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Applicant: Corey Lindley 

Location: 1900 N 2000 E 

Prepared by: Sean Conroy, 

Community Development 

Director 

Public Hearing: N  

Zone: A-2 

Attachments:  

1. Application 

materials and 

preliminary plans.  

 

January 24, 2019 

REQUEST 
Consideration of a request for a Conditional Use Permit to establish the 
Mapleton Horse Therapy Facility on a 10.28 acre parcel.   
 
BACKGROUND AND PROJECT DESCRIPTION 
The subject property is 10.28 acres in size located at approximately 1900 
North and 2000 East.  The property is not developed and has been used 
primarily as an orchard.   
 
On October 11, 2018, the Planning Commission reviewed a zoning text 
amendment regarding equestrian riding arenas necessary for the applicant 
to move forward with their project.  Several neighboring residents spoke 
during the public hearing. The neighbors seemed more concerned with the 
reception use than the equestrian use due to the potential for significant 
traffic along 2000 East.  The Commission recommended approval of the 
text amendments to the City Council with some changes that addressed 
some of the concerns expressed at the meeting.   
 
On November 7, 2018 the City discussed the recommendations from the 
Planning Commission and received public comment.  Many of the same 
concerns that were expressed to the Planning Commission were expressed 
to the City Council.  The Council voted to approve the proposed zoning text 
amendments.   
 
With the necessary text amendments in place, the applicant is now 
requesting approval of a conditional use permit to construct and operate a 
non-profit equestrian riding facility focused on providing a horse therapy 
program for girls between the ages of 12-25 (see attachment “a” for a more 
detailed description).  The therapy program includes approximately 15 
weeks of private one-one one lessons and other activities.  It is anticipated 
that approximate 100 girls per year will participate in the program.  The site 
will include:  
 

    An equestrian arena and stables with both indoor and outdoor riding 
opportunities;  

    Rooms for special classes for the participants such as yoga and 
horsemanship;  

    A meeting room for occasional receptions and other special events; 
and  

    A new single-family dwelling.  
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EVALUATION 
General Plan:  The general plan encourages maintaining a distinctive rural character in the City and 
the protection of open space.  The land use designation for the property is rural residential.  The 
purpose of this designation is to protect and preserve the natural environment and to encourage the 
continued use of agricultural land for agricultural purposes.   
 
Staff notes that this is a unique and secluded site with beautiful open space amenities.  If the property 
were developed as a residential subdivision, as much of the remaining agricultural land is being 
developed throughout town, that anywhere from 10 to 20 lots could be developed and much of the 
open space beauty of the site would be lost.  The proposed use would maintain the orchard and 
protect the majority of the site as open space.  The riding arena facilities would be located nearly 
1,000 feet from the road and would not be readily visible by the public.    
 
State Law:  A conditional use permit is considered an administrative permit.  Utah Code section 10-
9a-507 states the following regarding conditional use permit review:  
 
 “A land use authority shall approve a conditional use if reasonable conditions are proposed, 

or can be imposed, to mitigate the reasonably anticipated detrimental effects of the proposed 
use in accordance with applicable standards.” (emphasis added)  

 
In other words, unless there are reasonably anticipated detrimental effects that cannot be mitigated, 
and/or the proposal is not in compliance with adopted standards, the conditional use permit must be 
approved.   
 
A-2 Zoning:  The property is located in the Agricultural (A-2) zone.  The A-2 zone allows both 
equestrian riding arenas and event centers as conditional uses with specific requirements that apply to 
each use.  Mapleton City Code (MCC) Chapter 18.28.040 also states:     

“If an applicant is proposing to combine more than one conditional use identified in this 
section, the Planning Commission may adopt stricter standards than those identified below if 
it is determined that the combination of uses has reasonably anticipated determinantal 
neighborhood effects.”   

Below is a summary of the standards that apply, followed by a brief response to each standard:  
 
Commercial equestrian riding arenas and stables, subject to the following minimum standards: 

A. A minimum lot size of two (2) acres, with two hundred feet (200') of frontage is required. 
The lot shall be a legally created lot as determined by Mapleton City. 

Response:  The lot exceeds the two-acre minimum and is considered a legal lot of record.  A single-
lot plat must be recorded prior to the commencement of construction on the site.   

B. The use shall be allowed only if a single-family home is present on the lot. The activities of 
the business shall be conducted by members of the residing family.  The planning 
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commission may limit the number of employees and/or occupancy if necessary to limit 
neighborhood impacts. 

Response:  The owners of the proposed single-family dwelling and the lot will also be the owners of 
the non-profit operation and the residents of the home will be involved in the business.  The 
applicants anticipate having approximately six full time employees or the equivalent of six full time 
employees.  It does not seem necessary at this time to place a restriction on the number of employees.   

C. The number of horses and other animals on the lot shall not exceed the number of animal 
units allowed for the lot as permitted in the A-2 zone. 

Response:  The A-2 zone allows 4 horses per acre, or a total of approximately 41 horses on this site.  
The applicant is proposing to have approximately 16.   

D. The number of persons allowed within any building shall comply with the current edition 
of the international building code. 

Response:  The City’s building official will establish the maximum occupancy at the time of building 
permit review.   

E. The business shall not operate between the hours of ten o'clock (10:00) P.M. and seven 
o'clock (7:00) A.M. 

Response:  The applicant anticipates the busiest hours being from between 2:30 p.m. to 7:30 p.m.  
The applicant is not asking for operation hours beyond what is allowed.     

F. In addition to any required parking spaces for the single-family home, gravel or hard 
surface off street parking shall be provided for the commercial use. The parking 
requirement shall be determined by the planning commission based on the scope of the 
proposed use.  No parking shall be permitted along city streets. The driveway for the 
commercial use shall be a minimum of sixteen feet (16') in width. The first thirty feet (30') 
of the driveway from the street shall be constructed of a hard surface material to avoid the 
tracking of gravel or mud onto city streets. 

Response:  The applicant is proposing to have 75 parking stalls.  The long driveway and ample open 
space will allow for overflow parking in the event that it is needed. The applicant has submitted a 
traffic and parking study supporting 75 stalls.   

G. The property owner shall obtain a building permit for each structure associated with the 
commercial use, which shall comply with all applicable zoning requirements for the A-2 
zone, and shall also conform to the commercial building standards in the current version of 
the international building code. Existing buildings proposed for the commercial use must 
also conform to the commercial building standards in the current version of the 
international building code. 
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Response:  This requirement will be enforced at the time of the building permit.   

H. Permanent restroom facilities shall be provided for the commercial use, which shall 
conform to the commercial requirements in the current version of the international building 
code. Restrooms in the home shall not count toward this requirement. 

Response:  This requirement will be enforced at the time of the building permit.   

I. To avoid nuisance conditions, manure shall not be allowed to accumulate. Dust shall be 
controlled by watering or sprinkling.  Outdoor lighting of any riding arena shall be 
designed with minimum light trespass off site by using cut off luminaries that are fully 
shielded with not light distributed above the horizonal plane of the luminaire. 

Response:  These requirements will be enforced at the time of the building permit.   

J. No arena, stable, barn, structure or corral for the housing of the livestock and fowl or no 
corral for the close confinement of livestock shall be located closer than one hundred feet 
(100') to an existing dwelling on an adjacent lot or fifty feet (50') from an existing dwelling 
on the same lot. 

Response:  The applicant is not proposing to maintain any livestock or fowl on the property, even so, 
the horse barn will be several hundred feet from the nearest dwelling.   

K. Signs shall be limited to one nonilluminated sign not larger in area than four (4) square 
feet. Electric or electronic signs shall not be permitted. The sign must be attached to the 
home or building where the home business is to take place. 

Response:  If the applicant is proposing any signage, they will need to submit a signage plan to staff 
that complies with this standard.   

L. All commercial equestrian activity shall be confined to the lot. 

Response:  All riding activities will take place on the property.   

M. The business owner shall maintain a current business license with Mapleton City. 

Response:  A license will need to be submitted prior to operation.   

N. The planning commission may attach additional conditions related to health, safety, and 
welfare to mitigate any possible disturbances to surrounding properties or any hazardous 
conditions. 

Response:  The Commission may attach appropriate conditions as it determines appropriate.   



Planning Commission Staff Report   
January 24, 2019 

 

Page | 5  

 

Reception facilities that comply with the following: 

A. The facility shall be located on a legal lot of record of five (5) acres in size or larger with 
at least two hundred feet (200') of frontage on an approved public or private road. 

Response:  The lot exceeds the minimum size and frontage requirements.   

B. The facility shall be accessory to a legally established single-family dwelling on the same 
parcel. 

Response:  The applicant is proposing a new single-family dwelling that will comply with this 
condition.  The residence must be completed prior to operation.   

C. No more than eight (8) receptions shall be permitted per calendar month.  The Planning 
Commission may limit the number of receptions to fewer than eight (8) if necessary to limit 
neighborhood impacts.  

Response:  The main public concerns expressed during the previous hearings were focused on 
potential events and traffic, safety and other potential associated impacts.  The applicant is proposing 
approximately two special events per month.  Staff recommends that the Commission limit the 
number of special events to no more than three per month.  If the applicant determines it would like 
more than three per month after the facility has been in operation, they could request an amendment 
to their permit.  That would allow the Commission to evaluate actual impacts of the facility and 
determine if it was appropriate to allow for more events.   

D. Reception events shall conclude by no later than ten o'clock (10:00) P.M. 

Response:  The applicant will need to comply with this requirement.   

E. Off street parking shall be provided at a rate of one space per two hundred (200) square 
feet of floor area for the facility. If receptions are not held indoors, the planning 
commission shall determine the amount of parking to be required. A site plan shall be 
submitted with a proposed parking and circulation plan. 

Response:  The applicant’s proposal of 75 parking spaces exceeds the parking requirements of 
subsection “E”.   

F. An enclosed reception facility shall be classified as an assembly group (A-2) occupancy 
type for the purposes of the international building code. All requirements of an A-2 
occupancy shall apply. 

Response:  This requirement will be enforced at the time of the building permit.   
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G. A business license shall be required. 

Response:  A license will be required as previously mentioned.   

H. A building and fire inspection shall be required prior to issuance of a business license. 

Response:  This requirement will be enforced at the time of the building permit.   

I. Failure to comply with the standards of this use and/or conducting the reception facility in a 
manner constituting a disturbance of the peace or creating a menace to the public health, 
safety, morals or welfare may result in a revocation of the conditional use permit by the 
planning commission. For the purposes of this section, the disturbing the peace ordinance 
in subsection 9.12.040A of this code shall include any disturbances between the hours of 
ten o'clock (10:00) P.M. to seven o'clock (7:00) A.M. 

Response:  The applicant has acknowledged this requirement.   

J. The applicant shall agree, at its sole expense, to defend, indemnify, and hold harmless the 
city, its public officials, officers, employees, and assigns, from any liability; and shall 
reimburse the city for any expense incurred, resulting from, or in connection with any appeal, 
claim, suit or other legal proceeding related to the operation of the conditional use. 

Response:  This is a condition of operation.   

Traffic Study:  At the request of the City Council and under the direction of the City Engineer, the 
applicants have submitted a traffic study (see attached).  Staff notes that the traffic counts were done 
in November without the peak traffic that occurs during the summer months from Bartholomew Park.  
However, the traffic study determined that the road has a capacity of approximately 1700 vehicles per 
hour.  It is unlikely that even with a large event at the property during the busy summer months, that 
there will be anywhere near 1700 trips an hour on the road.  It is anticipated that the road will 
function at acceptable levels, even during the busiest times of the year.   
 
The traffic study did recommend that driver feedback signs be installed on 1900 east to encourage 
drivers to slow down, especially in the south bound lane.  Staff has added a special condition 
requiring the applicant to install the recommended signage.    
 
Bridal-Up Hope:  The applicant has modeled their proposal after a program called Bridal Up Hope 
based in Alpine, UT.  Staff has visited the Bridal Up Hope facility, met with staff and observed 
activities at this location.  Staff can provide more information on this visit the night of the meeting.   
 
RECOMMENDATION 
Approve the Conditional Use Permit with the following conditions:  
 
1.  The applicant shall comply with all conditions as outlined in Mapleton City Code Chapter  

18.28.040.  
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2.  The applicant shall provide two driver feedback signs along 1900 East.  The applicant shall work  
     with the City Engineer on this requirement.   
 
3.  No more than three special events (not including private family events) shall be permitted per  

calendar month.   
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