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REQUEST

Consideration of a request to rezone approximately 27 acres from
A-2 to RA-1 with a TDR-R Overlay for a property located at
approximately 400 N and 1200 W.

BACKGROUND & DESCRIPTION

The subject property is approximately 31 acres in size and has been
used primarily for agricultural purposes. The western four acres of
the property is zoned General Commercial (GC-1) and the eastern 27
acres is zoned Agricultural Residential (A-2). The property has
frontage on Highway 89 on the west and 400 North stubs near the
southeast corner of the site.

The properties to the north are zoned either GC-1 or A-2 and range
from 1.44 to 3 acres in size. The Mapleton Fields and Maple Valley
Estates subdivisions to the east consist of primarily one acre lots. The
property to the south is currently vacant.

The applicant is requesting approval to rezone the eastern 27 acres
from A-2 to RA-1. The GC-1 area would either remain unchanged or
only slightly increased in size. The applicant has submitted a
preliminary concept plan that includes 42 residential lots ranging in
size from .5 to .72 of an acre and five commercial pad sites.

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.

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 the western four acres as “Flex Use”. This
designation is intended to allow an applicant the flexibility to propose either a residential zone or
a commercial zone. In this case, the applicant is proposing a commercial use in the Flex area and
it is already zoned GC-1.

The eastern 27 acres is designated as “Low Density Residential”. This designation typically allows
for one acre lots or ¥ 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 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 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.

Zoning: The applicant is requesting approval of the RA-1 zone with a TDR-R for the 27 acres
currently zoned A-2. Staff has requested that the applicant provide a concept that would include
some dedicated open space as encouraged in the General Plan, which would require a rezone to
PRC. However, the applicant has indicated that they prefer to develop under the RA-1 zoning
without the provision of dedicated open space. A legitimate concern of the applicant is that lot
sizes are often a concern to the general public and a reason for opposing a project, and an open
space/cluster type design would necesitate smaller lot sizes.

Staff notes that the General Plan does not require a conservation subdivision, but it is encouraged.
The General Plan also does not specify how much open space should be required with a




conservation subdivision. Since the adoption of the updated General Plan, the Commission has
reviewed three rezone applications on properties encouraged to be conservation subdivisions. Two
of the rezone applications proposed PRC zones (both of which are part of this agenda for
subdivision plat approvals) and included dedicated open space in the form of land donations to the
City, private parks and/or conservation easements. The third application, the Planning
Commission recommended approval of an RA-1 zone without open space due to the unique shape
of the site that made creating beneficial open space difficult.

Since the decision to rezone property is legislative, the Commission has the discretion to evaluate
each rezone proposal on a case-by-case basis. Staff recommends that the Commission request
that the applicant provide a conservation subdivision alternative that it can review prior to making
a final recommendation to the City Council. Staff notes that there are tradeoffs for requiring an
open space concept. Those include the possibility of smaller lots than otherwise would be allowed
(which is concerning to the applicant) and in some cases more lots overall because of the flexibility
that a PRC zone allows. Staff has included a very rough sketch of a possible open space design in
attachment “2” as an example of what could be proposed.

Concept Plan: The alignment of 400 North on the proposed concept plan will need to be adjusted
so that the connection to Highway 89 is shifted south to align with Sunrise Ranch Drive, which is
currently under construction on the west side of Highway 89. There are also several gaps and
overlaps that will need to be addressed. Finally, the commercial area included in the concept plan
extends beyond the existing GC-1 boundary. Since this area will need to change based on the
revised location of 400 North, it is unclear whether the GC-1 boundary will need to be amended.
If the Commission is supportive of the RA-1 concept proposal without open space, it may want to
request that the concept plan be revised to address the road alignment, the GC-1 boundary and
any other comments that the Commission may have prior making a final recommendation or at
least prior to review by the City Council.

EVALUATION

Continue the application with a request for a design alternative that includes some dedicated open
space as encouraged by Goal 1 and Policy 1.1 of the Land Use Element of the General Plan.




- Attachment "1"
Application Informatin |

Subject Property

Sunrise Ranch -
Drive



sconroy
Polygonal Line

sconroy
Line

sconroy
Text Box
       Attachment "1" 
Application Information

sconroy
Callout
Subject Property

sconroy
Callout
Sunrise Ranch Drive


-I---|-‘..
Zoning I\/Ia -
% itaens | omaees

& A

-- r’ —
= o -
L E T 1IE -
= T a w ‘—
= W LI | H—=__—SU0 NORTH!

‘ -
S| | Lttt ‘ 2 BoonaRTH——A¥ 800 NOR
¢ r ) - -
- B o /
| 2nb ORT I ] J, g
S . : = ]
1 ; . Y
2 P £ 3l

=
=

T .
GC-1 Zone |8



sconroy
Polygonal Line

sconroy
Callout
A-2 Zone

sconroy
Callout
GC-1 Zone

sconroy
Text Box
Zoning Map


AL |
IR

VI T
= 0 | WL )

fRERR |
= | | IO
o | L

J TR

Low Density
Residential/
Conservation
Subdivision



sconroy
Polygonal Line

sconroy
Callout
Low Density Residential/Conservation Subdivision

sconroy
Callout
Flex Use 


A

Looking SE from Hwy 89

S ¥ W B A

e Y S e == e

N G
RSk & QW‘.“J‘"T’-'
0 e

i


sconroy
Typewritten Text
              

sconroy
Typewritten Text
          

sconroy
Typewritten Text
 

sconroy
Typewritten Text
      Looking SE from Hwy 89


Looking Westfrom 400N

&

<2

- ~
v » : : 4 . 5 .
- . x " “ ¢
S A & ek, : . - ——
- . et l \ -
- A : - -
= " i S Ll o ot )
- . wr
s E ]
X o 3 . e - - -
— N e < ULt e o
- tJM * : - » -
- % - v 4 - . i -
- 4 ; 1 -
= b : . a
- v ‘
- . L4
- . . Ll > J
. — ~. . L
-~ 3 ”~ - e
’ > s s P D N <
3 R e
- 3 : >
T .
T
P
i '
— - "
- .
e )



sconroy
Typewritten Text
       Looking West from 400 N


Proposed Concept Plan

FAD

FLEX
99,752 sq. ft.
7.29 ocrex

7 FAD 2

v PAD 2 —

FLEX

74,675 nq. L
1L\ ccres

Area already zoned

GC-1

FAD 2

24" 36"~
SCALE 1" = 20'
“11"17"=
SCALE 1" = 40’

\ 353
_. 9 < R s {
!
’ !
{
2 21,760 aq. ft. 21,780 sq A1 21,780 sq. ! .
22,002 3q. 1, 21,760 1. 21,780 aq. ft. 2 - . st 050 erns | 20,073 sq. 1t
’ 0.51 ocres oy %nwo._? OEC Soaas 0.50 ocres 0.50 ocres \ 0.62 oaos
: B e ;
/ | ﬁ ) | 23,586 sq. fi.
0.54 ccren
|
23 | 30 31 38
21,785 aq. £ 21,786 aq. . 21,786 sq. 1L 21,766 1q. ft. 39
0.50 ocres | 0.50 acres 0.50 ocres 1 0.50 acres ﬁaw.cqm»\ 8q. ft.
- acres
22
27,585 sq. ML
D63 acren 1 ——— -
| 1 I
9
= . 21,819 sq. 1L
o ittt 24 29 32 37 40 050 ocres
B 21,780 =q. 1t \ 21,780 sq. fL 20,780 sq. 11, 1 20,780 sq. 1t 21,760 1 1
050 oeres 050 ocres 0.50 cerea C.5C ocres g didy
1 2 1 !
21
21,791 aq. # |
C.50 cares |
21,760 sq. f1. ! 21,780 sq. 1. 21,760 vq. 1L ! 20,780 3. f1. 21,780 sc. ft. 21,786 sq. L.
0.50 oores 0.50 ocrea 0.50 ocres .50 ocres 0.50 ocres 050 acres
|
|
1 — ' 1
20 “
21,78C =g fi
6.50 acres 26 _ 27 34 : 5 42 _
21,786 =q. I 21,786 aq. ft. 21,785 =q. 1 21,785 sq fi 21,761 sq. fL
0.50 acres 0.50 acres 0.50 ocros 0.50 ocres 050 ocros 1
21,780 13q. ft. |
A 0.5) ccres \
e 1 NS Sy S i
. P, R e (P, S S . . N i+ B _ ha T "
1
psgnon J : - oSk k
19 ! 3 /
31,247 sq. L 5 17 16 15 4 13 !
D.72 ocres 28,612 aq. Tt 23,809 sq. It 1,780 aq. 1t 21,780 2q. N 21,780 aq. 1L 21,780 agq. M. 12 ] y
0.66 acres 0.55 acras 0.50 ocres 0.50 ocres 0.50 acres 0.50 acren 21,786 2q. ft. J
0.50 ccres {
| ‘
|
{

Area to be rezoned
from A-2 to RA-1
with a TDR-R

SHEET NO.

CONCPET PLAN
MAPLETON, UTAH

200 NORTH #2

SPANISH‘ FORK, UT 84860

PHONE: 801-55S-0566
FAX; 801-555-0109

95 WES

3 E NGINEERING

WHITING MAPLETON



sconroy
Polygonal Line

sconroy
Callout
Area to be rezoned from A-2 to RA-1 with a TDR-R

sconroy
Callout
Area already zoned GC-1

sconroy
Text Box
Proposed Concept Plan


Attachment "2"
#0pen Space Alternative Sketch

Stays General A 1 S
| Commercial o INENIpEEERENEY,

Eq
=
=
£
m
=
=
e
m
=
m
D |
o
m
o
23]
=
£
]

§Open Space -
Preserve trees and
alfalfa field



sconroy
Text Box
             Attachment "2"
Open Space Alternative Sketch


	PC Staff Report
	Item:
	Date:
	1/14/2021
	Applicant:
	Johnston Developments
	Location:
	Prepared By:
	Public Hearing:
	Zone:
	Attachments:
	REQUEST
	Background & Description

	aerial
	Pics
	Rezone Map
	Open Space Example



