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City Council Staff Report

 
Date:  
10/7/20 
 
Applicant: 
Michael & Melanie 
Nemelka 
 
Location: 
2100 E 400 N 
 
Prepared By: 
Sean Conroy, Community 
Development Director 
 
Public Hearing: 
Yes 
 
Attachments: 
1.  Ordinance and PRC-8 
Text.  
2.  Application 
Information.  
3.  PC Minutes.  

REQUEST 
Consideration of an application to rezone approximately 31 acres 
located at approximately 2100 E 400 N from Agricultural-Residential 
(A-2) and Critical Environmental (CE-1) to Planned Residential 
Community (PRC-8) with a Transferable Development Right Receiving 
Site (TDR-R) Overlay and the review of a development concept plan 
for the property.   

BACKGROUND & DESCRIPTION 
The project site consists of approximately 31 acres of land and 
includes two dwellings, one that was built in approximately 1967 
and an old farm house that was built in approximately 1903. The 
site also includes a spring-fed pond.  The western 17 acres is 
relatively flat below the Mapleton bench and is zoned A-2.  The 
eastern 14 acres includes the bench and an area above the bench.  
A trail easement exists near the southeast corner of the site that 
connects to the Forest Service trail head to the east and to another 
trail easement to the south.   
 
The applicant is requesting approval of the following:  
 

• Rezone the entire property to PRC-8 with a TDR-R for the 
lower section;  

• Review of a concept plan that includes 18 lots ranging in size 
from just over ½ of an acre to over 8 acres.   

 
The Planning Commission reviewed this application on August 27, 
2020 and recommended approval to the City Council with the 
findings and conditions included in this report. If the rezone 
application is ultimately approved by the City Council, the applicant 
would then need to submit a preliminary subdivision plat application 
that would include a more detailed subdivision plan for the Planning 
Commission and Council’s review.   
 
EVALUATION 
Rezone requests are considered legislative in nature. 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.   
 
Mapleton City Code Section 18.12.010.B provides the following list of 
guidelines to be used in reviewing amendment requests: 
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  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 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 of the Land Use Element of the General Plan 
designates this site as Rural Residential (RR) and Critical Environmental (CE).  The General Plan 
states the following regarding these designations:    
 
RR 

“The Rural Residential land use category is maintained along the east and south edges of 
the City, permitting single-family residential development on lots that are a minimum of 
two-acres in extent. One acre lots are allowed with the use of TDRs. Smaller lots may also 
be proposed as part of a conservation subdivision provided the overall densities are not 
increased. Larger vacant and undeveloped properties are encouraged to develop as 
Conservation Subdivisions, helping to preserve the rural, open feel of the City.”  
 

CE 
“Natural open space, including the Wasatch foothills and canyons, small drainages, canals, 
and streams and similar uses are maintained and preserved as legacy uses for future 
generations” 

 
The Future Land Use Map also identifies specific larger vacant parcels, including the subject 
property, as appropriate for conservation subdivisions.  This designation is intended 
to“…encourage or require development to be clustered onto a portion of the site. The remaining 
property is preserved as open space through a conservation easement.”  
 
Some other applicable goals and policies include the following:  
 

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.  
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Goal 2:  Continue the established focus on large lot, single-family residential uses as the 
primary means for preserving Mapleton’s rural character.  
 
Goal 3: Ensure that land uses are compatible and/or utilize adequate buffers to enhance 
compatibility. 
 
Goal 7:  Improve Mapleton View corridors and viewsheds.  
 
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 Council reviews the rezone request and the proposed concept plan, it should determine 
whether the application is consistent with the goals and policies cited above.  
 
Zoning & Concept Plan:  The applicant is requesting approval of a PRC-8 zone and a TDR-R 
receiving site.  The TDR ordinance identifies the A-2 zone as a potential TDR receiving site.  The 
CE-1 zone is not a potential receiving site so the TDR-R would only apply to the existing A-2 
portion of the site.    
 
Mapleton City Code (MCC) section 18.82.010 states the following regarding the purpose of the 
PRC zone:  

 
“The purpose of the planned residential community zone is to encourage imaginative and 
efficient utilization of land, develop a sense of community, and to ensure compatibility with 
the surrounding neighborhoods and environment. This is accomplished by providing greater 
flexibility in the location of buildings on the land, the consolidation of open spaces, and the 
clustering of some or all dwelling units. These provisions are intended to create more 
attractive and desirable environments within the residential areas of Mapleton City.” 

 
The applicant is proposing the following features to create an imaginative and attractive 
development as intended by the PRC code:  
 

•   The protection of approximately 26% of the total site area as open space. The open space 
will protect sensitive areas including the hillside and much of the upper bench.  It will also 
include the existing spring-fed pond that will be improved to include a trail, benches and 
some additional landscaping.  The concept also reduces the number of lots that could have 
been built on the upper bench from two to one.  

•   A pedestrian trail along 400 North and Maple Canyon Road.  Many Mapleton residents 
currently walk up and down Maple Canyon Road to access Forest Service property.  The 
proposed trail will create a dedicated walking/biking area that will be safer and more user 
friendly for the community.   

•   Split rail fencing is proposed along the frontage of 400 N and Maple Canyon Road to assist 
in creating a more rural appearance.  

•   The applicant intends to use materials from the existing 1903 farmhouse to create a 
monument sign at the entrance.  

•   A narrow street cross section with low-back curb and no sidewalks is proposed for the 
interior of the development.  This approach has been used in other areas of the City 
including the nearby Eagle Rock development to the south, to create a more rural and less 



 

 4 

formal appearance.  Staff is comfortable with the request for no interior sidewalks as the 
roadway only serves the future residents of the development and has no need for 
connectivity with adjacent developments. However, the Council could consider requiring a 
sidewalk on at least on side of the road.   

•   400 North will be widened, but no curb and gutter are proposed.  Rather, a swale is proposed 
for storm water retention.   

 
As mentioned previously, one of the goals in the General Plan is to ensure adequate buffers and 
to ensure that new development is compatible with existing development.  The existing lots to the 
west are all over two acres in size, with the exception of a .29 acre lot adjacent to the northwest 
corner of the site.  The concept plan proposes lots along the western border that range in size 
from .84 of an acre to 2.65 acres, but more importantly the lot lines align with the existing property 
lines to the west.  So while the lots will be smaller on average, none of the existing two acre lots 
will share a common lot line with more than one of the proposed new lots.  This design is consistent 
with the General Plan goal of compatibility and buffering.  
 
The zoning standards (height, setbacks, lot size, density, etc.) for each PRC project is written 
specifically for each development.  The proposed PRC-8 text (see attachment “2”) has been written 
for this development.  The maximum density for the PRC-8 zone is 18 lots with the use of seven 
TDR certificates.  The table below describes how the density is determined.   
   

Existing Zoning Net Acres* Base Density** Proposed 
Density/w TDRs 

A-2 18 9 lots 17 lots 
CE-1 8 2 lots 1 lot 
Total 26 11 lots 18 lots*** 

*Net acres = total acres – ROW dedication and areas of 30% slope or greater 
**Base density is 1 lot per 2 acres in A-2 and 1 lot per 3 acres in CE-1    
***TDR requirement of 7 TDRs is obtained by subtracting proposed density from base density    

 
The PRC-8 text also addresses limitations for the dedicated open space, required rural design 
features and other typical zoning standards for use, setbacks, height, etc.   
 
RECOMMENDATION 
Adopt the attached ordinance with the following findings and conditions:  
 
Findings:  

1. The application is consistent with the Rural Residential and Critical Environmental  
designations of the Future Land Use Map of the General Plan.  

2. The proposed development will conserve 26% of the site area as dedicated open space 
including sensitive areas as well as recreational areas.  The open space will also maintain 
existing view sheds, as encouraged in the General Plan.   

3. The concept plan and rural design features will create an attractive and desireable 
environment as envisioned for the PRC zones.   

4. The project is consistent with the General Plan goal to further implement the TDR program.  
5. The project is consistent with General Plan goal to create adequate buffers with adjacent 

developments.   
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Conditions:  
1. The subdivision application that is submitted shall be generally consistent with the concept 

plan as presented to the City.  
2. The applicant shall work with the City and the Forest Service to relocate or modify the 

existing gate on Maple Canyon Road to ensure adequate access to lot 18 and will provide 
the necessary emergency turnaround as required by the Fire Marshall.  

 



ORDINANCE NO.  2020- 
 

AN ORDINANCE TO REZONE APPROXIMATELY 31 ACRES LOCATED AT 
APPROXIMATELY 2100 E 400 N FROM AGRICULTURAL-RESIDENTIAL (A-2) AND 
CRITICAL ENVIRONMENTAL (CE-1) TO PLANNED RESIDENTIAL COMMUNITY 

(PRC-8) WITH A TRANSFERABLE DEVELOPMENT RIGHT RECEIVING SITE (TDR-R) 
OVERLAY AND THE REVIEW OF A DEVELOPMENT CONCEPT PLAN FOR THE 

PROPERTY. 
 

WHEREAS, the project site is currently zoned A-2 and CE-1; and  
 
WHEREAS, the Land Use Element of the General Plan designates the project site as 

“Rural Residential”, “Critical Environmental” and as a candidate for a conservation subdivision; 
and  

 
WHEREAS, the goals and policies of the Land Use Element encourage the preservation 

of Mapleton’s rural atmosphere, the creation of buffers between land uses and the 
implementation of the TDR ordinance; and  

 
WHEREAS, The PRC zone is intended to provide flexibility and to encourage 

imaginative and efficient utilization of land.  It is also an appropriate tool to create a 
conservation subdivision; and  

 
WHEREAS, the Planning Commission determined that the project was consistent with 

the General Plan and zoning ordinance and recommended approval to the City Council on 
August 27, 2020.                      

 
NOW THEREFORE, BE IT RESOLVED by the City Council of Mapleton, Utah, to 

rezone approximately 31 acres Planned Residential Community (PRC-8) with a Transferable 
Development Right Overlay (TDR-R) and adoption of the PRC-8 zoning text as described in 
exhibit “A” with the findings and conditions included in the City Council staff report dated 
October 7, 2020.   

 
PASSED AND ORDERED PUBLISHED BY THE CITY COUNCIL OF MAPLETON, UTAH,  
This 7th Day of October, 2020. 
                                                       

________________________________  
       Dallas Hakes 

Mayor 
 
ATTEST: 
___________________________                                                   
Camille Brown 
City Recorder 
Publication Date:                        
Effective Date:  



Chapter 18.82I 
CLEGG CANYON SUBDIVISION, PLANNED RESIDENTIAL COMMUNITY (PRC-8) 

ZONE 

18.82I.010: NAME AND PURPOSE: 
18.82I.020: PERMITTED USES: 
18.82I.030: PERMITTED ACCESSORY USES: 
18.82I.040: CONDITIONAL USES: 
18.82I.050: DENSITY: 
18.82I.060: LOT STANDARDS: 
18.82I.070: BUILDING SETBACKS: 
18.82I.080: BUILDING HEIGHT: 
18.82I.090: PARKING AND DRIVEWAY REQUIREMENTS: 
18.82I.100: OPEN SPACE PROTECTION: 
18.82I.110: RURAL DESIGN FEATURES: 

18.82I.010: NAME AND PURPOSE: 

The name of this zone shall be the Clegg Canyon subdivision PRC-8 zone.  The purpose of this 
zone is to create an attractive residential subdivision that respects Mapleton’s rural heritage and 
protects the Mapleton Bench by providing a mix of lot sizes, open spaces and recreational 
amenities.   

18.82I.020: PERMITTED USES: 
 
One single-family dwelling per lot. 
 
Parks and/or open space. 

Temporary structures necessary for sales and/or construction activities, subject to 
subsection 18.84.200B of this title. 

18.82I.030: PERMITTED ACCESSORY USES: 
 
Permitted accessory uses include: 

The raising, care and keeping of limited numbers of livestock and fowl, excluding swine, for 
family food production or recreation. Also barns, corrals, pens and coops and other structures for 
the care and keeping of domestic livestock and fowl, subject to the following: 

A. The number of animals kept shall not exceed one animal unit for each twenty thousand 
(20,000) square feet of lot area. 

B. No structure for the housing of livestock or fowl or corrals 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') to such a dwelling on the same lot. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502419
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502420
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502421
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502422
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502423
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502424
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502425
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502426
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502427
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=54379#s502431
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.200
sconroy
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Home occupations subject to section 18.84.380 of this title. 
 
Owner occupied accessory apartments subject to section 18.84.410 of this title. 
 
Private parks, playgrounds. 
 
18.82I.040: CONDITIONAL USES: 
 
None 
 
18.82I.050: DENSITY: 
 
The base density for the zone is eleven (11) residential lots.  With the use of seven (7) 
Transferable Development Right (TDR) certificates, the density may be increased to a maximum 
of eighteen (18) lots.   The TDR certificates shall be required prior to recording a final 
subdivision plat.  If the project is developed in phases, the number of TDR certificates required 
with each phase shall be prorated based on the number of lots in the phase.   
 
18.82I.060: LOT STANDARDS: 
 
There shall be no minimum lot size standard.  However, the layout and configuration of the lots 
shall be consistent with the concept plan approved by the City Council at the same time as this 
PRC-8 zone and on file with the City Recorder.  

18.82I.070: BUILDING SETBACKS: 

A.  Primary dwelling on lots 1-17: 

1. Front yard/garage setback: No less than thirty feet (30') measured from the property line to 
the foundation of the dwelling.   

2. Corner lot side yards: Measured the same as the front yard. 

3. Rear yard setback: No less than twenty-five feet (25') measured from the rear property line 
to the foundation of the dwelling. 

4. Side yard setback: No less than ten feet (10') measured from the property line to the 
foundation of the dwelling. 

B.  Primary dwelling on lot 18: 

 1.  Bench setback:  All structures shall be setback a minimum of fifty (50) feet from the crest 
of the Mapleton Bench.  The final subdivision plat shall identify this setback line on the 
recorded plat.   

 2.  Front yard/garage setback (Maple Canyon Road): No less than thirty feet (30') measured 
from the property line to the foundation of the dwelling. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.380
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.410


3. Rear yard setback (south property line): No less than twenty-five feet (25') measured from 
the rear property line to the foundation of the home. 

4. Side yard setback (east property line): No less than ten feet (10') measured from the 
property line to the foundation of the dwelling. 

C.  Accessory Building: Accessory buildings shall be allowed subject to section 18.26.020 of this 
title. Accessory structures on lot 18 shall comply with the Bench setback established in 
subsection B.1.  

D. Projections Into Yards: The following structures may be erected on or projected into any 
required yard: 

1. Necessary appurtenances for utility service. 

2. The structures listed below may project into a minimum front or rear yard not more than 
four feet (4'), and into a minimum side yard not more than two feet (2'): 

a. Cornices, eaves, belt courses, sills, buttresses, or other similar architectural features. 

b. Fireplace structures and bays, provided that they are not wider than eight feet (8') 
measured generally parallel to the wall of which they are a part. 

c. Stairways, balconies, door stoops, fire escapes, awnings, and planter boxes or masonry 
planters not exceeding twenty four inches (24") in height. 

18.82I.080: BUILDING HEIGHT: 
 
All buildings and structures shall not exceed two (2) stories with a maximum height of forty feet 
(40’) as defined in section 18.08.170 of this title. 
 
18.82I.090: PARKING AND DRIVEWAY REQUIREMENTS: 
 
A single-family dwelling shall provide at least four (4) off street parking spaces. At least two (2) 
of the spaces shall be located in an attached or detached garage that is fully enclosed. All 
dwelling units shall have a driveway made of hard surface material no less than twelve feet (12') 
in width. 

 
18.82I.100:  OPEN SPACE PROTECTION: 
 
The project shall include twenty-six percent (26%) of the total site area, or eight (8) acres as 
protected open space.  The open space shall include the following features:  
A.  Parcel “A” shall be a privately owned park for the benefit of the residents of the subdivision 
that shall include at least the existing pond, a recreation trail and landscaping.  The park shall be 
at least 1.6 acres in size and shall be identified on the final recorded plat as non-buildable open 
space.   

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.08.170


B.  Non-buildable open space areas shall be identified on the final recorded plat and shall include 
all areas as shown on the concept plan approved by the City Council at the same time as this 
PRC-8 zone and on file with the City Recorder.  An additional fifty-seven thousand two hundred 
and sixty (57,260) square feet of protected open space will be determined after the final building 
pad for lot 18 has been identified.  These non-buildable areas shall remain in their natural state 
and shall not include buildings, billboards or other structures of any kind, either temporary or 
permanent with the following exceptions:  

 1)  A covered seating area not to exceed four hundred (400) square feet.  

 2)  Hard or soft surface walking trails.  

 3)  Non sight-obscuring fencing or animal corrals.    
 

18.82I.110:  RURAL DESIGN FEATURES 
 
A.  Fencing:  Lots abutting 400 North shall install a split rail fence on the property line abutting 
the street right-of-way as part of a building permit for a new dwelling.  The style, color and 
height of the fence shall be consistent for each lot.   
 
B.  Interior Road Cross Section:  The interior roadway shall match the City’s cross section for a 
minor local road, with the exception of sidewalks, which will not be required.   
 
C.  Trails:  An eight foot (8’) wide asphalt public trail shall be installed along the entire frontage 
of 400 North and Maple Canyon Road and private trail at least five feet (5’) in width shall be 
installed around Parcel “A”.      
 
D.  Entry Feature:  The subdivision shall include a decorative monument sign identifying the 
development.  The sign shall not exceed six (6) feet in height and thirty-two (32) square feet in 
size.   
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LOT 1
36,418.69 SQ.FT.

0.84 ACRES

LOT 2
46,433.43 SQ.FT.

1.07 ACRES

LOT 3
77,031.40 SQ.FT.

1.77 ACRES

LOT 4
54,124.04 SQ.FT.

1.24 ACRES

LOT 5
115,635.80 SQ.FT.

2.65 ACRES

LOT 16
30,082.38 SQ.FT.

0.69 ACRES

LOT 15
28,912.81 SQ.FT.

0.66 ACRES

LOT 14
26,349.71 SQ.FT.

0.60 ACRES

LOT 13
23,252.69 SQ.FT.

0.53 ACRES

LOT 6
111,482.60 SQ.FT.

2.56 ACRES

LOT 7
53,015.21 SQ.FT.

1.22 ACRES

PARCEL A
71,637.39 SQ.FT.

1.64 ACRES

LOT 10
35,618.37 SQ.FT.

0.82 ACRES

LOT 11
35,165.57 SQ.FT.

0.81 ACRES

LOT 12
43,730.60 SQ.FT.

1.00 ACRES

LOT 17
67,370.28 SQ.FT.

1.55 ACRES

LOT 8
43,477.24 SQ.FT.

1.00 ACRES

LOT 9
43,576.48 SQ.FT.

1.00 ACRES

LOT 18
368,167.12 SQ.FT.

8.45 ACRES
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SITE INFORMATION:

Parcel Number: 26:068:0157

216 North Maple Canyon Road, Mapleton, UT

OWNER / DEVELOPER:

Mike Nemelka

SURVEYOR, ENGINEER, PLANNER:

A.L.M. & Associates, Inc

2230 North University Parkway, Suite 6D, Provo, UT 84604

(801) 374-6262 (801) 374-0085 FAX

MGreenwood@ALMonline.com

BASIS OF BEARING BEING NORTH 00°08'50" WEST FROM
THE FOUND BRASS CAP OF THE SOUTH QUARTER
CORNER TO THE FOUND BLM CAP OF THE SOUTH 1/16
CORNER.  NAD83 COORDINATE SYSTEM.

CLEGG CANYON - 1,370,389.54 Sq.Ft. / 31.46 Acres

located in the SE Quarter of the SW Quarter

of Section 12, T8S, R3E, S.L.B. & M.

216 North Maple Canyon Road, Mapleton, Utah
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         CONCEPT NOTES:

Total Area: 1,370,389.54 Sq.Ft. / 31.46 ac.

Zone: Rezone the A-2 & CE-1 to

PRC (Planned Residential Community)

Density: A-2: 19.31 / 2 Ac. = 9 Lots base density

   8 TDR's allow for 8 additional lots.

CE-1: 12.15 Ac. - 3.82 Ac (Slope)

= 8.33 Ac. / 3 Ac = 2 Lots

Requesting 1 Lot Calculations:

9 (PRC) + 8 (TDR) = 17 +  1 = 18 Total Lots

Lot Size: No lots size restriction

Set Back: 30' Front, 25' Rear, 10' Side/30' Street

Side

Building Height: 2 Stories or 40' max.

Lot Coverage: No more than 30%

PRC ELEMENTS:

Conservation Open Space Easement

Pond, Walkable Path, Benches on Parcel A

8' Trail & Benches along 400 N. & Maple Canyon Rd.

Split Rail Fencing along 400 N. & Maple Canyon Rd.

Bonneville Shoreline Trail Preservation

Entry Monuments (Pioneer Brick Style)

City first right of refusal for Lot 18

         CONCEPT DESIGN TABULATIONS:

18 Lots: 1,239.844.87 Sq. Ft. / 28.46 Ac. (90.5%)

Parcel A: 71,637.39 Sq. Ft. /   1.65 Ac. (5.2%)

Street: 58,907.28 Sq. Ft. /   1.35 Ac.  (4.3%)

Total Area: 1,370,389.54 Sq.Ft. / 31.46 ac. (100.0%)

Conservation Easement (26% of Total Area):

      Slope area: 166,268.40 Sq. Ft. / 3.82 Ac.

      50' Buffer Area: 55,802.48 Sq. Ft. / 1.28 Ac.

      Trail Easement Area: 34,067.17 Sq. Ft. / 0.78 Ac.

      Pond Area: 42,945.73 Sq. Ft. / 0.99 Ac.

      An additional 57,217.50 Sq.Ft. / 1.31 Ac. of

protected conservation easement to be determined with

the buildng permit of Lot 18.                                           .

Total Cons. Easement: 356,301.28 Sq.Ft. / 8.18 Ac.
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MAPLETON CITY 
PLANNING COMMISSION MINUTES 

August 27, 2020 

 

PRESIDING AND CONDUCTING:  Chairman Jesse McLean 

    

Commissioners in Attendance:   Sharee Killpack 

       Jake Lake 

         Rich Lewis 

       Lewis Nuttall 

       TJ Uriona 

          

Staff in Attendance:     Sean Conroy, Planning Director 

 

Minutes Transcribed By:    April Houser, Executive Secretary 

  

Chairman Jesse McLean called the meeting to order at 6:00pm.  Alternate Commissioner TJ 

Uriona was seated as a voting member this evening. 

 

Item 1. Planning Commission Meeting Minutes – August 13, 2020. 

 

Motion: Commissioner Lewis motioned to approve the August 13, 2020 Planning 

Commission Meeting Minutes.  

Second: Commissioner Uriona 

Vote: Unanimous 

 

Item 2. Consideration of an application to rezone approximately 31 acres located at 

approximately 2100 East 400 North from Agricultural-Residential (A-2) and 

Critical Environmental (CE-1) to Planned Residential Community (PRC-8) 

with a Transferable Development Right Receiving Site (TDR-R) Overlay and 

the review of a Development Concept Plan for the property. 

 

Sean Conroy, Community Development Director, went over the Staff Report for those in 

attendance.  There are 2 existing dwellings on the site.  There is a trail easement on the southeast 

corner of the site for the Bonneville Shoreline Trail.  The concept plan shows a request for 18 lots.  

The General Plan is shown as A-2 and CE-1 for this property.  One lot would be on the bench with 

the rest down in the lower area.  They are proposing a park with a little pond around the existing 

trail.  The lots range from 1/2-acre to the larger 9-acre parcel.  The applicants have tried to make 

the current homes compatible with the lots proposed for this development.  The trail would run 

along the main road on 400 North up to their property.  This would be a nice amenity to create a 

separate path for bikers and walkers in this area.  They are proposing to have split rail fencing 

along the project to stay with the rural look.  There will be some conservation easements around 

the pond and upper lot areas.  The proposal is consistent with the General Plan Designation.  The 

PRC Zoning gives the applicants flexibility in the layout of their development.  It would not allow 

sconroy
Typewritten Text
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for more density than the General Plan currently designates.  The applicant could propose up to 20 

lots under the current zoning, so they are not going up to max density for the site.  Staff 

recommends approval of the request.  Sean went over how TDR-R site would work.  This property, 

if it was to keep its current zoning, would still be allowed the apply TDR’s.  Commissioner 

Uriona asked the current status of the Bonneville Shoreline Trail.  Sean went over the future plans 

for the long-range trail plan where the easements are in place.  Chairman McLean asked for a 

map of the current zoning in the area.  This showed that the surrounding areas are very similar in 

zoning to this request.  Commissioner Lake asked what would happen if another developer bought 

the property.  Sean stated that they would be required to stick to the approved PRC-8 Zoning text, 

which would be the plan approved for the development.   

 

Mark Greenwood, with ALM Engineering, spoke representing the applicant.  A lot of time has 

been spent with staff, neighbors and the applicants to get to this point.  They feel most of the 

residents in the area are happy with what is going on.  The owner, Mike Nemelka, has been very 

upfront with talking to the neighbors in the area.  Mr. Nemelka is from Mapleton, and they hope 

to return here to settle down, along with some of their family members. 

 

Chairman McLean opened the Public Hearing.  Tom Ewell really appreciates to opportunity they 

have had to provide input on this proposal.  They are happy with this layout.  They live directly 

across from Lot 17 and stated that some individuals riding down the road could potentially cause 

issues of safety from this new lot.  Michelle Anderson appreciated having the ability to give their 

input as well with the applicant.  She felt the new Vision Statement of keeping the rural atmosphere 

is being strayed from.  She doesn’t necessarily disagree with this plan, but she’s concerned overall, 

along with the property behind them, that the Vision Statement isn’t being upheld.  Mrs. Anderson 

doesn’t have a vast understanding of Transferable Development Rights (TDR) work so 

Commissioner Lewis asked Sean to give her a brief overview of how they work.  The intent was 

to protect this hillside of Mapleton from being developed with the ability to receive TDR’s by 

agreeing not to develop that area via a Conservation Easement, allowing you to utilize them 

throughout the City for higher density.  Gary Miner has fond memories of Mapleton.  He would 

like to convey that the vision of the applicant is to have a sense of community in the area.  Mr. 

Nemelka wants everyone in the area to enjoy this project, and to find it a positive aspect of the 

community.  Scott George lives in this area and had a concern about irrigation water.  He is 

somewhat skeptical on vague plans of how to solve problems.  Mr. George feels that there is no 

control over what is going on and wanted to make sure he expressed his concern.  Scott also 

wondered if there would be parking along the swales on the side of the road.  He’s worried if there 

is not parking in that area it will cause more people to park in front of his home who are going up 

the canyon.  Sean stated that irrigation is not a City Utility addressed by the Planning Commission 

but would be something Mapleton Irrigation would need to deal with.  All issues and concerns will 

be addressed prior to the plat being recorded.  No additional comments were given, and the Public 

Hearing was closed. 

 

Mark Greenwood, with ALM Engineering, spoke again representing the applicant.  They are well 

aware of the irrigation pipe and will not disturb the water down below.  They will work with 

Mapleton Irrigation and East Bench Canal to make sure it’s solved.  Lot 17 will need to face on to 

400 North, but they have tried to minimize it as much as possible.  He and Mr. Nemelka both love 

Mapleton and want to keep this development with a feel of rural Mapleton like those in the area 
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love.   

 

Sean Conroy, Community Development Director, stated that the Open Space area along the bench 

will remain preserved with a strict Conservation Easement on it to prohibit it from being changed. 

Commissioner Killpack asked if there was more room to expand the current parking lot owned 

by the City.  Sean stated that there is probably not much room for expansion.  This area has become 

more congested due to lack of other activities during the current Covid-19 Pandemic.  The Planning 

Commissioners seemed to feel the mix of lot sizes gives more variety to the area.  The applicant 

is still working to find out if the pond will have the ability to be utilized for irrigation, but they do 

not believe it would be able to provide enough water to do so.   

 

Motion: Commissioner Killpack moved to recommend approval to the City Council of an 

application to rezone approximately 31 acres located at approximately 2100 East 

400 North from Agricultural-Residential (A-2) and Critical Environmental (CE-1) 

to Planned Residential Community (PRC-8) with a Transferable Development 

Right Receiving Site (TDR-R) Overlay and the review of a Development Concept 

Plan for the property, with the conditions listed below: 

1. The subdivision application that is submitted shall be generally 

consistent with the concept plan as presented to the City. 

2. The applicant shall work with the City and the Forest Service to relocate 

or modify the existing gate on Maple Canyon Road to ensure adequate 

access to lot 18 and will provide the necessary emergency turnaround 

as required by the Fire Marshall. 

3. Address sufficient parking. 

Second: Commissioner Lewis 

Vote: Unanimous 

 

Item 3. Adjourn. 

 

 

__________________________________________ ____________________________  

April Houser, Executive Secretary    Date  
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