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REQUEST

Consideration of a request to rezone approximately 5.7 acres of land from
the Agricultural-Residential (A-2) zone to the Residential-Agricultural
(RA-2) zone located at 1325 East 1200 North, and review of a conceptual
development plan for the property. The western 4 acres of this parcel is
already zoned RA-2.

BACKGROUND AND PROJECT DESCRIPTION

The subject property is approximately 9 acres in size and is developed with
a single-family residence. Most of the property has been used for
agricultural purposes and is located within the greenbelt. The surrounding
residential lots to the north, south and east range in size from approximately
two acres to around five acres. The area located to the west is zoned RA-2
and lots as small as 1/3 acre are more common.

The western 4 acres of the parcel are currently zoned RA-2 and the eastern
5+ acres are zoned A-2. The boundary line for the zoning district is located
approximately 60’ west of the center of the property. The applicant is
requesting approval to rezone the property from A-2 to RA-2. The
application has been made to “conform to a single underlying zone and not
2 different zones.” The applicant is applying to change the zoning on the
entire 9 acres from a mix of RA-2 and A-2 to RA-2 only, however the
applicant has submitted plans for only the western half of the property and
has indicated that he may be satisfied with a rezone of only the western half
of the property.

LEGISLATIVE ACTION

The Planning Commission is responsible for making a recommendation to
the City Council regarding the rezoning of the property. The concept plans
have been provided to demonstrate how the property may develop if the
rezoning is approved. If the rezoning is approved, it would not
automatically entitle or obligate the applicant to construct the project as
shown in the concepts. While the Commission is not approving or denying
the concept plans at this meeting, it can provide guidance and feedback on
the plans.

A rezone request is considered a legislative decision. 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. The
Commission should evaluate the guidance given in the general plan as well
as the standards adopted in the zoning ordinance when making its
recommendation to the City Council.
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EVALUATION

Potential Mapping Error: The boundary line between the RA-2 and A-2 zones is located in the
same location and the General Plan Map’s boundary between the Medium Density Residential area
and the Rural Residential areas. While it is not mandatory that a zone or general plan area boundary
be located along a property line or center line of a street, for simplicity these are typically chosen for
the ease of the user in determining the zoning on various properties.

The boundary lines for the property in question do not follow this common practice and the same is
true for the boundary as it extends northward onto the 5-acre Hoffman parcel. The applicant has
suggested that this is an error in the mapping and that the boundary between the zoning and general
plan designations should be located along the property line that separates the Hoffman parcel and the
Patten parcel, and extend southward along the same longitudinal bearing to separate his parcel. It is
impossible to know for sure if this is an error, but this boundary location has not changed since 1995
and is located approximately 60’ from the location the applicant suggests is correct. The Planning
Commission is charged with interpreting the location of zoning and general plan boundary lines, but
the 60’ distance and the enduring nature of the map might suggest that the boundary line is located as
intended.

General Plan: The purposes of a general plan include to establish a vision for how the City should
develop over time and to promote the general public interest. The westernmost 4 acres is designated
in the general plan as Medium Density Residential (MDR). The general plan indicates that this
designation is appropriate for single family developments with a minimum lot size of approximately
1/3 of an acre. The easternmost 5 acres is designated Rural Residential (RR). The general plan
designation of Rural Residential generally equates to a minimum lot size of two acres, or one acre
with the use of Transferable Development Rights (TDRs).

The General Plan Map indicates that the current zoning map is as it should be. Any change to the
zoning map would also necessitate that the General Plan Map must be amended simultaneously.
Changes to the General Plan are typically indicative of changing conditions within the community or
the area proposed for change. The Land Use Element of the General Plan has goals and policies that
should guide any amendment to the General Plan Map. At times these goals and policies such as
“preserve a peaceful, country rural atmosphere”, can seem at odds with goals and policies such as
“encourage the clustered concept of city planning and development”. The most important question
can be summarized as follows: have the conditions of the area for which an amendment is proposed
changed such that the old general plan designation is no longer appropriate, and the proposed
designation is more appropriate?

Aside from the desire to develop the property, the applicant has not indicated that the conditions of
the area are changed. City Staff would suggest that the conditions of the area are not changed but that
a map revision along the lines of the applicant’s assertion of an error would be appropriate. The
current general plan boundary may be correct, but it is not the result of a good mapping practice in
that it confuses the public rather than provide clarity. Staff propose that the General Plan be amended
to be located along the property line that separates the Hoffman parcel and the Patten parcel, and
extend southward along the same longitudinal bearing to separate the parcel in question.
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Rezone Request: The Zoning Map should be a reflection of the General Plan Map. The property
should be rezoned only if and to the extent that the General Plan Map is amended.

Concept Plan: The concept plan has been provided to give the Planning Commission and City
Council an idea of how the property could develop. The applicant has taken into account staff
comments while creating this concept. Staff have indicated that cul-de-sacs are to be avoided to the
extent possible and that a stub into property to the north is mandatory. Staff have indicated that the
aforementioned stub should be located along the property line that separates the two properties to the
north. This location will provide access to both properties, should facilitate the continuation of a
through street and minimize cul-de-sacs and roadway when these properties develop.

STAFF RECCOMENDATION

Recommend that the General Plan and Zoning Map be amended to a location along the property line
that separates the Hoffman parcel and the Patten parcel, and extend southward along the same
longitudinal bearing to separate the parcel in question.
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® A detailed geologic study will be required for zone or general plan changes
involving Critical Environmental areas; and

® A development concept plan if applicable.
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