
 
Mapleton City Council Staff Report 

Meeting Date: February 18, 2014 
 

Applicant: Jim Hunter 
Location:  Approximately 500 West 1600 South 
Prepared by: Brian Tucker, Planner 
Public Hearing Item: Yes 
Zone: A-2/TDR-R 
 
REQUEST 
Consideration of Final Plat approval for the Silverado Plat “A” subdivision consisting of fourteen lots located 
generally at 500 West 1600 South, and a request for a Transferable Development Right Receiving Site 
overlay zone.  
 
BACKGROUND AND PROJECT DESCRIPTION  
The project site is approximately 15.33 acres in size and is located in the A-2 zone at approximately 500 
West 1600 South. The project site consists of 4 parcels stretching north from 1600 South to where the future 
1200 South will be located.  The project site is mostly in the TDR-R Receiving Site Overlay Zone but one 
parcel does not currently include this zoning designation. The applicant is requesting approval to: 
 

•     Apply a Transferable Development Right (TDR) Receiving Site Overlay zone to the entire project 
area and to use seven TDR’s;   

•    Create a fourteen lot subdivision consisting of 1 acre lots;  
•    Install an alternative, rural road cross section without curb and gutter between 1600 South and the 

future 1200 South, to be known as 500 West; and   
•    Install a half road extension of 1200 South along the northern boundary of the subdivision.  

 
The DRC has reviewed the proposed application and issued the attached minutes.   
 
EVALUATION 
TDR’s:  Mapleton City Code (MCC) Chapter 18.76 indicates that property located within the A-2 zone can 
be designated as TDR Receiving areas and once a property has been rezoned to include the TDR-R 
designation density can be increased by one unit for each TDR certificate applied to the property except that 
the resulting density cannot “exceed double of what the underlying zone designation would allow”. The 
underlying zone allows 2 acre lots and with seven TDR Certificates the applicant wishes to create a 
subdivision with 1 acre lots.  
 
Zoning:  If the City Council authorizes the use of TDR’s on this site, the minimum lot size will be 1 acre 
with a minimum frontage of 125 feet as allowed by Mapleton City Code (MCC) Chapter 18.28.050.  The 
proposed lots comply with these requirements.  The surrounding properties contain a mix of developed and 
undeveloped lots and parcels that vary in size. The developed parcels within ¼ mile vary from .75 to 1 acre 
while undeveloped parcels may include anywhere from 1 to 5 or more acres.  The proposed 1 acre lots will be 
compatible with the developed lot sizes in the area.   
 
Review Criteria:  MCC Chapter 17.04.050.B outlines the review standards that shall be used by the 
Planning Commission in making its determination.  These standards are shown in attachment “1”.  The 
proposed project complies with these standards. Since the project will require the use of TDRs, the City 
Council will be the final decision making body on this project.   
 



Street Design:  The Mapleton City Transportation Master Plan encourages the creation of new local roads 
that incorporate traffic calming design. Street width strongly correlates with traffic speed; wider streets with 
few visual obstacles encourage faster speeds. Street width is also a major factor in street maintenance costs.  
 
The Land Use Element of the Mapleton City General Plan encourages the preservation of the rural lifestyle in 
those areas designated as Rural and Low Density Residential. Tradition curbs and gutters are indicative of 
urban and suburban places while relatively narrow roads with no curb and gutter are more standard in truly 
rural places. Drainage swales are often used in place of the more urban curb and gutter to handle street run 
off. 
 
New developments may request site specific street standards and new street standards may be adopted with 
approval of the city engineer, planning commission and city council. The proposed alternative, rural street 
was developed in consultation with the Mapleton City Engineer and is intended to be adopted as a standard 
road cross section to be used in rural and semi-rural areas where densities do not exceed one dwelling unit 
per acre. A separate item on this agenda addresses the cross section in more detail. 
 
PLANNING COMMISSION RECOMMENDATION AND PUBLIC HEARING COMMENTS 
On January 9, 2014 the Mapleton City Planning Commission held a public hearing on the Silverado 
Subdivision. At the end of the hearing the Commission unanimously voted to recommend approval of the 
subdivision to the City Council. A number of nearby property owners did take advantage of the opportunity 
provided by the public hearing to comment on the proposed subdivision. Comments included concerns about 
ground water, runoff/drainage, sewer line elevation, density, traffic, storage of vehicles on east-west 
roadways, and adequate school facilities. 
 
Ground Water: Ground water can be an issue in this part of town. A geotech report will be required on 
every lot prior to construction that will address ground water and soil stability concerns as well as the 
feasibility of basements. There is no reason to believe that 14 homes and a roadway built on more than 15 
acres will raise ground water in this area to any degree. 
 
Runoff/Drainage: Whenever property is developed the amount of impervious surface is increased and 
additional runoff is created. The city requires developers to address that additional runoff in their plans so 
that it does not discharge onto adjoining property. In this project the drainage swells along both sides of the 
road have been sized to act as retention areas during precipitation events. These retention areas, along with 
the fact that no more than 30% of these 1 acre lots may be covered with buildings, will ensure that no 
additional runoff will be created for adjoining property. It is anticipated that the additional retention 
capabilities created by this development will increase the ability of this property to retain existing runoff from 
mountains and undeveloped areas. 
 
Sewer Line Elevation: The topography of the project area and the need for the sewer to drain to existing 
infrastructure at a specified slope has dictated that the road will need to be built at a somewhat higher 
elevation than the existing grade. Public Works is working with the developer to minimize this elevated 
roadway. Given that the average home in any subdivision will be between 25 and 35 feet high, a road that is 
elevated 3-5 feet above existing grade in some areas is a minimal visual impact, especially given the fact that 
the drainage swell will provide an easy slope away from the road. 
 
Density: Every subdivision that has been approved within ¼ mile of this project area has an average lot size 
of between .75 and 1.25 acres. The proposed 1 acre subdivision lots are of a typical size for developed lots in 
this part of town. Given that hundreds of TDR certificates remain unused it is unlikely that any future 
development in this area will include lots that are on average significantly larger than those proposed by the 
applicant. 
 



Increased Traffic: While a sensitive topic to those who live in the area, the issue of increased traffic due 
to this new development appears to be minimal. 1600 South is also known as State Highway 147, a 
UDOT facility. According to UDOT the average annual daily trips, measured a 1600 South and 1600 
West, the busiest portion of the roadway segment, has fallen from 3605 daily trips in 2006 to 2045 daily 
trips in 2012, a 43% decrease. In its role as the Metropolitan Planning Organization for an area that 
includes Utah County, Mountainland Association of Governments is tasked with projecting traffic 
congestion in order to prioritize transportation infrastructure improvements. MAG projects that 1600 
South will function at an “A” level of service through at least 2040, meaning that it is expected to 
carrying on average less than 69% of its capacity on a daily basis. The proposed 14 lot subdivision will 
create between 126 and 154 trips per day. To put it into perspective, this increase in traffic amounts to 
about one additional trip every 9+ minutes. 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.   
 
Storage of Vehicles on East-West Roadways: Given the requirement that at least two off street parking 
spaces be developed for every home: given the fact that each lot has plenty of additional area for parking: and 
given the fact that each of the 14 lots has at least 125 feet of frontage available for on street parking; there is 
no reason to believe that parking would exceed the capacity of on and off street parking opportunities within 
the development. 
 
Adequate School Facilities: Nebo School District is charged with ensuring that adequate school facilities 
exist within a given area. The school district is working with the city to build a new elementary school in the 
Harvest Park area. There is no compelling reason to believe that adequate facilities will not be provided as 
they are needed. 
 
 

STAFF RECCOMENDATION 
Approve the Final Plat for the Silverado Plat “A” subdivision and the application of a TDR Receiving Site 
for the project area with the attached findings and condition. 
 
SPECIAL CONDITION  
1.   Any outstanding issues raised in the DRC minutes dated February 11, 2014 shall be addressed prior   
      to plat recording.   
 
ATTACHMENTS 
1.  Findings for Decision. 
2.  Proposed Plat with preliminary construction drawings and proposed street cross sections. 
3.  DRC Minutes dated 02/11/2014.   
4.  Planning Commission Minutes.   
  

 



RESOLUTION NO.  2014- 
 
CONSIDERATION OF A RESOLUTION APPROVING THE FINAL PLAT FOR 

THE SILVERADO PLAT “A” SUBDIVISION AND A TRANSERABLE 
DEVELOMENT RIGHT RECEIVING SITE (TDR-R) OVERLAY ZONE FOR A 

PROPERTY LOCATED GENERALLY AT  
 

WHEREAS, title 17 of the Mapleton City Code (MCC) outlines the process and 
requirements for subdivision approval; and  

 
WHERAS, MCC Chapter 18.76 outlines the process and requirements for the 

establishment of a Transferable Development Rights Receiving Site (TDR-R); and  
 
WHEREAS, the Planning Commission has reviewed and approved the Preliminary and 

Final Plats for the Silverado Subdivision Plat “A” and the TDR-R Overlay Zone; and    
  

WHEREAS, the proposed project complies with title 17 of the MCC as outlined in the 
findings for decision attached to the City Council Staff Report and with MCC Chapter 18.76.   
  
NOW THEREFORE, BE IT RESOLVED by the City Council of Mapleton, Utah, to approve 
the Final Plat for the Silverado Plat “A” Subdivision and to approve the TDR-R Overlay Zone for 
the property with the conditions as outlined in the staff report dated February 18, 2014.   
 
PASSED AND ORDERED PUBLISHED BY THE CITY COUNCIL OF MAPLETON, UTAH,  
 
This 18th Day of February, 2014. 
 
                                                                               ________________________________ 
       Brian Wall  
       Mayor 
ATTEST: 
 
_____________________________________                                                   
Camille Brown 
City Recorder 
Publication Date:                             
Effective Date:                                 

Resolution 2014- , Passed February 18, 2014 P. 1 



 
 

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.  

✔ 

 





S
 
8
8
°
4
8
'
1
6
"
 
W

9
1
.
0
0
'

S
 
8
7
°
4
3
'
2
4
"
 
W

7
9
.
8
3
'

N 00°02'03" E

999.30'

N
 
8
9
°
4
5
'
3
3
"
 
E
 
 
 
 
 
 
 
 
 
 
 
 
2
1
2
.
1
2
'

N
 
8
8
°
4
3
'
2
3
"
 
E

1
1
3
.
4
0
'

N
 
8
8
°
3
9
'
5
2
"
 
E
 
 
 
 
 
 
 
 
 
 
 
 
3
3
2
.
2
5
'

S 00°37
'54" E  

          6
28.63'

S 00°37
'58" E  

          2
54.45'

N
 
9
0
°
0
0
'
0
0
"
 
W
 
 
 
 
 
 
 
 
 
 
 
 
3
1
9
.
1
8
'

C1

C2

S 00°3
7'49" E

           
 263.81

'

C3

S 0°48'15" E

33.00'

S
 
8
9
°
1
1
'
4
5
"
 
W
 
 
 
 
 
 
 
 
 
 
 
 
1
7
8
.
2
8
'

1.00 AC

43,573 sq.ft.

Lot 13

1.00 AC

43,573 sq.ft.

Lot 9

1.00 AC

43,573 sq.ft.

Lot 10

1.00 AC

43,573 sq.ft.

Lot 11

1.00 AC

43,573 sq.ft.

Lot 12

1.00 AC

43,571 sq.ft.

Lot 14

1.06 AC

46,131 sq.ft.

Lot 2

1.00 AC

43,562 sq.ft.

Lot 8

1.00 AC

43,576 sq.ft.

Lot 7

1.00 AC

43,564 sq.ft.

Lot 6

1.00 AC

43,565 sq.ft.

Lot 5

1.00 AC

43,562 sq.ft.

Lot 4

1.00 AC

43,674 sq.ft.

Lot 1

N 0
1°3

7'3
0" W

     
     

  31
3.8

3'

1.00 AC

43,562 sq.ft.

Lot 3

1449 S.1399 S.1349 S.1299 S.1249 S. 1499 S.

1392 S.1344 S.1296 S.1248 S. 1438 S. 1486 S.

1526 S.

1582 S.

Curve Data Table Curve Data Table

Silverado

Surveyor's Certificate

Boundary Description

Owner's Dedication

Acceptance of Legislative Body

Planning Commission Approval

Conditions of Approval

PLAT " A "

Subdivision

Utah County, Utah

Scale: 1" = 60 Feet

PREPARED  BY

DUDLEY AND ASSOCIATES INC.

Occupancy Restriction Notice Acknowledgement  (PERSONAL) Acknowledgement (CORPORATE)

Mapleton

Rocky Mountain Power Approval

Utility Company Approvals

Area to be dedicated

to Mapleton City.

Note:  The proposed subdivision is located in a high water table

area, a geo-technical report will need to be submitted which

addresses storm water and ground water remediation, storage,

distribution and restrictions on basement / habitable floor space.

A letter report is required prior to the issuance of a building

permit.

Marylin Stirling

27:00:0065

Jean Ann Groberg

27:00:0063

Stanley & Elizabeth Bird

27:00:0067

Collin J. Allan

27:00:0080

Brandon McFerren

27:00:0085

Jane Jensen Laird

27:00:0078

Collin J. Allan

27:00:0086

Jane Jensen Laird

27:00:0078

F

r

a

n

k

l

i

n

 

&

 

M

a

r

y

l

i

n

 

N

i

e

l

s

e

n

2

7

:

0

0

:

0

0

7

1



1.00 AC

43,573 sq.ft.

Lot 13

1.00 AC

43,573 sq.ft.

Lot 9

1.00 AC

43,573 sq.ft.

Lot 10

1.00 AC

43,573 sq.ft.

Lot 11

1.00 AC

43,573 sq.ft.

Lot 12

1.00 AC

43,573 sq.ft.

Lot 14

1.00 AC

43,562 sq.ft.

Lot 4

1.00 AC

43,576 sq.ft.

Lot 7

1.00 AC

43,564 sq.ft.

Lot 6

1.00 AC

43,565 sq.ft.

Lot 5

1.00 AC

43,675 sq.ft.

Lot 1

1.00 AC

43,562 sq.ft.

Lot 8

1.00 AC

43,562 sq.ft.

Lot 3

1.06 AC

46,132 sq.ft.

Lot 2

Date

Scale

By

Tracing No.

R
e

v
i
s
i
o

n
s

M
a

p
l
e
t
o
n

U
t
a
h

G
r
a

d
i
n

g
 
a

n
d

 
D

r
a

i
n

a
g

e
 
P

l
a

n

Sheet No.

C - 4.0

D
U

D
L
E

Y
 
A

N
D

 
A

S
S

O
C

I
A

T
E

S

E
N

G
I
N

E
E

R
S

 
P

L
A

N
N

E
R

S
 
S

U
R

V
E

Y
O

R
S

8
0
1
-
2
2
4
-
1
2
5
2

3
5
3
 
E

A
S

T
 
1
2
0
0
 
S

O
U

T
H

,
 
O

R
E

M
,
 
U

T
A

H

S
i
l
v
e
r
a
d
o
 
S

u
b
d
i
v
i
s
i
o
n

L - 

11-11-2013

1" = 50'

TD



32' Street Cross Section
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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 

February 11, 2014 

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

 

Jim Hunter resubmitted a subdivision plat and construction plans for the Silverado Subdivision “A” on 

February 4, 2014. The project includes 14 lots located generally at 500 West 1600 South in the A-2/TDR-

R Zone.  Based on a meeting with Jim and David Hunter on February 10, 2014 revised plans were 

submitted that same afternoon. Based on a phone conversation with Jim Hunter on February 11, 2014, 

sheet C-5.0 was resubmitted that same afternoon. These comments are based on these revised plans. 

 

Community Development Department 

Sean Conroy, Community Development Director, Phone: (801) 806-9101, Fax:  (801) 489-5657 

Email:  sconroy@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: 

 

General Comments: 

1. Submit evidence of ability to satisfy water rights conveyance requirements with subdivision 

application. 14 irrigation shares must be dedicated from the Mapleton or Hobble Creek Irrigation 

Companies. Mapleton City has evidence on hand of 6.5 shares of Mapleton Irrigation and 16 

shares of East Bench Irrigation. Mapleton cannot make use of the East Bench shares in this 

location. 

2. Submit evidence of ability to meet the TDR Certificates requirements with subdivision 

application. 7 TDR Certificates will be needed to create the proposed 14 lot subdivision but the 

city only has evidence on hand of 5 TDR Certificates. 

 

Comments for revised plans submitted February 10, 2014 and sheet C-5.0 submitted February 11, 2014: 

1. The 1200 South Street cross section on page C-5.0 calls for a “half plus five” street cross section, 

a cross section that includes 21’ of ROW dedication. The plat shows a 16’ street dedication and a 

6’ street dedication in two separate notations. This creates confusion as to what the dedication is 

and must be clearly noted on the final plat.  

2. Details on pages P-2, P-3, P-4 and C-5.0 make reference to a 34’ street cross section that is 

actually only 32’ wide. To avoid confusion these references must all be consistent with the 32’ 

cross section. 

3. A detail must be submitted that shows drive approach requirements through the 11’ drainage 

swales for vehicular access to the individual lots. 

4.  Details on pages P-3 and P-4 show a road edge for 1200 South that is 7-9’ above the existing 

ground. This edge must be tapered back to the existing ground in accordance with Mapleton City 

Standards so that the edge is not left “hanging” above neighboring property. 

 

 

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: sbird@mapleton.org 

 

Address the following concerns in revised drawings: 

Project: Silverado Subdivision   Date: February 11, 2014 Afternoon 

 

Miscellaneous: 

1. Submit preliminary and final plans per Chapter 17.08 DOCUMENTATION 

REQUIREMENTS of the Mapleton City Code. 

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


2. Receive irrigation company approval for work on irrigation company ditches.  Show Ditches.  

Ditches to be relocated behind sidewalk. 

3. Use APWA Standard Specifications and Plans and Mapleton City Addendum to APWA.  

Show all applicable standard drawings per APWA and Mapleton City Addendum to 

APWA.   

4. Plat shows NE roadway radius on Collin Allan Property. 

5. UDOT Permit Required 1600 South is SR-147. 

 

Site Grading:  

1. Remove all concrete that does not meet current city standards i.e. broken/cracked sections, used 

drive approaches etc. 

 

Water System: 

1. Water model to be submitted to RB&G for review, to assure proper sizing of pipe and fire flows. 

The cost of this is the responsibility of the developer. 

2. Verify water main location on 1600 South Road. 

3. Change 8-inch DIP to 12-inch DIP on 1600 South Sheet No. P-2 Plan. 

 

Pressurized Irrigation System: 

1. Removal of abandoned water main on 1600 South may be required to place 12” PVC C900 

Pressurized Irrigation Main. 

3. Show Pressurized Irrigation-01 Detail for pressurized irrigation service with Pressurized 

Irrigation Service Meter Detail for PI meter box on Sheet C-50.  The one shown is the old 

drawing. 

3. Show 8-inch minimum for all Pressurized Irrigation Pipe on Street Cross-Sections. 

 

Sewer System: 

1. Show Plan and Profile Drawings. Show existing ground profile legibly on all sheets. 

2.  Change Existing Sewer Main 1600 S. from a 8-inch 10-inch (See Sheets No. P-1 and P-2) 

3. Minimum 8-inch sewer slope is 0.00334.  This slope will save 2 feet of fill on the east end of 

1200 West Street. 

 

Roadway: 

1. Show Plan and Profile Drawings. Show existing ground profile legibly on all sheets. 

2 Roadway: All standard drawings shall comply with APWA standard drawings and Mapleton City 

Addendum to APWA, this Addendum can be located on the Mapleton City web page - 

Mapleton.org. 

3 Road x-sections:  

 

a. 34’ R/W 500 West: Change to 32’ R/W on 500 West/1200 North Cross Section 

       b.  Will Require New Curb Detail with matching 2% matching pavement slope. 

5. Concrete collars required on all manholes and valve covers, use APWA standards. 

  

Storm Drain: 

1. Show Plan and Profile Drawings. 

2. Storm water calculations: shall be designed for 100 year storm.  

3. The basins/swells will need a maintenance plan/agreement submitted as per Storm Drain 

Ordinance, show landscaping of basins/swells with drive approach detail. 

4. SWPPP and Land Disturbance Permit will be required. 

 



 

MMAAPPLLEETTOONN  CCIITTYY  1 
PPLLAANNNNIINNGG  CCOOMMMMIISSSSIIOONN  MMIINNUUTTEESS  2 

January 9, 2014 3 

 4 
PRESIDING AND CONDUCTING:  Chairman Rich Lewis 5 
    6 
Commissioners in Attendance:  John Gappmayer 7 
        Golden Murray 8 
         Thomas Quist 9 
       Keith Stirling 10 
        Alternate – Justin Schellenberg 11 
       12 
Staff in Attendance:    Sean Conroy, Community Development Director 13 
  14 
Minutes Taken by:    April Houser, Executive Secretary 15 
 16 
Chairman Lewis called the meeting to order at 6:30pm.   Thomas Quist gave the invocation and Golden 17 
Murray led the Pledge of Allegiance. 18 
 19 
Items are not necessarily heard in the order listed below. 20 
 21 
Rich Lewis was nominated as the Planning Commission Chairman for 2014. 22 
 23 
Motion: Commissioner Murray nominated Rich Lewis as the Planning Commission Chairman for 24 

2014. 25 
Second: Commissioner Gappmayer 26 
Vote: Unanimous 27 
 28 
Golden Murray was nominated in as the Planning Commission Vice-Chairman for 2014. 29 
 30 
Motion: Commissioner Stirling nominated Golden Murray as the Planning Commission Vice-31 

Chairman for 2014. 32 
Second: Commissioner Gappmayer 33 
Vote: Unanimous 34 
 35 
Item 1. Planning Commission Meeting Minutes – December 12, 2013. 36 
 37 
Motion: Commissioner Gappmayer moved to approve the December 12, 2013 Planning 38 

Commission Minutes. 39 
Second: Commissioner Murray 40 
Vote: Unanimous 41 
 42 
Item 2. Consideration of Preliminary and Final Plat approval of the “Silverado Plat A” 43 

subdivision consisting of fourteen lots located generally at 500 West 1600 South, and 44 
a request for a Transferrable Development Right Receiving Site Overlay Zone. 45 

 46 
Sean Conroy, Community Development Director, went over the Staff Report for those in attendance.  47 
The proposed development is just over 15 acres in size, with a majority of the property having a TDR-R 48 
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Overlay in the A2 Zone.  The applicant would like to do fourteen (14) 1-acre lots.  The new street running 49 
north and south on the property would be approximately 500 West.  Before the development is recorded 50 
the currently proposed Lot 1 would need to have the “flag lot” layout fixed.  The City is hoping to go 51 
back to more of a rural feel with the improvements in this development.  This would consist of an asphalt 52 
road at approximately 34’ in width with a concrete strip, an 11’ swell and 5’ sidewalk.  The future 1200 53 
South street will be a wider asphalt width with curb and gutter, as this will be more of a major street in the 54 
city.  Each lot will have small retention basins as opposed to one large basin to handle all of the rain water 55 
for the entire development.  Part of the Development Review Committee (DRC) comments will be to 56 
provide a Geotech Report before the development is finalized.  Commissioner Stirling stated that in this 57 
area there is typically standing water in the later summer months.  He wanted to make sure the water 58 
coming off these lots would not be contaminated in regards to Storm Water Management.  Sean stated 59 
that this approach is a low impact way of handling storm water.  From a snow removal standpoint it is a 60 
much better situation to have a park strip type area like is being proposed in this development.   61 
 62 
Dave Hunter, developer, stated that this was an approved project before the economy started having 63 
issues a few years back.  They originally had two retention ponds set out in their proposal and was asked 64 
directed by the city to consider doing retention areas on each lot.  They feel this is meeting the direction 65 
that staff has given them.  Test pits were dug the beginning of September for this project.  Commissioner 66 
Stirling had some concerns with flooding on these homes.  Commissioner Schellenberg asked what the 67 
City plans to do with the raising of streets as they move north from this area.  Sean stated that he was not 68 
exactly sure how this was going to be addressed, but that the Breckenridge development sloped their 69 
street back down as it headed north.   70 
 71 
Chairman Lewis opened the Public Hearing.  Ron Jensen has a concern with the raised road.  He 72 
already has one with the street behind him, and does not want another one to the side of him.  He said the 73 
water will almost surface during the summer months in this area and feels the developers should be held 74 
liable if there are flooding issues.  Mr. Jensen thinks this should be looked at a little more before decisions 75 
are made, and wants everything to work right.  Ronald Duffin stated that their water is so horrible now 76 
with iron that they can hardly stand it.  He feels a development here will make this problem worse if there 77 
are not adequate wells and wants the City to address it.  He has lived here 50 years and has watched this 78 
property fill with water from the flow off the mountains and the springs in the area.  There is a huge 79 
amount of water that sits out on this ground and is there clear through the spring thaw.  He has watched 80 
water on the south side of the street in this area fill homes with a foot of water.  Ronald does not think 81 
basements should be allowed in this area.  This problem continues as far south as you want to go.  Sean 82 
stated that the city well does meet all state health standards, but that the City has taken the initiative to 83 
budget a significant amount of money to address this situation.  We are taking steps to correct this issue.  84 
As far as the subdivision plat goes, there will be documentation on the plat indicating that this 85 
development is in a high water area, and that installing basements would be at the property owners own 86 
risk.  Each individual lot is required to have a test pit dug on it before any building permits are issued, and 87 
must ensure that the home is built 3’ above the highest water level mark.  Brendon McFarron does not 88 
really know how much of this has been voted on, but he has 2 concerns.  The first is wanting to maintain 89 
the feel of Mapleton by keeping the lots larger and more rural.  He does not want to see another street 90 
installed that is like the one in the Breckenridge Estates development.  His second concern is the water in 91 
his basement, and says there is water there on a regular basis and hopes this development will not worsen 92 
this problem for him.  Scott Liggett stated that a lot has happened since this property was originally 93 
approved for development years ago.  He has a drainage concern as well, but feels that the city needs to 94 
consider more area of land being affected than that of just the development.  When you start displacing all 95 
this ground water it has to go somewhere.  The run off water will be displaced to the neighbors.  He feels 96 
that the excuse of the sewer line location should not dictate how we allow future developments to go in, 97 
leaving the previously built homes to suffer.  He objects to having the 1-acre lots feeling it does not 98 
maintain the rural feel Mapleton is known for.  His children have to go to Sierra Bonita Elementary 99 
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School since all of the capacity is reached at Mapleton Elementary School.  He does not feel the current 100 
Adequate Public Facilities can be met with another development going in here.  Commissioner Stirling 101 
gave a brief history of how the Transferrable Development Right (TDR) Program works, and in order to 102 
preserve the mountain side this was a sacrifice that had to be made.  Ron Jensen stood again and stated 103 
that Ivory Homes said their street would not go over 4’-6’ in height and it’s over 9’.  He wonders what 104 
way this sewer is going to run, and if it is going to be the same way.  Mr. Jensen thinks there needs to be 105 
some more options with this.  Kim Gardener moved to Mapleton for the rural community.  He agrees 106 
with everything his neighbors have stated previously.  Mr. Gardener is also concerned with traffic.  The 107 
partial vertical streets being installed in this development will be approximately 26’ wide.  Sean stated 108 
that every property owner has the right to develop.  The city as far as preserving open space only has so 109 
many options.  There are a lot of clustering options allowed, so a developer can propose a development 110 
like they are doing.  Kim wanted to ensure vehicles would not be stored on the east/west running streets in 111 
the area.  Ron Duffin stood again and wondered if there were plans for the traffic flow in this area.  They 112 
have a hard time getting out of their lots as it is.  1600 South can not handle all of this traffic.  He 113 
wonders how emergency vehicles will be able to get up and down this street.  Sean stated that street 114 
widening is typically done as developments take place.  Currently he is certain that we are far from a level 115 
of failure on this street.  Mrs. McFerron wonders what the city’s plan is to complete some of the 116 
developments in the area that have been started but not completed.  She is curious about the construction 117 
process, and wondered if the rezone by her home had been approved for the use of TDR’s.  They feel like 118 
there is not adequate room to add an additional lot between her home and the proposed street, and would 119 
object to a home and lot being put there.  Sean stated that building permits can be applied for once the 120 
improvements have been installed.  He feels the road width will be substantially less, giving it a much 121 
more rural feel, than that of Breckenridge Estates.  Cory Bird wonders what the plan is in regards to 122 
pressurized irrigation, and will it be operable.  All the city is requiring at this point is for the dry lines to 123 
be installed so that when the water becomes available these areas can connect.  Commission Gappmayer 124 
felt if property owners had concerns on where the water would be coming from that they should address it 125 
with the City Engineer, or other city officials.  Marylyn Stirling has a question about the impact on their 126 
property with having this development elevated directly next to theirs.  Sean stated that the street will go 127 
up through the development and back down when it reaches the north end of the property.  She is 128 
concerned about this happening and does not appreciate it at all.  Sean reiterated that there will be no 129 
elevation change when it reaches their property.  The applicant stated that the intent is to bring it back 130 
down to match the existing elevation on the property.  Commissioner Stirling asked if there was any 131 
history or evidence that these types of on individual lot retention basins work properly.  Sean stated that 132 
the literature on this is pretty substantial.  This is not a new road design feature.  More rural roads have a 133 
similar design.  The city feels this would be appropriate.  There are requirements in the City Code that 134 
require the property owners to maintain their park strip area.  Commissioner Schellenberg feels this 135 
design could be successful if there are proper rules in place when the development is recorded.  There will 136 
be a deed recorded on the land stating how this will be maintained.  Sean stated that it is not the 137 
Commission’s responsibilities to look at the buildings being put on this property, but to decide if it meets 138 
the City Codes.  No additional comments were given and the Public Hearing was closed. 139 
 140 
Sean stated that any property in the A2 Zone is eligible to apply to use TDR’s.  Commissioner Stirling 141 
wanted to make sure the improvements are installed correctly over time.   142 
 143 
Motion: Commissioner Murray moved to recommend approval to the City Council for the Final 144 

Plat of the “Silverado Plat A” subdivision consisting of fourteen lots located generally at 145 
500 West 1600 South, and a request for a Transferrable Development Right Receiving 146 
Site Overlay Zone with the recommendations listed below: 147 

1. Any outstanding issues raised in the Development Review Committee (DRC) 148 
minutes dated December 10, 2013 shall be addressed prior to plat recording. 149 
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2. This approval is contingent upon an amendment to the Transferrable 150 
Development Right (TDR) Ordinance allowing the use of TDR’s on rezoned 151 
property. 152 

Second: Commissioner Gappmayer 153 
Vote: Unanimous 154 
 155 
Item 3. Consideration of an Ordinance amending Mapleton City Code (MCC) Chapters  156 

Planning Commission Minutes 1-9-14 


	Silverado Subdivision A CC Staff Report 02-18-13 (2)
	Resolution (Silverado)
	Attachment 1 Standard Findings
	Location Map
	Final Plat
	4.0 Grading and Drainage
	5.0 Details
	5.1 Details
	PP-1 1600 South
	PP-2 500 West
	PP-3 500 West
	PP-4 1200 South
	Utility Plan
	DRC Silverado 02-11-14
	Planning Commission Minutes 010914
	MAPLETON CITY
	PLANNING COMMISSION MINUTES


