.32

S59°53'25"E  144.09

S53°56'35"E  84.60

S84°54'54"E  20.72

S59°53'25"E  102.92

N45°30'33"W  21.34

S44°29'27"W  21.08

N87°30'40"E  23.84

N81°26'37"E  65.04

N83°04'12"E  88.79

N84°12'26"E  65.32

N71°47'26"W  22.44

N18°32'14"E  19.78

S13°44'35"E  84.22

S2°20'09"E  22.94

S11°18'32"E  106.80

S11°12'11"E  90.15

S64°24'31"E  20.04

S81°31'27"W  73.63

S82°40'45"W  53.52

S26°18'46"W  22.87

CURVE TABLE
CURVE

C71

C72

C73

C74

C75

C76

C77

C78

C79

C80

C81

C82

C83

C84

C85

C86

C87

C88

C89

C90

C91

C92

C93

C94

C95

C96

C97

C98

C99

C100

C101

C102

C103

C104

C105

RADIUS

230.00

270.00

270.00

270.00

270.00

270.00

270.00

270.00

230.00

230.00

230.00

200.00

240.00

240.00

240.00

500.00

15.00

460.00

460.00

460.00

290.00

290.00

290.00

290.00

165.00

165.00

165.00

165.00

230.00

270.00

230.00

230.00

230.00

270.00

270.00

DELTA

14°03'58"

14°03'58"

8°29'38"

5°34'20"

0°30'58"

16°36'36"

20°15'54"

19°38'39"

57°02'07"

34°48'14"

22°13'53"

19°22'13"

19°22'13"

6°05'39"

13°16'34"

6°39'37"

94°26'44"

5°36'29"

15°46'18"

21°22'47"

23°19'45"

14°53'59"

3°58'25"

4°27'20"

40°26'28"

54°09'03"

36°29'17"

131°04'49"

17°10'15"

17°10'15"

6°26'00"

10°44'15"

17°10'15"

14°04'34"

3°05'41"

LENGTH

56.46

66.28

40.03

26.26

2.43

78.27

95.50

92.57

228.95

139.71

89.24

67.61

81.14

25.53

55.61

58.12

24.73

45.03

126.62

171.65

118.08

75.41

20.11

22.55

116.46

155.94

105.08

377.48

68.93

80.92

25.82

43.10

68.93

66.33

14.58

CHORD

S30°24'17"E  56.32

S30°24'17"E  66.12

S27°37'07"E  39.99

S34°39'06"E  26.25

S37°41'45"E  2.43

S46°15'32"E  78.00

S64°41'47"E  95.00

S84°39'04"E  92.12

S65°57'20"E  219.62

S54°50'23"E  137.57

S83°21'27"E  88.68

N84°47'17"W  67.29

N84°47'17"W  80.75

N78°09'00"W  25.52

N87°50'07"W  55.49

N71°46'22"W  58.09

N64°20'05"E  22.02

N72°17'56"W  45.01

N61°36'32"W  126.22

N64°24'47"W  170.65

S28°46'36"W  117.27

S24°33'43"W  75.20

S33°59'55"W  20.11

S38°12'48"W  22.55

N20°13'14"E  114.06

N27°04'31"W  150.20

N72°23'42"W  103.31

N25°05'56"W  300.38

S80°46'32"W  68.67

N80°46'32"E  80.61

N86°08'40"E  25.81

N77°33'32"E  43.04

N80°46'32"E  68.67

S79°13'42"W  66.17

S87°48'49"W  14.58

CURVE TABLE
CURVE

C106

C107

C108

C109
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HIDDEN HOLLOW PLAT E

HIDDEN HOLLOW PLAT A

SALISBURY DEVELOPERS INC

UTAH POWER AND LIGHT COMPANY

TWIN HOLLOW LLC

PHASE 2

PHASE 1

PHASE 3
PHASE 4

NOTES:
· PHASE 1 IS DEPENDENT ON SALISBURY OR PHASE 1 DEVELOPER

INSTALLING REMAINING PORTION OF MAPLETON VILLAGE DR. BELOW
THE CANAL CORRIDOR

· PHASE 2 IS DEPENDENT ON EDGE HOMES INSTALLING HARMONY
RIDGE PARKWAY CONNECTION TO MAPLETON ESTATES DR OR THE
INSTALLATION OF PHASE 1 WITH A CONNECTION TO HIDDEN
HOLLOW.

· PHASE 3 IS DEPENDENT ON PHASE 1 CONSTRUCTION AND THE
INSTALLATION OF PHASE 2

· PHASE 4 IS DEPENDENT ON MIKE KLAUCK OR PHASE 4 DEVELOPER
INSTALLING ROADWAYS IN TWIN HOLLOW THAT ABUT MAPLETON
VILLAGE UPPER AND THE INSTALLATION OF PHASES 1 THROUGH 3.
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TABULATIONS

PHASE # OF LOTS

1 30

2 23

3 19

4 46

TOTAL 118

UTAH POWER AND LIGHT COMPANY

TWIN HOLLOW LLC
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40' MAJOR LOCAL

CURB & GUTTER DETAIL1

24" MOUNTABLE CONVEY CURB & GUTTER
TYPICAL 6' SOFT TRAIL SECTION

(NOT TO SCALE)

CURB & GUTTER DETAILS2

6' SOFT TRAIL CROSS SECTION3

10' TRAIL 6.0' MIN.
GRADING

6.0' MIN.
GRADING

2%

4:1 MAX4:1 MAX
4:1 MAX

TRAIL DRAINS
AS REQUIRED BY
TOPOGRAPHY

3" ASPHALT

8" ROADBASE

NOTES:

1. 4H:1V MAXIMUM TO BE MAINTAINED WITHIN 6' OF EDGE OF TRAIL.
2. REVEGETATE DISTURBED SLOPES ACCORDING TO CITY STANDARDS.
3. WHERE TRAIL FOLLOWS CREST OF HILL NO DRAINAGE REQUIRED.

10' ASPHALT TRAIL DETAIL4

TYPICAL 3' SOFT TRAIL SECTION
(NOT TO SCALE)

3' SOFT TRAIL CROSS SECTION5

6 RPZ BACKFLOW CROSS CONNECT DETAIL

PLAN VIEW

PROFILE VIEW

NOTES:

1. TO BE USED WHEN CHARGING THE PI SYSTEM WITH CULINARY WATER.
2. RPZ VALVE ASSEMBLY & PIPES TO MATCH PI MAIN SIZE.
3. ABOVE GROUND FITTINGS TO BE EPOXY PAINTED BLUE ON
    THE CULINARY SIDE, PURPLE ON THE PI SIDE.
4. SHOP DRAWINGS TO BE SUBMITTED TO THE CITY ENGINEER
    FOR APPROVAL PRIOR TO SHIPMENT.
5. THE RPZ ASSEMBLY SHALL BE VERIFIED PER MANUFACTURERS RECOMMENDATIONS.
6. PROVIDE BOLLARDS OR OTHER PROTECTION IF AND AS DIRECTED BY CITY INSPECTOR.
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      Planning Commission Staff Report
Item:  
3  

Date:  
9/25/2025 

Applicant:   
Brian Murray  

Location:  
100 S 100 E 
 
Prepared By:  
Sean Conroy, Community  
Development Director 

Public Hearing: 
Yes 

Zone:  
A-2 

Attachments 
1. Application information. 

 

REQUEST  
Consideration of a request to rezone approximately 9.5 acres from A-2 to RA-
1 located at approximately 100 S 100 E. 
 
BACKGROUND & DESCRIPTION 
The applicant owns approximately 14 acres of undeveloped property just 
south of Maple Street.  The northern 4.5 acres is currently zoned RA-2 (1/3 
acre min) and the southern 9.5 acres is currently zoned A-2 (2 acre min).  
The applicant is requesting approval to rezone the southern 9.5 acres to RA-
1 (1 acre min).  The applicant has provided a long-term concept plan to 
show how the property could develop, but at this time is proposing just one 
new 1-acre lot.   
 
EVALUATION 
Rezone requests are considered legislative actions. The Planning Commission 
and City Council generally have broad discretion when acting on legislative 
matters, provided it can be reasonably debated that the action taken (to 
approve or deny) will promote or protect the general welfare of the community, 
and is supported by city ordinances and policies.   
  
Mapleton City Code Section 18.12.010.B provides the following list of 
guidelines to be used in reviewing rezone requests: 
 

 1. Public purpose for the amendment in question. 
 2. Confirmation that the public purpose is best served by the amendment in 

question 
   3. Compatibility of the proposed amendment with general plan policies, goals, 

and objectives. 
4. Potential adverse effects to the city by creating "leapfrog" development or 
areas away from the existing "core" or center of the city. 

      5. Potential of the proposed amendment to hinder or obstruct attainment of  
     the general plan's articulated  
      policies. 
      6. Adverse impacts on adjacent landowners.  
      7. Verification of correctness in the original zoning or general plan. 
    8. In cases where a conflict arises between the general plan map and general  
      plan policies, precedence shall  
      be given to the plan policies.  

 
General Plan:  The Land Use Element of the General Plan designates the 
southern portion of the property as “Low Density Residential”.  This designation 
encourages lots of one acre or larger and is consistent with the request to 
rezone the property to RA-1.  This designation is meant to be a buffer between 
the 1/3 acre lots to the north and the A-2 zoning to the south.   



 

 2 

Zoning and Concept Plan:  The applicant’s concept plan shows 12 1/3-acre lots on the northern portion of the 
parcel that is already zoned RA-2.  No rezone request is required for the northern portion of the property.   The 
applicant is showing seven 1-acre lots in the area that is being proposed to be rezoned to RA-1.  The applicant 
is only intending on developing what is shown on the concept plan as lot 17 at this time.     
  
Subdivision: The concept plan is provided to help the Planning Commission understand the intent of the 
applicant. The Commission is not approving the subdivision at this time. If the rezone application is approved, 
the applicant would then submit a preliminary subdivision application for the one new lot, and then a separate 
subdivision application if/when the other lots are proposed for development.   
 
RECOMMENDATION  
Recommend approval of the rezone to the City Council.   
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