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Planning Commission Staff Report

Item:  
3 

Date:  
September 24, 2020 

Applicant:  
Wade Payne 

Location:  
Approximately 300 West 
350 South 

Prepared By:  
Brian Tucker, Planner 

Public Hearing: 
Yes 

Zone:  
A-2 

Attachments 
1. Concept Plan 
2. General Plan and 

Zoning Maps 
3. Neighbor Letters 

REQUEST 
Consideration of a request to rezone 27.19 acres located at 

approximately 300 West and 350 South from Agricultural-Residential 
(A-2) to Residential Agricultural (RA-1) with the TDR-R Overlay.  

BACKGROUND & DESCRIPTION 
On September 3, 2020, Wade Payne made an application to rezone 
property located at approximately 300 West and 350 South from A-
2 to RA-1 with the TDR-Receiving Overlay. The subject parcels, 

totaling approximately 27.19 Acres, have historically been used 
agriculturally and are almost completely undeveloped. 

This area of the City is characterized by low density residential 
projects surrounding this agriculture area. The land north of the 
project area consists of residential structures on Maple Street 

attached to deep but narrow lots, primarily in the range of 2-3 
acres. The property south of the project consists of developed 

subdivision with primarily ½ acre lots. The Silver Leaf subdivision, 
located south and west of the subject parcels, is a planned 
residential community, consisting of a park surrounded by homes. 

The Silverleaf development has ½ acre lots near the center of the 
project and .70-.80 acre lots on the periphery.  

The project area is currently zoned Agricultural-Residential (A-2), a 
two-acre zone that requires 200’ of frontage/width. The applicant is 

requesting a rezone to the Residential Agricultural (RA-1) zone with 
the TDR-Receiving Overlay.  

 

 

 

 

 

 

The subject property was proposed to be rezoned in June of 2018 to 
create a proposed 12 lot subdivision, with each lot containing 1/3 

acre. The proposed rezone, from the current A-2 to RA-2, would 
have been consistent with the General Plan, which at the time 
designated the area as “Medium Density Residential”. This proposed 

rezone was strongly opposed by neighboring property owners, who 
sent many letters expressing opposition, including a letter co-signed 

by approximately 46 “Concerned Residents of Mapleton”.   

The applicants have submitted a concept plan for a subdivision of 
the same 5-acre parcel. The applicants want to build a 7-lot 

subdivision on 5 acres. The subdivision would consist of 6 lots with 

REQUEST 
Consideration of a request to rezone 27.19 acres located at 
approximately 300 West and 350 South from Agricultural-Residential 

(A-2) to Residential Agricultural (RA-1) with the TDR-R Overlay.  

BACKGROUND & DESCRIPTION 
The subject parcels, totaling approximately 27.19 acres, have 
historically been used agriculturally and are almost completely 

undeveloped. 

This area of the City is characterized by low density residential projects 

surrounding this agriculture area. The land north of the project area 
consists of residential structures on Maple Street attached to deep but 
narrow lots, primarily in the range of 2-3 acres. The property south of 

the project consists of developed subdivision with primarily ½ acre lots. 
The Silver Leaf subdivision, located south and west of the subject 

parcels, is a planned residential community, consisting of a park 
surrounded by homes. The Silverleaf development has .40-.50 acre lots 
near the center of the project and .43-.80 acre lots on the periphery 

adjacent to the subject parcel.  

The project area is currently zoned Agricultural-Residential (A-2), a two-

acre zone that requires 200’ of frontage/width. The applicant is 
requesting a rezone to the Residential Agricultural (RA-1) zone with the 
TDR-Receiving Overlay. The applicant intends to build a 44-lot 

subdivision with lots ranging from .50 to .57 acres. The subdivision 
would have direct access to Main Street and 600 South. 

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 amendment 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. 
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6. Adverse impacts on adjacent landowners. 

7. Verification of correctness in the original zoning or general plan for the area in question. 

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 Future Land Use Map designates this site as Low Density Residential.  This 
designation typically allows for one acre lots or ½ acre lots with the use of TDRs.  The site is also 
designated as a candidate for a Conservation Subdivision.  The General Plan states the following 

regarding Conservation Subdivisions:  

Conservation Subdivisions “can be used to preserve agricultural land, wildlife habitat, and open 

spaces while allowing an equal or higher level of development on a smaller area of land. They 
may establish and dictate sites to be preserved such as sensitive lands, farmlands, stream 
corridors, rural road buffers, view corridors, and other open space features that have been 

identified by the community as important.” Conservation Subdivisions “generally require the 
“clustering” of development in order to preserve open space and protect property rights.” 

Some of the Goals and Policies of the General Plan that are also applicable include:  

Goal 1: Preserve and enhance Mapleton’s rural atmosphere and agricultural history through 
careful planning and the preservation of open space.  

Policy 1.1: Encourage Conservation Subdivisions on vacant and undeveloped residential parcels 
identified in the Future Land Use Map.  

Goal 3: Ensure that land uses are compatible and/or utilize adequate buffers to enhance 
compatibility. 

Goal 8: Protect and conserve critical agricultural land, sensitive lands and sensitive features 
in the community.  

Goal 9:   Continue to implement the TDR program.  

As the Commission reviews the rezone request and the proposed concept plan, it should determine 
whether the application is consistent with the goals and policies cited above. The City Council, with 

guidance from the Planning Commission, must choose the means by which they apply General 
Plan guidelines that in many cases suggest multiple courses of action may be appropriate for 
individual parcels.  

Zoning:  The applicant is requesting approval of the RA-1 Zone with a TDR-Receiving site.  The 
request is consistent with the LDR designation and the goal to continue to implement the TDR 

program.  However, the applicant is not proposing any open space, which is not consistent with 
the Conservation Subdivision dedication or the goals of protecting open space.     

Staff recommends that the applicant provide an alternative design that would include at least 15 

to 20% of the site as open space open space as recommended in the General Plan.  Staff notes 
that if an alternative conservation design is more acceptable, the Planned Residential Community 

(PRC) zone would be more appropriate for the site.   If the Commission determines that a 
Conservation Subdivision is not necessary at this location, staff has included some comments 
regarding the proposed concept plan in the “Concept Plan” section of the staff report below.  

Concept Plan:  If the Commission is not interested in reviewing a Conservation Subdivision 
alternative, staff recommends at least the following revisions to the proposed concept plan:  

• Straighten out the alignment of 300 West through the property and include a stub to the 

properties to the north so that 300 West can eventually connect with Maple Street. With the 
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continuation of the 300 West alignment and the stub to the north, the properties to the 

north are the last impediment to a through street from 2000 North to 800 South. This 

through street can then be continued to 1600 South when the undeveloped properties in 

that area are developed. 

• Lot 6 is a difficult lot to develop because the frontage is primarily east facing but the lot is 

much wider north to south than east to west. This will be a challenging lot to develop as 

proposed.  

• Lots 29 and 30 are very wide but only 84’ deep. With a 30’ front setback and a 25’ rear 

setback, this leaves room for a home that is only 29’ deep front to back. These lots also 

present challenges with fencing, the 6’ privacy fence can’t be closer to the street than the 

house, meaning that more of the lot than is typical cannot be privacy fenced. 

• Lot 38 has an irregular border that should be squared off for ease of fencing. This irregular 

border is likely due to the hard and fast requirement that each lot have no less than ½ acre.  

• Lots 28 and 32 also have portions that are elongated. These lots are on the border of the 

subdivision, however a subdivision that made use of a clustering concept could help to 

mitigate these kinds of issues. 

Neighbor Comments:  At the time of this writing, a few neighbors have contacted the City to 

express concerns about various aspects of the project, such as the size of the lots, the lack of 
open space within the project area, the incompatibility of smaller lots next to larger, the 
orientation of a future home on Lot 6 and traffic.  

One neighbor has suggested that a small grove of trees near Silver Leafe Cove, Lot 15, is a bird 
habitat that this neighbor would like to see preserved. 

Other concerns have been expressed such as school capacity or the location of utilities. School 
capacity is not within the City’s purview. The engineering aspects of the project will be 
considered in full if the developer decides to proceed when a zoning decision is made. Full 

Engineering review is not necessary for a rezone when no subdivision has been applied for. 

RECOMMENDATION 
Staff Recommends that the application be continued, and the Planning Commission direct the 

applicant to provide an alternative concept that would include 15-20% of the site as open space.  
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