
 

Mapleton City Planning Commission Staff Report 

Meeting Date: February 23, 2012 

Item: 4 

Applicant: Leuri Zibetti, agent for 

Ross R. Davis  

Prepared by: Matt Brady, AICP 

Public Hearing Item: Yes 

Council Action Required: No 

Zone: A-2 

REQUEST 

Leuri Zibetti, agent for Ross R. Davis, requests approval of a Conditional Use 

Permit for Utah Valley Nursery, located generally at 684 South Main Street in 

the A-2 Zone. 

 

FINDINGS OF FACT: 

1. The primary use of the property is an existing home (Address: 684 South 

Main Street).  The Applicant is proposing to have a commercial 

greenhouse/nursery in addition to the existing home.  The property is 

owned by Ross R. Davis.  The home is currently rented out, and the 

nursery business owner, Jeff Shockley does not live in the home.  Thus, 

the property owner, Ross R. Davis, is proposing to rent the home and rent 

the proposed nursery site to two different parties. 

2. The Applicant is proposing a wholesale greenhouse/nursery with a limited 

season of operation.  See Attachment #1 for information and a site plan 

submitted by the Applicant. 

3. The A-2 zone lists as a conditional use “Conditional use agriculture such 

as commercial greenhouses.” (see Mapleton City Code 18.28.040: 

CONDITIONAL USES). 

4. The proposed conditional use is located on 2 separate parcels: parcel # 

27:003:0002 (approximately 2.5 acres in size, with approximately 137.165 

feet of frontage on Main Street) and 27:003:0051 (approximately 2.5 acres 

in size with approximately 137.165 feet of frontage on Main Street).  The 

building permit for the home at 684 South Main Street was approved in 

1978 with a site plan that showed the home on one parcel that 

encompassed current parcels # 27:003:0002 and 27:003:0051.  The 

current parcels were created without going through the subdivision process 

as required by Mapleton City Code Title 17: DEVELOPMENT CODE, 

PART II; SUBDIVISIONS, and both parcels violate the A-2 Zone’s 

minimum frontage requirement of 200 feet. 

5. In regards to the proposed use, Mapleton City Code 18.84.320(A): 

Planning Commission to Approve states: “The planning commission shall 

have the function, duty and power to approve or disapprove a project plan 

and to attach such modifications or conditions as may be deemed 

appropriate to improve the layout, to ensure that the project will not pose 

any detrimental effect to persons or property, or to protect the health, 

safety and general welfare of the citizens of the city.” 

6. An inspection by the Fire Inspector for the proposed nursery site is 

currently pending. 

7. Main Street is also known as State Highway 147, and is a Utah 

Department of Transportation (UDOT) road.  New uses along state 

highways must receive UDOT approval.  The applicant has submitted an 

e-mail from Rux Rowland of UDOT regarding the proposed use (see 

Attachment #2). 

8. Charles Unice, a nearby neighbor, has submitted an e-mail to Staff 

opposing the proposed nursery.  See Attachment #3 for the e-mail. 

 

STAFF ANALYSIS: 

1. It is the opinion of Staff that the two parcels (# 27:003:0002 and 

27:003:0051) must be recombined into one parcel to become a legal lot. 

2. It is the opinion of Staff that the primary, established use of the property is 

the single family home at 684 South Main Street.  

3. It is the opinion of Staff that several conditions will be needed to ensure 
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that the proposed nursery is subordinate to the existing use of the single 

family home, and “to ensure that the project will not pose any detrimental 

effect to persons or property, or to protect the health, safety and general 

welfare of the citizens of the city”. 

 

STAFF RECCOMENDATION: 

Staff recommends approval of the conditional use permit, with the following 

conditions: 

 

1. Parcels # 27:003:0002 and 27:003:0051 shall be recombined into one 

parcel by the property owner. 

2. The Applicant must receive UDOT approval for commercial access to 

the property from Main Street (State Highway 147).  A UDOT approval 

signature will be required on the final site plan. 

3. The activities of the business shall be conducted by members of the 

residing family in the home at 684 South Main Street. Provided that not 

more than 3 outside employees, not a member of the residing family, 

may also be employed in the business. 

4. Sales shall be limited to plants only.  No bark, gravel, manure, or other 

materials shall be sold or stockpiled on the site. 

5. The business season of operation shall be limited to March 1 to January 

1 each year, as proffered by the Applicant. 

6. The business hours of operation shall be limited to 7:30am-4:30pm 

Monday through Friday, and 7:30am-12:30pm on Saturdays, as 

proffered by the Applicant. 

7. In addition to any required parking spaces for the single family home, 

gravel or hard surface off-street parking shall be provided for the 

commercial use.  A minimum of 2 parking spaces is required for the 

business, and a maximum of 6 spaces is permitted. All business-related 

parking shall be limited to the approved parking spaces.  No parking 

shall be permitted along Main Street. The driveway for the commercial 

use shall be a minimum of sixteen feet (16’) in width.  The first thirty 

feet (30’) of the driveway from the street shall be constructed of a hard 

surface material (either asphalt or concrete, built to the applicable 

UDOT standards for hard surface driveways) to avoid the tracking of 

gravel or mud onto city streets. 

8. The property owner shall obtain a building permit for each structure 

associated with the commercial use, which shall comply with all 

applicable zoning requirements for the A-2 zone, and shall also 

conform to the commercial building standards in the current version of 

the International Building Code. Existing buildings proposed for the 

commercial use must also conform to the commercial building 

standards in the current version of the International Building Code.  No 

structure or parking area to be used for the commercial business shall be 

located closer than one hundred feet (100') to an existing residential 

dwelling on an adjacent lot or fifty feet (50') from an existing residential 

dwelling on the same lot. 

9. The business shall be limited to 30% of the property, and shall not be 

located within 275’ of the west edge of Main Street, except for 1 sign 

and the access driveway. 

10. An Americans with Disabilities Act (ADA) compliant temporary 

restroom (porta-potty) is required.  If the Applicant chooses a temporary 

restroom  (pota-potty), it shall be located next to the parking lot to the 
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west of the existing barn.  Or, as an alternate option, an ADA compliant 

restroom in an accessory building may be used; which must also meet 

the commercial building code requirements of the International 

Building Code.   

11. “The storage of commercial vehicles over ten thousand (10,000) gross 

vehicle weight (except farm trucks) and the storage of construction 

equipment such as bulldozers, graders, cement mixers, compressors, 

dump trucks, etc., shall not be permitted” as per Mapleton City Code 

18.84.070: STORAGE OF COMMERCIAL VEHICLES IN 

RESIDENTIAL ZONES PROHIBITED.   

12. No vehicles over 10,000 pounds gross vehicle weight shall be permitted 

for the business operation on this property. 

13. The sign shown in the site plan does not meet the standards of Mapleton 

City Code for permanent signs in residential zones.  The Applicant must 

obtain a sign permit, which shall meet the applicable standards for 

permanent signs in residential zones, as specified in Mapleton City 

Code 18.86: SIGNS. 

14. The Applicant shall pass an inspection by the Fire Inspector. 

15. A cash bond will be required for all improvements required by the 

Planning Commission. 

16. The Applicant shall submit a revised site plan to Staff for verification of 

all Planning Commission conditions. 

17. Any future changes to the business operations or the site plan shall 

require approval by the Planning Commission. 

18. The business owner shall maintain a current business license with 

Mapleton City. 

      

ALTERNATIVE ACTIONS: 

1.  The Planning Commission may deny the proposed conditional use permit.  

Reasons for denial should be stated in the motion. 

2.  Continue to a Future Meeting Date:  This action could be based upon 

findings that additional information is required prior to rendering a decision 

or to further consider information. 

 

ATTACHMENTS: 

1. Information submitted by the Applicant 

2. E-mail from Rux Rowland of  UDOT 

3. E-mail submitted by Charles Unice (Neighbor) 
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VICINITY MAP: 
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SITE PHOTOS: 

 

 



Planning Commission Staff Report – February 23, 2012 – Item 4 
Page 6 
 

 

 

 












