
 

Mapleton City Planning Commission Staff Report 

Meeting Date: June 4, 2013 
 

Applicant: V. Blaine Turner, Harvest Park   

Location: 1750 W Elm Street  

Prepared by: Sean Conroy, Community Development Director 

Public Hearing Item: Yes 

Zone: SDP-1  

 

REQUEST 

Consideration of Final Plat approval for the Harvest Park Plat “G” subdivision consisting of forty (40) lots 

located in the Specific Development Plan (SDP-1) zone (approximately 1750 W Elm).   

 

BACKGROUND AND PROJECT DESCRIPTION 

Harvest Park is located west of Highway 89 between roughly 500 South and 1100 South in the SDP-1 zone.  

An overall concept plan and a development agreement were approved on November 19, 2003.  The concept 

plan identified several phases and included a mix of single family detached, twin homes and town home 

units.     

 

The applicant is requesting approval of Plat “G”, which is considered phase 4 of the overall project plan.  Plat 

“G” includes the following: 

 

 40 lots ranging in size from .12 to .21 acres.  

 The lots will front on River Birch Road, Golden Leaf Way, Elm Street and Willow Lane.  

 A park/storm water retention basin located at the intersection of Elm Street and Golden Leaf Way.  

 An extension of the trail system through Harvest Park.   

 

The Planning Commission recommended approval of the final plat on April 11, 2013 with special conditions. 

  

EVALUATION 

Development Code: Mapleton City Code (MCC) Chapter 17.04.050 identifies several issues the City should 

review as part of its subdivision approval process.  These are outlined in the attached findings.  The 

application, as conditioned, appears to comply with City standards.   

 

SDP-1 Zone:  The SDP-1 zone was created specifically for the Harvest Park project.  This zone does not 

set a minimum lot size standard but does limit total density to 496 residential dwelling units.  The City 

also approved a Development Agreement that further outlines how the project is to develop.  The 

proposed project is consistent with the original concept plan, the SDP-1 zone and with the development 

agreement.   

 

Surrounding Properties:  Many of the lots proposed in Plat “G” will share a common property line with 

properties in the Industrial and Manufacturing (I&M-1) zone.  The Planning Commission recommended 

that the applicant install some type of sight obscuring fencing consistent with the standards in the 

Development Agreement between the proposed lots and the I&M-1 Zone.  The Commission also 

requested that a note be added to the plat alerting potential buyers to the fact that the adjacent property is 

zoned for industrial and manufacturing uses. These have been added as special conditions.     
 

Previous Plats:  There are some outstanding issues related to previous approved plats at Harvest Park.  

Staff has been in discussion with the developer and the Harvest Park Homeowner’s Association (HOA) 

to determine how some of these outstanding issues can be resolved.  The HOA is supportive of the  



 

approval of Plat “G” contingent upon some additional bonding to resolve these outstanding issues (see 

attachment “2”).  Staff is supportive of this approach.  However, staff is concerned that the bond amount 

identified in the HOA letter for the completion of the park improvements is not sufficient.  Staff has 

added a special condition of approval to address this issue.   

 

The Parks and Recreation Department has completed some of the landscaping work for the park 

including the installation of a sprinkler system along the park strip as well as sod and other landscaping.  

This has been done at the City’s expense of approximately $14,000.  A special condition has been added 

requiring reimbursement for this work prior to plat recording.     

 
 

On-street Parking: Due to the narrow streets in Harvest Park, when cars are parked on both sides of the 

street, access can be constrained.  The applicant is showing that parking will be limited to only one side 

of the street.  Staff is supportive of this proposal.   

 

Sidewalks:  For previous plats, the installation of the sidewalks has been primarily a responsibility of 

each property owner at the time of building permit issuance.  The applicant would like to continue that 

pattern with Plat “G”.  The Council may want to discuss whether this is appropriate, or whether the 

sidewalks should be installed prior to the issuance of any building permits.   

 

STAFF RECCOMENDATION 

Approve the Final Plat for Harvest Park Plat “G” with the attached findings and conditions.    

 

SPECIAL CONDITIONS 

1. All outstanding issues raised in the 4/9/13 DRC minutes shall be resolved prior to plat recording.   

2. A uniform fence/wall shall be installed along the northern property line of the property as a buffer 

between the project and the I&M-1 zone.  

3. A note on the plat shall be added alerting potential buyers to the fact that the property located to the 

north is zoned I&M-1.  

4. The applicant shall comply with items 1, 3 and 4 as outlined in the HOA letter dated 3/11/13.  

5. The applicant shall submit a bond to cover all outstanding landscaping improvements associated with 

the city park. The bond amount shall be determined by the City.  

6. Prior to plat recording, the applicant shall reimburse the City for costs incurred by the City for 

landscaping improvements that have been completed to date.     

7. All outstanding utilities payments that are the responsibility of the developer shall be paid prior to 

plat recording.  

 

ATTACHMENTS 

1.  Findings or Decision.   

2.  Application Materials. 

3.  HOA Letter.  

4.  DRC Minutes dated 4/9/13.  
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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 
April 9, 2013 at 8:30am 

125 West Community Center Way (400 North), Mapleton, Utah 84664 

 

On March 12, 2013 Jerry Robinson submitted revised plans for Harvest Park Plat “G”, a 40 lot 

subdivision located generally at 675 S 1750 W.    

 

Applicant: Village Court, LLC 

Drawings Submitted on: 3/12/13 

 

Community Development Division  

Sean Conroy, Community Development Director, Phone:  (801) 806-9101 

Email: sconroy@mapleton.org  

  

1. Submit a Utah County tax clearance, showing that taxes are current for the subject 

property.  

2. 1 water share per lot will be required prior to plat recording.   

3. One TDR per 6 lots will be required prior to plat recording.   

 

Engineering, and Public Works Division 

Gary Calder, City Engineer, Phone: (801) 489-6253, Fax: (801)489-5657 

Email: gcalder@mapleton.org  

Scott Bird, Public Works Director, Phone: (801) 489-6253, Fax: (801) 489-5657,  

Email: sbird@mapleton.org 

 

Site Grading:  

1. Clearing and Grubbing, assure that the existing concrete debris on site is not place in the 

R/W. 

2. Remove all existing concrete sidewalk, curb and gutter that does not meet current city 

standards. 

 

Water System: 

1. Fire Hydrant 500’ spacing minimum, show existing FH to assure correct spacing. 

2. Water model to be reviewed by RB&G at developer’s expense. This will need to be 

submitted to the city. 

 

Storm Drain: 

1. Geo-tech report will need to be revised and resubmitted, this report will address why the 

storm drain basin was decreased in capacity from 16,385 c.f. to 10,681 c.f. 

2. Design storm drains for 100 year storm. 

3. The storm drain basin at Elm and 1750 West will need a landscape plan submitted. 

4. City code requires “The owner of property to be served by an onsite storm water 

management facility must execute an inspection and maintenance agreement. (21.04.040 

Storm water Design and Management Standards). 

mailto:sconroy@mapleton.org
mailto:gcalder@mapleton.org
mailto:sbird@mapleton.org


Mapleton City Development Review Committee Minutes 4/9/2013 

a. This agreement is required for all storm water management sites that are not 

owned by the city.  

5. SWPPP and Land disturbance permit required. 

a. Adjust SWPPP to access off of Slant Road as per HOA requirements. 

 

Miscellaneous: 

1. Bonding will be required upon final approval of site plan. 

2. Mapleton/APWA standards will be required. 

 



 
 

Attachment “1” Findings for Decision
No. Findings  

1. The plans, documents and other submission materials (including technical reports 
where required) are sufficiently detailed for proper consideration. 

✔ 

2. The submitted plans, documents and submission materials conform to applicable 
city standards. 

✔ 

3. The proposed development conforms to city zoning ordinances and subdivision 
design standards. 

✔ 

4. There are not natural or manmade conditions existing on the site or in the vicinity 
of the site defined in the preliminary plan that, without remediation, would render 
part or all of the property unsuitable for development. 

✔ 

5. The project provides for safe and convenient traffic circulation and road access to 
adjacent properties under all weather conditions. 

✔ 

6. The project does not impose an undue financial burden on the City.  ✔ 

7. The location and arrangement of the lots, roads, easements and other elements of 
the subdivision contemplated by the project are consistent with the city's general 
street map and other applicable elements of the general plan.    

✔ 

8. The project plan recognizes and accommodates the existing natural conditions.  ✔ 

9. The public facilities, including public utility systems serving the area are adequate 
to serve the proposed development.  

✔ 

10. The project conforms to the intent of the Subdivision Ordinance as described 
MCC Chapter 17.01.  

✔ 
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MMAAPPLLEETTOONN  CCIITTYY  
PPLLAANNNNIINNGG  CCOOMMMMIISSSSIIOONN  MMIINNUUTTEESS  

April 11, 2013 
 
PRESIDING AND CONDUCTING:  Jared Bringhurst  
    
Commissioners in Attendance:  Leslie Jones 
         Rich Lewis 
         Golden Murray 
        Keith Stirling 
         Mike Tippets 
                              
Staff in Attendance:    Sean Conroy, Community Development Director 
                     
Minutes Taken by:    April Houser, Executive Secretary 
 

 
Item 3. Consideration of Preliminary and Final Plat approval for the Harvest Park 

Plat “G” subdivision consisting of forty (40) lots located in the Specific 
Development Plan (SDP-1) Zone (approximately 1750 West Elm Street). 

 
Sean Conroy, Community Development Director, went over the Staff Report for those in attendance.  
This is part of Phase 4, which was part of the overall Master Plan.  There is a small new park proposed as 
part of this phase that will double as a retention basin.  Staff, the applicant, and Home Owners 
Association have met and feel this should be approved as long as some conditions are met that are listed 
in the Staff Report.  There are only minor items remaining in regards to the Development Review 
Committee (DRC) comments.  Staff has received a couple of calls with business owners in the I&M-1 
Zone, and they are worried that residents moving in close to those areas will have issues with the type of 
work they are doing.  Some type of a barrier may be a good recommendation to help prevent any concerns 
with this. 
 
Kyle Spencer, with Northern Engineering, has been working with Harvest Park for many years.  They are 
excited to bring in some additional development to Harvest Park.  They have talked about a visual barrier 
between the residential lots and the I&M-1 area.  The applicant is fully prepared to put in a sound and 
visual barrier fence.  Sean asked if this would be done at once, and Kyle stated that it would likely be 
installed all at once, giving it more uniformity.  This development will complete a couple road ties 
throughout the subdivision.  They are excited to see more development with this project.  Most of the 
items on the DRC Minutes are standard with most developments.  Commissioner Lewis feels a uniform 
fence would be best all the way through this area.  Commissioner Tippets asked if any wording could be 
put on the plat for potential buyers to know that they are building next to an industrial area.  Sean felt this 
was more of a disclosure that should come when purchasing the lot.  Kyle stated that they could put some 
type of wording on the plat that states something in regards to sights, sounds and smells are possible in 
the subject area due to the Industrial Zoning nearby.   
 
Chairman Bringhurst opened the Public Hearing.  Joseph Bellick stated that he moved in to Harvest 
Park in 2006.  He feels that the developers need to follow through on their promises.  He feels funding is 
a problem, and has pictures to show a pattern of behavior by the developers.  His objective again is that a 
few of the promises be taken care of before the City allows this item to move forward to the City Council.  
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The developers had not installed the driveway allowing him to access his garage.  He went over the 
history of his property and the issues he experienced with the developers.  Mr. Bellick has a problem with 
the Club House not being completed.  He feels the landscaping around the Club House needs to be 
installed and maintained.  Commissioner Jones lives in the development and shares some of Mr. 
Bellick’s frustrations.  She said as a member of the HOA she has a better understanding of why they are 
where they are.  There have been a number of discussions, and it is her understanding that this will be 
addressed any day now.  Joseph is justified in his concerns, and Commissioner Jones stated that these 
items will be addressed.  The HOA, which is now a Home Owner ran committee, is much more 
efficiently handling problems within the development.  Mr. Bellick wanted to continue with his 
comments.  He continued giving his history on his property and the issues with the developers and his 
landscaping.  All he is asking is that he wants the developers to follow through on what they promised.  
Joseph would like the landscaping issues addressed, as well as the other items he has listed in letters to 
the HOA.  No additional comments were given and the Public Hearing was closed.  Commissioner Jones 
stated that as a member of the HOA they have thoroughly discussed the unfinished issues, some of which 
were listed on the DRC comments.  These four items are addressed in the DRC requirements in regards to 
bonding in order to complete the unfinished items in the development.  The HOA is fully aware of the 
concerns Mr. Bellick has expressed.  Sean stated that the Commission is tasked with reviewing the 
development before them.  The previous builder for the Townhomes is no longer an owner within the 
development for any further phases of the property.  Commissioner Tippets feels that the 
recommendations in the Staff Report should be sufficient.     
 
Motion: Commissioner Lewis moved to approve the Preliminary Plat and recommend Final Plat 

approval to the City Council for the Harvest Park Plat “G” subdivision consisting of 
forty (40) lots located in the Specific Development Plan (SDP-1) Zone 
(approximately 1750 West Elm Street), with the conditions listed below: 

1. The applicant shall submit a separate bond of $75,000 for the resolution of a 
drainage issue on Little Willow Cove for landscaping and other 
improvements at the city-owned park. 

2. Item 3 & 4 listed in the Home Owners Association Letter within the Staff 
Report are met. 

3. That a visual and sound barrier fence be installed along the properties 
abutting the I&M-1 Zone. 

4. A description on the Final Plat referencing the I&M-1 Zoning in the area. 
5. All outstanding issues raised in the 2/12/13 Development Review Committee 

(DRC) minutes shall be resolved prior to plat recording. 
Second: Commissioner Tippets 
Vote: Unanimous 
 
Item 4 Adjourn. 
 
Motion: Commissioner Jones moved to adjourn the meeting at 7:30pm. 
Second: Commissioner Tippets 
Vote: Unanimous 
 
 
__________________________________________  ____________________________  
April Houser, Executive Secretary    Date: 
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