Mapleton City Council Staff Report
Meeting Date: June 4, 2013

Applicant: Ryan McDougal

Location: Approximately 250 E and 400 N (parcel # 26:064:0322)
Prepared by: Sean Conroy, Community Development Director
Public Hearing Item: Yes

Zone: R-2

REQUEST
Consideration of Final Plat approval for the Meadows at Mapleton subdivision consisting of twelve (12) lots
located in the Residential (R-2) zone.

BACKGROUND AND PROJECT DESCRIPTION

The project site is approximately 4.35 acres in size located in the R-2 zone. The applicant is requesting final
approval for a twelve (12) lot subdivision. The twelve lots vary from 10,000 square feet to 16,995 square
feetin size. The DRC reviewed this application and issued the attached minutes on April 30, 2013. On May
16, 2013 the Planning Commission recommended that the City Council approve the Final Plat for this
project.

EVALUATION
Zoning: The R-2 zone allows for a minimum lot size of 10,000 square feet with a minimum width of 80
feet. The proposed lots comply with these standards.

Streets and Roads: The applicant is proposing a new road (250 East) connecting 400 south and 600 south.
The proposed road complies with city standards regarding right-of-way and improvements.

Traffic Conflicts: During the Planning Commission review a concern was raised regarding possible traffic
conflicts due to the fact that the proposed street did not line up with existing streets. Chapter 17.12.050.B.
states that “Offsets in street alignment of more than fifteen feet (15") or less than one hundred twenty feet
(120") shall be prohibited.” The offset between the centerline of 210 East and the centerline of the proposed
250 East is 184 feet. The offset between the centerline of the proposed 250 East and the centerline of 300
East is 122.81 feet. These offsets meet the city standard.

Increased Traffic: During the Planning Commission review, some traffic concerns were raised by
members of the public. While a sensitive topic to those who live in the area, increased traffic impacts
due to this development appear to be minimal. Existing traffic on 400 North is relatively light by traffic
level of service standards. 400 North as currently constructed is capable of carrying approximately 1500
vehicular trips per day. Currently Staff has no reason to believe that 400 North is functioning at
anything less than an “A” level of service, meaning that it is carrying on average less than 69 percent of
its capacity on a daily basis. The average number of daily trips for a 12 lot subdivision is somewhere
between 108 and 132 trips per day and in this case those trips can be split between 400 North and 600
North. At an average of only one additional trip every 11 minutes, even if every trip was taken on 400
North this increase in traffic is relatively small and certainly does not cause a level of traffic congestion
that would result in anything approaching traffic failure.

Connectivity: During the Planning Commission review some concern was expressed that no stub streets
were being provided to adjacent parcels. The ability to create through streets and to provide adequate
access is very important in developing an efficient system of streets. As far as this project is concerned
there is no readily developable land located to the east and the two large developable parcels to the west
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each have frontage on at least 2 local class streets as identified on the Master Transportation Plan. If
planned correctly double ingress and egress will be available when those properties are ready to develop.
No stub streets appear to be warranted.

Development Code: Mapleton City Code (MCC) Chapter 17.04.050 outlines several issues the Council
may review. These are outlined in the attached findings. The application, as conditioned, appears to comply
with city standards.

STAFF RECCOMENDATION
Approve the Final Plat for the Meadows at Mapleton Plat “A” subdivision with the attached findings and
special condition.

SPECIAL CONDITION
1. All outstanding issues raised in the DRC minutes dated April 30, 2013 shall be addressed prior to
plat recording.

ATTACHMENTS

1. Findings for Decision.

2. Application Materials.

3. DRC Minutes 4/30/13.

4. Planning Commission minutes.




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.

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




‘ yein A1D uogde
¢GCl-v¥¢c-108 8408 yein wsalo .
TN yINoS 00ZT Ised £G¢ d ! s
™
//.\ SI0ABAINS pue] Sslauue|d Sioauibug ue _ ﬂ_ ”_.C 9 WAOJAWI _ ”_.m ml_”_.m Sy 2o mo
oul As|pn w3d8 Lol
JU| SIleI00SS ue EQE R ER S|||o
| . VP IPNQ uo|depy e SMopesin 3y SNOISIAIY S<@ozoE 4
S 93— £
{ydrant Install Tapping Install Tapping
[OFm BT ko wuae” 600 North Street
_|s w w w w W G, sﬂ.mq.zo_s. —W w w w w w w w w _
FIIT_IIIIIT_IIH_HDI Miﬂ.gﬁﬂIl_u_mkm.ﬂ_lzﬁ.:hoﬁ_loﬁ_du_glo_zllll - Pl o oy e P o o e P o e o e P oo o e e P| o o w _n OU_ING—MN.v %
s s S S 92 s S s < u . . o ~E0 5263 - Fo 5298 . @ hy | o3-risy |
N\ Existing SSMR=~=_""_"""" " AT Vg 49.83 Fo 51.00 = T o __
/aa 4747.91 —-£a 49,54 0 o _ (o 5214 |
Inv 4738.01 0/ ‘e ng |
) S S B | ! L L Ll S s g
J J
1= | %\Nﬁ bow 52.87 ! o o0
m i 2 _ |/ Install ADA Ramp _
g o _ N |
" A__T | = s | :ﬁ Future Curb, Cutter S __ o4-c605Lr | S
g = H_ S “ & Sidewalk by others % hy | 93-6'05.7 =+
oD m 2 | : - PU\OO __
L N i M kg = |
) = 8 | I [ 2 |
-~ N 537 2 |8 L N Z __
— <t s ! T | = % _
o= S (& |
oo S | 2 |l g < |
— 8 Bl s O |
Building mEu\m_ocm eol—w-= “ __
w! I TP N ] = @ _ o105y | B
TI %52 ] g & | RTINS
: | _ I _
S 505 ————F ni 1 = |
& _
S
= L1 L i
S
__ - __ L | 772139 bd — __
L]
_
L H H __ - o S | -S| S
3 | T 8318 35 | ERTITI y x
SH = S L |
= _ 5115 NGO |
S | = | E5Ez - % _ 28GELy = 1n0 14
L] | - ——— I7ov = i
LL \MVAL m 2] | 99°C/4G = VIS
o P = ] S © | SREN
-— m om/m A [
S o mi ! e | H-SOILY |
-3 3 + | o3tery | -
3] fg] Lo
— B | |
_
|
S - -- -- -- _
13 |
" ! 3
= [ _ &
= D2
| £ .
" | B g
- - - Install 4" Sewer Lat. (Typ.) N = .z 3 s ey | S
+ | o ¥ 6 -+
-~ S 0 __\ _U M 93-6'8vLY S
Install 1" Water Meter (Typ.) ~  <— _ 88
= 0 | Lo
®) N | =a
— © __ i
L 2 N |
o D s N |
=
re 3 = 2 @ _ mey | o
—! m 3 ! 93-C'8hLYy =&
= | _
< poc - - - - —_— - |
5 \ _
< =
__ _ |
S | _
T | S6vELy = 1N0 T4
4 = | =
> _ _ Slgely = NI
@\ - - _ L \ \HIQJS - " _ __ﬂ —1— mw:mﬁ\ = cﬁ_ﬂ -
< _ N8 owm S | o ,Mm [ o E WY | S
ew\ _ ] —FIET ~ o0 y _ 036y |
Y Install 5" Sidewalk _ ) Zon o — — m
& 2' Curb & Cuuter 4 v = TEE=S O m =
Pl T — _
— JI — |
L — _ Install Pretreatment |
<t N — 14 [ ] ] Catch Basin _
a— I~ | = — Grate 4746.82 “
O — Wi FL 4742.82 _
—l m B =g 3 | WL | D
- HE ,%\ - - - -1 & “ 93-GL¥L =
Install Pretreatment _ = | M
Catch Basin — L ~ |
Grate 4746.96 /JE“@m N |
FL 4742.88 [ “ 1 /, N L __
Install Fire Hydrant & Valve /'L v 2 s | /
—— - =~ =R . o 5 | e28]re
| = (@)) o s | ABHITS S o
= =1 ]s o — ) =z | =5 <S5 M-S0 | S
= | dl Ee{RR m @ 5 2 zZaouw a-om | b
s+l AXFTIY = 5
Install 4" Sewer . 1 E_+HNM]z v SHETET Tp) s | > = m 3
3 —|—H — oo A r/'_ =
LL Lateral (Typ.) D R € e=s _ =
0o & o 1 =c |
._nl.V m Install 1" Water — S s I__IMIm _
— — _
3 m Meter (Typ.) A\s __
" e . [ - - - -1 o | . (@)
Al Install 1" Pi mmz_om\\r Hlakww —id— — 0 _ 94-0G°9vL¥ )
(Typ.) 2|2 & _ asor |
— = |s — _
L= ,\\ > _
o Mr «© _
] =1 |8 || 3 |
.m— wal I =
- - - - < o = LL & v
B H » <5 = oo P S
- W S ..m ™ | “e
. - ~ _ =
5 nlw.mu.slls.lg 3 M m | 25 94-26'GrLh m
= o [ D R — ~ | =< 365l | 1
LL _ Install 5" Sidewalk __ E
o N . s mm,w,\\ 1 &2 Cub & Gutter |
+— 9 cebnfoa] | e _
oM & v— g _
19 3 Y A _
— < = = _
— ~ _ o __
I aWb
3 H N @ __ sr-alshy | B
2T © ~ T | 0-csry |+
_ _ _ | 35 < _ T
i = N _
= = &
8 _ + z S
N 5 _ c ¢
c%.ﬂ“ Building Envelope n,DII. [ = | D.m . .\0 ___

Z 3 I {sl (3 e3IE 2 3 | @y | S
2 ) LL 2 I 1] = 1 33% Q + | ~ 0wy | +
‘bnv 61.54 78 - 9 _mM m =0 X A ﬂ_ 9mm —

3 ™~ © T e EEE B
@) O 2 W < | =3 N 3 R..w ~
-3 = T LS ]E 57 =
- 5 _ = s25 | 5 ZhE
) 1l 2 2 o fl
Install Pretreatment Catch Basin 50.67 = I I R % = isting Section of Curh. Cutt
Grate 4743.25 FL 4740.25 N N— > < XISHNG Hection of LMD, LUter PLYPLY 180°G5H0 O3S
| = M\ & Sidewalk to be removed o _ . -]
I 31 . . Te} jpalg appJg 94-9v vy Lo
Install ADA Ram x Existing 1.5 x 1 Irrigation Box + _ PERRT. —+
_ Existing Sump i w | Install ADA Ramp  Existing Water Meter / ° f =
sin Rim 42.88 Bow 43.31
Bow 42.61 I\ o Bow 44.5¢ Bow 46.06 Bow 47.31 /
mp___yBov 2B N «E— _ v \ s
MMMMMW%MHM_MHUMP_L\ ” /7/F;I\II%IIITIILIII%III_III|_I ] W
Fxisti . / — Eistnga15x11r Py \ Install Tapping T e S = S === ==— _
xisting Irrigation Valve Existing 1.5 x 1 Irrigation Box ™ Tee & Valve Existing Irrigation™ Valves- =
Illllu\&mlllllllull'_u_lllll Il_u_IIIII_U_IIIQ:QI_IP.Hw—_.Q_IﬁOIUOIﬁOEOﬁﬁ_II IIIII_U_IIlI.I_W_IIII.I_U_IJIVT_U_ w MMMMN*HZ_
5 5 S 5 mm. — S - 5 5 S S = S s Existing Sewer Main S - \ ) mmm%%& - ,M_z .
stin ewer Main : ‘00" : = .
XISting sew ! \& 3 007y ‘00°00+0 smi ASS I 94-889rly | S
Install Tapping - 13 Yoaug opoIg a3-6vy |
O q. —.mm Tee & Valve Existing Water Valve
Y i —~
e W W W W e ] s W w L W w W W w W w
/. _______________Fbusting Water Main N
N ,
J A N O N O O O O O __
Existing 24" Storm Drain Pipe
sSD SD sD SD S| sD SD SD SD SD sD SD w w
=088 + 94- i
BSIN Fxisting 5x5 Storn] < a3 O_
=R Crate 4747.85
Bk E= FI 4744.85 (East)
= \00 FI 4742.50 (West)
Qm\ -
Q\x.
N S
o ©
o
(@]
LL 7
o |
O = = = = = = = =
g = g 2 = = = S
o = = = = - - &z 5




MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES
April 30, 2013
125 West Community Center Way (400 North), Mapleton, Utah 84664

Ryan McDougal submitted a request on 02/13/2013 for preliminary plat approval for the
Meadows at Mapleton Plat “A” subdivision located generally at 250 East and 600 North. The
project is located in the R-2 Zone. Revised plans were submitted for review on April 17", 2013.
The project consists of 12 lots covering approximately 4.56 acres.

Community Development Department

Sean Conroy, Community Development Director, Phone: (801) 806-9101, Fax: (801) 489-5657
Email: sconoy@mapleton.org

Brian Tucker, Planner, Phone: (801) 806-9108, Fax: (801) 489-5657

Email: btucker@mapleton.org

Please address the following concerns in revised drawings:

1. This subdivision application requires final approval from the Planning Commission and
final approval from the City Council. If revised plans are submitted by May 1% your final
plat could be scheduled for the May 21% City Council agenda.

2. In accordance with Mapleton City Code (MCC) 17.08.020 D. please submit “Evidence of
ability to satisfy the water rights conveyance requirements.”

Engineering and Public Works Division

Gary Calder, City Engineer, Phone (801) 489-6253, Fax (801) 489-5179

Email: gcalder@mapleton.org

Scott Bird, Public Works Operation Director, Phone (801) 489-6253, Fax (801) 489-5179
Email: shird@mapleton.org

Address the following concerns in revised drawings:

Project: The Meadows at Mapleton Date: April 30, 2013
Site Grading:
1. Remove all concrete that does not meet current city standards i.e. broken/cracked

sections, 400 North.

Sewer System:

1. Show sewer main alignment 5 feet left of centerline per city standard
Water System:

1. Show all existing and new Fire Hydrants (400 N. and 600 N.)

2. Show water main alignment 10 feet right of centerline per city standard

Secondary Water (Pressure Irrigation):
1. Show removal of existing Pl Service at intersection of 400 N. and 250 E. and shut of
corporations stop at main.



2. Show Secondary Irrigation main 10 feet left of centerline per city standard.

Roadway:
1. Road x-sections, Include x-sections Standard Drawing Street 02: 250 East (56° R/W - 42’
Asphalt) 400 N. and 600 N. (66 R/W) with Plan/Profile with new and existing

improvements.
2. Show mailbox locations, this is to be shown on the plat, with an easement.
Storm Drain:

SWPPP and Land Disturbance permits are required.

Show Details for all BMPs on Erosion Control Plan.

Show Pre-Treatment Sumps on each side of 250 E in front of Lots 4 and 9

Change note of Existing 24 inch Storm Drain Pipe to Existing 24 inch Irrigation Pipe.

Eal NS

Miscellaneous:

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

2. Receive irrigation company approval for work on Mapleton Irrigation Company ditches.
3 Show APWA/Mapleton City Addendum Standard Drawings for project.

4 On lots where irrigation pipe encroaches, extend the PUE 10’ from the edge of pipe.
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Surveyor's Certificate
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Subject Property looking North from 400 North.

Subject Property looking South from 600 North.




MAPLETON CITY

PLANNING COMMISSION MINUTES
May 16, 2013

Item 5. Consideration of a Final Plat approval for the Meadows at Mapleton Subdivision
consisting of twelve (12) lots located in the Residential (R-2) Zone.

Brian Tucker, Planner I, went over the Staff Report for those in attendance. The Preliminary Plat was
approved approximately a month ago by the Planning Commission. There were some comments about
210 East and 300 East when it was previously heard. The City Engineer has taken a look at this and most
of the outstanding issues have been taken care of. The lots are all 10,000 square feet or larger and meet
all of the standards of this zoning. Staff had been asked to address the street offset at the previous
meeting. Both of the proposed offsets were far enough that they met City Standards. The developer has
included a building envelop on the plat for Lots 1 and 7. Staff believes that 400 North is at less than 69%
of its travel capacity. Stub streets in this area were addressed as well. The surrounding properties both
have as much frontage as this project does. Given this, no parcels will be landlocked any more than they
previously were.

Chairman Bringhurst opened the Public Hearing. Rob Green had concerns with the curbs not being
located on the final plat. Brian stated that the curb will happen within the Right-of-Way and staff will
ensure these are located on the plat. Mr. Green stated that the property owners around this development
would like the street stub to give them the option of having a thru street when they develop. This would
be located between Lots 3 and 4. No additional comments were given and the Public Hearing was closed.

Motion: Commissioner Tippets moved to recommend approval to the City Council for the Final
Plat for the Meadows at Mapleton Subdivision consisting of twelve (12) lots located in
the Residential (R-2) Zone, with the recommendation listed below:

1. All outstanding issues raised in the Development Review Committee (DRC)
minutes dated April 30, 2013 shall be addressed prior to plat recording.

Second: Commissioner Murray

Vote: Unanimous

MAPLETON CITY

PLANNING COMMISSION MINUTES
March 28, 2013

Item 3. Consideration of Preliminary Plat approval for the Meadows at Mapleton
subdivision consisting of 12 lots located generally at 250 East and 600 North in the
R-2 zone.

Brian Tucker, Planner I, went over the Staff Report for those in attendance. The proposed 250 East
would run through the middle of this development. All of the lots are more than 10,000 square feet,
which is the minimum in this zone. All of the requirements of the zone are being met with the proposal.
The street is not on the Transportation Master Plan, so the 250 East street with be a minor collector street.
There are some concerns to the setbacks of the property. The setback concerns with the adjacent property
are not of concern to this development. There is a 30" setback on both the front and side yards on corner
lots.

Roger Dudley, Engineer for the project, felt Staff covered the presentation.



Chairman Bringhurst opened the Public Hearing. Rob Green stated that he served on the Planning
Commission previously for 4 years. He understands develops need to happen, but feels development
needs to benefit from current planning. Mr. Green passed out a map to those Commissioners in
attendance. There are approximately 16 houses in this area. The majority of these homes have aging
families, so there daily travels from each home is lower than the average. In the future this area could
potentially have 30-40 homes. When built out there could be approximately 300 more daily trips in this
area. He feels offset streets in this area could be an issue in the future. He feels this issue needs to be
addressed. Rob’s second concern is with street stubs and cul-de-sacs. There is no street stub on this plat
and this presents a problem. He appreciates the Commission’s consideration in this matter. Rob Green
felt an elbow off 600 North would be a better layout to him from a transportation standpoint, having no
access off of 400 North. Ed Reel had a concern with how it affects the sell value of their property when
they go to develop. His irrigation ditch runs on the west side of this property and he wants to make sure it
does not get destroyed with development. Chairman Bringhurst asked if the irrigation concerns have been
met. Brian Tucker stated that the irrigation pipes would have to be piped and maintained by the
developer. It was mentioned that lots 1 and 7 should probably be addressed to how much buildable area
these properties have. Roger Dudley stated that they would pipe the irrigation ditch on 600 North, but
does not feel they will interfere with Ed Reel’s ditch. Sherrie Reel wants to reaffirm that they feel like
where the road is now will depreciate the value of their property. They would not be able to put a street
on the north side of their property. Todd Uriona owns the property to the south of this. He has a concern
with the additional traffic if another street is added in this area. There is an irrigation canal that runs
along the east of this property, and wants to make sure these will not be cut off. John Higgins had a
concern with the building envelop on lots 1 and 7. He wonders how adjacent properties would be
affected, and felt this could be explained to those in attendance. Mr. Higgins had a concern with the
traffic aspect and would prefer a through street, but if they decided to do a cul-de-sac it needs to be wide
enough to turn emergency vehicles around. This develop will not restrict future developments to the east.
It was clarified that no infrastructure will be installed on Mr. Uriona’s property. Todd Uriona asked if
any fence he put in between now and when the road goes in would be maintained, and Brian told him yes.
This development will not change Mr. Uriona’s animal rights will not change as well. The type of
material used for the fence could change in the future as long as the height did not change. Sean stated
that Staff would be happy to go over the specifics with Todd if he would like to meet with them. No
additional comments were given and the Public Hearing was closed. Commissioner Lewis stated that
future development will go through in this area. There will be traffic that will go through eventually.
Staff will ensure that the street offset regulations are met. Commissioner Gappmayer stated that by the
homes that are currently in the area the street would have to be offset. Roger Dudley stated that this
proposed street is located as closely as possible between the two streets to the south (210 West and 300
West). The developer could cul-de-sac this street, but felt Mapleton would like the through street
connection.

Motion: Commissioner Tippets moved to approve the Preliminary Plat for the Meadows at
Mapleton Subdivision consisting of 12 lots located generally at 250 East 600 North in the R-2 Zone, with
the recommendation that Staff ensure the offset street distance is not exceeded and all Development
Review Committee (DRC) concerns are met.

Second: Commissioner Gappmayer, Vote Unanimous
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