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PLANNING COMMISSION AGENDA - Amended
Thursday, February 9, 2023, at 6:00pm
125 West Community Center Way (400 North), Mapleton, Utah 84664

The order of agenda items is subject to change at the discretion of the Planning Commission Chair.
6:00 p.m. Call to order: Pledge, Invocation, and Introductions/Announcements.
Consent Items

Items on the consent agenda are routine in nature and do not require discussion or independent action. Members
of the Commission may ask that any items be considered individually for purposes of Commission discussion and/
or for public comment. Unless that is done, one motion may be used to adopt all recommended actions.

1. Planning Commission Meeting Minutes - January 12, 2023.

2. Consideration of a Home Occupation Permit to operate a small preschool located at 1248 West 1600 North
in the RA-2 Zone. The applicant is Terrilyn Simmons.

3. Consideration of a Home Occupation Permit to operate a small personal training, health and
wellness coaching business at 3649 South Mapleton Estates Drive in the PD-1 Zone. The
applicant is Jessica Wheeler.

Public Hearing

4. Consideration of a request to amend Mapleton City Code section 18.76.070 regarding the use of
Transferrable Development Rights (TDR'’s) in existing subdivisions.

PUBLIC COMMENT MAY BE ACCEPTED AT THE DISCRETION OF THE CHAIR

In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including
auxiliary communicative aids and services) during the meeting/hearing should notify April Houser at the
Community Development Office, at Mapleton City, 125 West 400 North, Mapleton UT 84664, or by phone, (801)
489-6138, giving at least 24 hours notice. Signature on this document certifies that it was posted in the City Office
on 2/8/23.

THIS AGENDA SUBJECT TO CHANGE WITH A MINIMUM OF 24 HOURS NOTICE
(Last Modified February 8, 2023)

April Houser, Executive Secretary

Planning Commission Agenda —February 9, 2023



Planning Commission Staff Report

We: MAPLETON

Item:
2

Date:
2/9/2023

Applicant:
Terrilyn Simmons

Location:
1248 W 1600 N

Prepared By:
Sean Conroy, Community
Development Director

Public Hearing:
No

Zone:
RA-2

Attachments

1. Application information.

2. Correspondence.

REQUEST
Consideration of a Home Occupation Permit to operate a small
preschool located at 1248 West 1600 North in the RA-2 Zone. The
applicant is Terrilyn Simmons.

BACKGROUND & DESCRIPTION

The subject property is located at 1248 West 1600 North and is
developed with a single family dwelling and a detached structure.
The property owner is requesting approval for a home occupation to
operate a preschool in a portion of the detached structure. The
applicant intends on having approximately 10 children per class and
to follow the Nebo School District calendar.

Since 2013, the Planning Commission has approved seven home
occupation permits for preschools.

EVALUATION

Home Occupations: Mapleton City Code (MCC) section 18.84.380
outlines the requirements for home occupations. The purpose of the
ordinance is to allow for a "modest level of business activity... that
will not adversely affect, undermine, injure or otherwise significantly
depreciate the residential character of the area.” As the Commission
reviews this application it must determine whether the proposed
business is consistent with this purpose.

MCC Section 18.84.380.F indicates that Planning Commission
approval is required for preschools. The following are the main
requirements that apply to preschools:

e The home occupation shall occupy not more than five hundred
(500) square feet of any building.

e The activities of the home occupation shall be conducted by
members of the residing family. Provided that not more than
one (1) person, not a member of the residing family, may be
engaged in the home occupation.

¢ Not more than six (6) cars (including those owned by the
resident family) may be parked at the residence at any one
time and such vehicles shall be parked within the driveway or
in front of the residence. Clients of the home occupation shall
not park or store vehicles at the premises overnight.




e Child oriented businesses such as day cares and preschools shall be limited to a maximum
of ten (10) clients or students including children living in the home if participating in the
preschool or daycare activities. It is recognized that during pick up and drop off times
that more than six vehicles may be visiting the site, however, not more than six (6)
vehicles, as described in subjection 7, may remain during business hours with the
exception of one event per year (such as a class graduation), which may exceed six
vehicles. The Planning Commission may limit the number of clients or students to less
than ten (10) if it is determined that a property and/or road cannot safely handle the
proposed increase in traffic.

The applicant’s proposed use complies with the required standards. The detached structure is
located towards the rear of the site and has a long driveway that can adequately handle pick
up and drop offs. 1600 North is a collector street, so the increase in traffic generated from the
business should have little impact on the street.

RECOMMENDATION
Approve the application as proposed.




Hi Sean,

Thank you so much for the information. My mom and | are the only ones that will be managing my
proposed preschool. | will not have more than 6 cars parked (remaining) on the premises except on
graduation day. Other than that, the cars will be coming and going for drop off and pick up, of which our
property can safely handle (this includes accommodating cars on graduation day). The map | sent you
earlier shows you the allotted (500 square feet) | will be using to hold my preschool, of which will
provide adequate space for the allowed 10 clients. | have already notified my neighbors, so this
shouldn't come as a surprise to them.

Thanks again for getting back to me. Am | supposed to attend the Feb. 6th meeting? Or is it a meeting
for the Council to talk about and then | am notified afterward?

Thanks again!

Terrilyn Simmons
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Planning Commission Staff Report

We: MAPLETON

Item:
3

Date:
2/9/2023

Applicant:
Jessica Wheeler

Location:

3649 S Mapleton Estates
Dr.

Prepared By:
Sean Conroy, Community
Development Director

Public Hearing:
No

Zone:
PD-1

Attachments

1. Application information.

REQUEST
Consideration of a Home Occupation Permit to operate a small personal
training, health and wellness coaching business at 3649 S Mapleton
Estates Drive in the PD-1 Zone. The applicant is Jessica Wheeler.

BACKGROUND & DESCRIPTION

The subject property is located at 3649 South Mapleton Estates
Drive. There is a new home that is currently under construction that
includes a three-car garage. The applicant is requesting approval to
operate a small personal training, wellness and nutrition coaching
business in the third garage bay. The training and coaching sessions
will be either individual or in groups of up to four people.

EVALUATION

Home Occupations: Mapleton City Code (MCC) section 18.84.380
outlines the requirements for home occupations. The purpose of the
ordinance is to allow for a "modest level of business activity... that
will not adversely affect, undermine, injure or otherwise significantly
depreciate the residential character of the area.” As the Commission
reviews this application it must determine whether the proposed
business is consistent with this purpose.

MCC Section 18.84.380.F indicates that Planning Commission
approval is required for businesses that could have more than two
client visist per hour. The following are the main requirements that
apply to the applicant’s business:

e The home occupation shall occupy not more than five hundred
(500) square feet of any building.

e The activities of the home occupation shall be conducted by
members of the residing family. Provided that not more than
one (1) person, not a member of the residing family, may be
engaged in the home occupation.

¢ Not more than six (6) cars (including those owned by the
resident family) may be parked at the residence at any one
time and such vehicles shall be parked within the driveway or
in front of the residence. Clients of the home occupation shall
not park or store vehicles at the premises overnight.




e Home occupations that are proposed to be located within a garage must be located so as
to not reduce the total humber of usable covered parking spaces below two (2).

The applicant’s proposed use complies with the required standards.

RECOMMENDATION
Approve the application as proposed.
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01.

KEYED NOTES

8'-0" CONC. FOUNDATION WALL, FTGS., AND REBAR AS

SPECIFIED  BY ENGINEER

02.

3-0" CONC. FOUNDATION WALL, FTGS., AND REBAR AS

SPECIFIED  BY ENGINEER

03.

05.

06.

07.
09.
14.
15.
17.
20.

21.

22,

BLOCK DOWN FOUNDATION WALL 12" & PROVIDE CONTINUOUS
FOOTING DOOR OPENING @ GARAGE OVHD DOOR

4" CONCRETE SLAB OVER 6 MIL. POLY VAPOR BARRIER OVER 4"
COMPACTED GRAVEL OVER COMPACTED SUB-GRADE

4" CONCRETE SLAB OVER COMPACTED SUB-GRADE OR #4
DOWLES x 76" @ 32" O.C. DRILL & EPOXY INTO FNDTN. WALL
SLOPE 3" DOWN TO OVHD DOOR

TURN-OUT DOWELS INTO PORCH SLAB SEE ENGINEERING
DETAILS PER PLAN

6" CONCRETE SLAB MIN. OVER FULLY COMPACTED BACKFILL OR
COLD STOR. SLOPE 1/8" 12" AWAY FROM HOUSE

AT OPTIONAL BASEMENT FINISH: 1/2" GYP. BOARD OVER 4 MIL.
POLY. VAPOR BARRIER OVER 2x4" STUD WALL @ 24" O.C. W/R13
BATT INSULATION

FLAT 2x STUD FURRING W/ 1-1/2" RIGID INSULATION

BEARING WALL W/ 2x4" STUDS @16" O.C.

GALVANIZED METAL AREAWAY W/36x36" MIN. OPENING AT
BEDROOMS PROVIDE LADDER IF GREATER THAN 44" IN DEPTH
DUCT IN OUTSIDE AIR FOR COMBUSTION. PROVIDE 6" MIN.
AIRSPACE ON COMBUSTION SIDE OF APPLIANCE. PROVIDE 30"
WIDE MIN. CLEAR ACCESS SPACE TO APPLIANCE

PROVIDE OVERFLOW EXPANSION TANK, SEISMIC TIE-DOWNS
(ONE IN TOP THIRD OF TANK & ONE IN BOTTOM THIRD). PROVIDE
3" DIAMETER FLOOR DRAIN.

r/\

IN VISION

HOME DESIGN

23. PROVIDE 30" WIDE x 72" HIGH CLEAR ACCESS SPACE TO
ELECTRICAL PANEL

24. PROVIDE SEDIMENT TRAPS AHEAD OF ALL GAS APPLIANCES

AND REGULATORS

25. FLUE CHASE ABOVE

27. DOUBLE HANG CLOSET ROD - SEE STANDARD SHELVING DETAIL
THIS PAGE

28. SINGLE HANG CLOSET ROD - SEE STANDARD SHELVING DETAIL
THIS PAGE
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160B0-OVERHEAD  16° 07 & 0° OVERHEAD 20, STACKER SHELVING - SEE STANDARD SHELVING DETAIL THI
GOS0-OVERHEAD 9 0" g o" OVERHEAD P(‘Z\'GES CKER'S G- SEES S G S
] 31. 2" TRADITIONAL SHAPED HANDRAIL WALL MOUNTED @ 36" HIGH
32. 2" TRADITIONAL SHAPED HANDRAIL @ 36" HIGH W/
BALUSTRADES @ 4' O.C,
17-6 112" 37. 42" HIGH KNEE WALL W/ DECORATIVE CAP ABOVE
L up_ 38. 42" HIGH KNEE WALL W/ DRYWALL CAP STD. - RAILING OPTIONAL
e 42. (1) 16" SHELF STANDARD ABV. W&D - SEE STANDARD SHELVING
= DETAIL
. 43. 30" RANGE W/ HOOD, LIGHT & FAN ABV.
Window Schedule 44. DOUBLE SINK W/ DISPOSAL
45. REFRIDGERATOR W/ WATERLINE - PROVIDE 38" CLEAR
ary. 46. DISHWASHER
47. 24" DEEP CABINET ABOVE
48. WALL CABINET ABOVE
49. PLASTIC LAMINATE COUNTERTOP W/ 4" BACKSPLASH WHERE
REQUIRED
50. SOLID SURFACE COUNTER TO - 4" BACKSPLASH WHERE
REQUIRED
51. 42" GUARDRAIL W/ HANDRAIL AS PER OWNER
52. 36" DEEP COUNTER TOP OVER 24" DEEP BASE CABINETS BELOW
53. OVEN/MICROWAVE
55. WASHER & DRYER W/ WASHER HOOK-UP VENT DRYER TO
OUTSIDE  AIR. MAX 25' RUN DRYER VENT. RUN DRYER VENT.
PROVIDE 100 SQ/IN. RETURN AIR TO LAUNDRY ROOM
57. (2) STUDS
58. 1.6 GALLON FLUSH WATER CLOSET 30" MIN. CLEARANCE
50. MIRROR ABOVE LAVATORYNANITY
61. 30x60" TUB/SHOWER COMBO. PROVIDE ANTI-SCALD VALVE
63. 32.5%60" TUB/SHOWER COMBO. PROVIDE ANTI-SCALD VALVE
64. 42x60" GARDEN TUB (OPTIONAL JETS) PROVIDE ANTI-SCALD
VALVE
67. LINE OF CANTILEVERED FLOOR ABOVE (MAY BE STANDARD OR
OPTIONAL)
70. FLUE & DUCT CHASE. OFFSET FLUE IN ATTIC TO BACKSIDE OF
RIDGE
71. 5/8" TYPE 'X' GYP. BOARD ON GARAGE WALLS AND CEILING.
PROVIDE  (2) LAYERS 5/8" TYPE 'X' GYP. BOARD AT GARAGE
CEILING W/ FLOOR  ABOVE
73. OPTIONAL UL LISTED DIRECT VENT GAS FIREPLACE TILE, STONE
&/OR HEARTH AS SELECTED BY OWNER
74, 22x30" ATTIC ACCESS PANEL - MUST BE LATCHED WHEN
LOCATED  IN GARAGE
75. 42"X36" DEEP MIN. CONCRETE STOOP REST STEPS 6" ONTO
STOOP
76, LINE OF WALL BELOW (MAY BE STANDARD OR OPTIONAL)
77. 36" HIGH KNEE WALL W/ GYP. BD. CAP
‘ 78. LINE OF BEAM ABOVE
BA 79, STUCCO TYPE FINISH SYSTEM
X 82. BRICK ROW-LOCK
9 CEILINGS 86.  ALUMINUM J-MOLDING AROUND ALL WINDOWS & DOORS
91. ARCHITECTURAL PROFILE SHINGLES AS SELECTED BY OWNER
97. TYPICAL ATTIC VENT - TOTAL VENT AREA TO BE 1/300 TOTAL
N ATTIC AREA W/ USE OF PERFORATED SOFFIT. CONTACTOR
N TO DETERMINE EXACT NUMBER OF VENTS & LOCATIONS IN FEILD
N 100. ALUMINUM "OGEE" RAIN GUTTER
101. STONE VENEER
N 102. BRICK VENEER
N 103. CONTINUOS ALUMINUM DRIP EDGE
105. ALUMINUM CLAD FASCIA 2x6" STANDARD
\ 106. VENTED ALUMINUM SOFFIT
N 109, 16"x24" ARCHITECTURAL PLASTIC LOUVRE VENT PER
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Planning Commission Staff Report

We: MAPLETON

Item:

3 4

Date:
2/9/2023

Applicant:
Cameron Rich

Location:
N/A

Prepared By:
Sean Conroy, Community
Development Director

Public Hearing:
Yes

Zone:
A-2, RA-1

Attachments

1. Draft ordinance.
2. Aerial image.
3. Correspondence.

REQUEST

Consideration of a request to amend Mapleton City Code section
18.76.070 regarding the use of Transferrable Development Rights
(TDRSs) in existing subdivisions.

BACKGROUND & DESCRIPTION

The applicant owns a 3.5 acre lot in the Maple Cove subdivision at
216 North 1800 East. The lot is zoned A-2, which requires a two-
acre minimum. When the lot was originally platted in the 1980s it
was 2.15 acres in size. In 2021, a previous landowner adjusted
the boundaries between this lot and the lot to the north resulting
in the subject lot increasing in size to its current 3.5 acres.

The Transferable Development Rights (TDR) ordinance was adopted
in 1998. Regarding the use of TDRs, Mapleton City Code (MCC)
section 18.76.070 states that "In no case shall a receiving site
rezone be approved in any previously platted subdivision.” The
applicant would like to subdivide his lot, however, because of the
prohibition of approving a new TDR receiving site within existing
subdivisions, he cannot.

The applicant is proposing to amend the TDR ordinance to allow a
TDR receiving site (TDR-R) to be approved within existing
subdivisions if the following conditions could be met (see attachment
“1” for full draft ordinance):

e The subdivision plat was recorded prior to 1998 (the year
the TDR Ordinance was first adopted).

e The minimum lot size prior to requesting a TDR-R must be
at least 150% of the minimum lot size required in the zone
(i.e. 3 acres in the A-2 zone, or 1.5 acres in the RA-1 zone).

e The proposed subdivision cannot increase the number of lots
that abut an adjacent lot.

If the proposed amendments were adopted, the applicant would
then apply for a TDR-R on his property in order to subdivide it and
create one additional building lot.

EVALUATION

MCC section 18.12.010.B outlines a number of guidelines the
Commission should consider when reviewing requests to amend
the zoning ordinance. These are outlined below followed by a brief
staff response.

1. Public purpose for the amendment in question.
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Response: The applicant drafted the proposed language to make sure that very few properties
could qualify for a TDR-R in an effort to limit potential impacts throughout the City. However, by
doing so, staff cannot identify any significant public purpose for the proposed ordinance. Staff is
concerned with carving out such a narrow exception that would only benefit a few property
owners. There likely are other property owners that would like to use a TDR to further subdivide
their property, but cannot due to the current ordinance. Staff is concerned that if the ordinance
is changed as proposed, that other owners could argue that the changes were arbitrary, and
could also request addition amendments to meet their individual situations.

2. Confirmation that the public purpose is best served by the amendment in question.

Response: Staff does not believe that the public purpose is best served by the proposed
amendments. The public purpose of the existing ordinance prohibiting TDR-R sites within
existing platted subdivisions is to provide predictability to property owners that buy into the
subdivision and to avoid unexpected changes to the neighborhood. It is staff’s position that the
public purpose would best be served by not changing the ordinance.

3. Compatibility of the proposed amendment with general plan policies, goals, and
objectives.

Response: Since the goals and policies of the General Plan are general in nature and cover a
wide range of policy matters, it could be argued that the proposed ordinance amendments are
not compatible with some goals and policies, but possibly compatible with others. It is staff’s
position that the proposed amendments would not be compatible, or at least less compatible
than the existing ordinance, with the following goals and policy of the Land Use Element of the
General Plan:

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

Goal 2: Continue the established focus on large lot, single-family residential uses as the
primary means for preserving Mapleton’s character.

Policy 2.1: Maintain and protect established residential districts and neighborhoods.

It could also be argued that the proposed amendments could be considered compatible with the
following goals:

Goal 4: Provide a range of housing options and price points to help ensure Mapleton is an
affordable place to live.

Goal 9: Continue to implement the Transferable Development Rights (TDR) program by
ensuring that there are sufficient areas that can qualify as TDR-Receiving sites.

4. Potential adverse effects to the city by creating "leapfrog" development or areas away
from the existing "core" or center of the city.

Response: N/A

5. Potential of the proposed amendment to hinder or obstruct attainment of the general
plan’s articulated policies.




Response: As mentioned above, the proposed ordinance amendments may be inconsistent with
some of the General Plan goals and policies. However, due to the limited scope of the proposed
amendments, it is not likely that their adoption would significantly hinder or obstruct attainment
of the General Plan’s goals or policies.

6. Adverse impacts on adjacent landowners.
Response: The applicant drafted the proposed amendments with the intent of limiting adverse
impacts on adjacent landowners. However, if the amendments are approved, a property owner
would still need to apply for a TDR-R site rezone. During the rezone hearing, the Planning
Commission and City Council would look more specifically at potential adverse impacts based on
the application that was submitted. Adopting the proposed amendments does not guarantee that
a TDR-R would be approved if applied for.

7. Verification of correctness in the original zoning or general plan for the area in question.
Response: N/A

8. In cases where a conflict arises between the general plan map and general plan policies,
precedence shall be given to the plan policies.

Response: N/A

The Commission has the following options for its recommendation to the City Council:

e Recommend adoption of the ordinance amendments as proposed;

e Recommend adoption of the ordinance amendments with changes;

e Recommend denial of the application; or

e Continue the application with a request for changes or additional information.
RECOMMENDATION

Make a recommendation to the City Council regarding the proposed amendment.




Attachment "1"- Applicant's proposed ordinance amendments
Changes shown in strikeout and underline

18.76.070: TRANSFERABLE DEVELOPMENT RIGHTS; RECEIVING SITES:

B. In order to transfer one or more development rights to a parcel of property, such parcel shall
be located within a receiving area. The owner of such parcel shall apply for and receive
approval to have the property placed in the TDR Overlay Zone pursuant to rezonlng procedures
set forth in this title.
platted-subdivision. A receiving S|te shaII not be approved in any prewouslv platted subd|V|S|on
except under the following circumstances:

1. The subdivision plat was recorded with the Utah County Recorder’s Office prior to the
inception of the TDR ordinance (1998) and the subdivision is located in either the RA-1
or the A-2 zone; and

2. The minimum lot size prior to requesting to be further subdivided with the use of a
TDR certificate shall be 150% of the minimum lot size requirement of unplatted
subdivision properties (i.e 3 acres in the A-2 zone or 1.5 acres in the RA-1 zone); and

3. The proposed subdivision shall not increase the number of lots that abut an adjacent
lot.
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Attachment "3"
Correspondence

Mr. Conroy,

My name is Chris Jensen and | live at 251 N 1800 E in mapleton. My neighbor Cameron Rich is apply to
have zone adjusted so he can split his lot and build an additional home. We are OPPOSED to this
proposal and do not want to see any adjustments made to the Zoning in our area. We bought here
because of the larger lots and open spaces. We would like to see that stay as it is. | will not be able to
attend the meeting on Feb 9th in person which is why I'm sending this email to you today.

Thanks for your time today on the phone.

Chris Jensen
801-372-9785
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