Mapleton City Council Staff Report
Meeting Date: May 20, 2014

Applicant: Dave Helm, Ponderosa Property

Location: Approximately 650 West between 800 North and 1200 North
Prepared by: Brian Tucker, Planner

Public Hearing Item: Yes

Zone: RA-2

REQUEST

Consideration of a Resolution approving the Final Plat for the Stonebridge Subdivision Plat “A”, consisting
of 28 lots located generally at 650 West between 800 North and 1200 North and amendment of the
Transportation Master Plan to accommodate a minor alignment of local access streets within the project area.

BACKGROUND AND PROJECT DESCRIPTION

The project site is approximately 13.2 acres in size and is located in the RA-2 zone at approximately 650
West between 800 North and 1200 North. The developer is proposing a 28 lot subdivision that includes
connections to both 800 North and 1200 North.

A subdivision also known as the Stonebridge Subdivision Plat “A” had been approved but not recorded in
July 2007. That subdivision included this 13.2 acre project area and the 6.34 acre parcel that the new LDS
Church on 1023 N 300 W was constructed on. The church parcel is no longer part of the subdivisionand as a
result the subdivision has been redesigned. The approved road configuration for the previous subdivision,
while never recorded or constructed, was adopted as part of the 2010 Transportation Master Plan and the
proposed streets were designated as minor local roads. Since the project had to be redesigned, the developers
have identified a different lot configuration that maximizes lot yield and minimizes excess road construction.

On May 8, 2014 the Planning Commission approved the application with special conditions (see attached
minutes).

EVALUATION

General Plan: Prior to 2007 the Mapleton City General Plan designated the project area as appropriate for
Low Density Residential, a designation that is typical of one acre lots. The General Plan was amended from
Low Density Residential to Medium Density Residential in 2007 as part of the original Stonebridge
Subdivision approval. Lots with a 14,500 square foot minimum are typical for this General Plan designation.

Zoning: Prior to 2007 the Zoning Map designated the project area as Agricultural-Residential (A-2). The
Mapleton City Zoning Map was amended from A-2 to RA-2 in 2007 as part of the original Stonebridge
Subdivision approval. The RA-2 zoning district requires that parcels include 14,500 square feet of area,
frontage on a city street and 100 feet of width as measured at the building line. The proposed lots meet these
standards.

Master Transportation Plan/Street Design: The street configuration for the original Stonebridge
Subdivision was included in the 2010 Mapleton City Master Transportation Map. This subdivision was
approved but not recorded so no road construction was undertaken and no road dedications exist in the
project area. The subdivision ordinance requires an amendment to the Transportation Plan if road
configurations are changing as part of a subdivision approval.




The proposed street alignment does not decrease the amount of connectivity with the existing street system
except that there is no longer a road providing a direct connection with 300 West. Access to both 800 North
and 1200 North are maintained along with a future access to 800 West. Since the previous development plan
included a parcel with over four hundred feet of frontage on 300 West a connection to 300 West was
essential, but as the current project area does not border 300 West it is now less important. Given that 800
North and 1200 North are located only %2 mile apart this additional access, which was designated as a street
whose primary purpose is to provide access to property rather than carry significant traffic, is not critical to
the movement of traffic in this area.

About the same time as the City received an application for this project, an application was also received for
a subdivision across the street on the west side of 800 North (Walter Farms Subdivision). An advantage to
this proposed street alignment is the opportunity to align the proposed streets in the Stonebridge project with
a proposed street in the Walter Farms subdivision. The former street alignment as shown in the
Transportation Plan would have resulted in three separate intersections within approximately 280 feet. The
proposed alignment should result in only two intersections that are approximately 280 feet apart and allow
the two new developments to be compatible.

Traffic Impact: Often when a relatively substantial subdivision is proposed in an existing neighborhood,
traffic congestion becomes a concern for those who live in the area. The Mapleton City Engineer estimates
that 1200 North is currently operating at service level “A”. Service level “A” is defined as a road that is
carrying 69% or less of its traffic capacity on a daily basis. The proposed subdivision of 28 lots will add
between 252 and 308 trips per day, split between all modes of transportation (car trips, bike trips, pedestrian
trips, etc.). These trips will be split between 800 North and 1200 North. Because 1200 North is the more
substantial of the two streets it is likely that it will see more than half of these trips. Even if every trip was
vehicular and made use of 1200 North the traffic impact would be an average of one additional vehicle every
5 minutes. This additional traffic is a relatively small impact on a major local street and this project will
result in the widening of the south edge of 1200 North and the north edge of 800 North in the project 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.

Planning Commission Review: The Mapleton City Planning Commission held a public hearing on the
Stonebridge Subdivision on May 8, 2014. Public comment was taken from Dale Jeffs (attorney for the Jesse
Warren family), Jesse Warren, Derald Thomas, who spoke on behalf of the Holley family and Chad Warren.

Mr. Jeffs proposed a third road, to be constructed as a half road, along the Warren property boundary to give
frontage to the Warren property so that the family could divide their property at some future date. Staff is not
supportive of this proposal as it would create an otherwise unnecessary third road that would create double
fronting lots and would violate the MCC by creating two intersections within 120 feet of one another.

Mr. Jeffs stated that 500 West had been on the transportation plan for more than 30 years. Staff has
researched this claim and has not found evidence of 500 West being listed on any transportation plan prior to
2010. Transportation Plans from 1968, 1992 and 2002 do not show a 500 west adjacent to the Warren
property. As previously mentioned, the current Transportation Plan does show a minor street along the
Warren property that reflected the original Stonebridge subdivision plat. Again, the current Stonebridge
street alignment places the easternmost street within the subdivision in a position to align with streets in the
future Walter Farms Subdivision located south of 800 North. These streets would create a north-south street
that could run from 1000 North to at least 400 North if not all the Way to Maple Street.




The Planning Commission approved the Preliminary Plat and recommended Final Plat Approval to the City
Council with the following conditions:

1. The applicant work with the Warren family to see if any negotiations can be made in regards to an
easement or stub street before the item is heard by the City Council.

2. That the Mapleton City Transportation Plan be amended to reflect the streets proposed in the
Stonebridge Subdivision Plat “A”,

3. Approval of the Preliminary and Final Plats for the Stonebridge Subdivision Plat *“A” with the attached
FINDINGS FOR DECISION that was part of the Staff Report this evening.

4. Any outstanding issues raised in the Development Review Committee (DRC) minutes dated April 1, 2014
shall be addressed prior to plat recording.

LDS Church Project & Stub Street: When the new LDS church on 300 West was going through the
review process, the church had expressed an interest in possibly developing the rear 2.5 to 3 acres as a
residential subdivision. Ultimately they determined that they needed to move forward on the chapel and
consider a phase 2 at a later day. The construction drawings of the church include a 58 foot wide area shown
as a potential future right-of-way. If this road were ever to be installed, it would make sense to have the
Stonebridge project include a stub road. The applicant has provided an alternative to the plat that includes a
stub road.

The benefit to providing this stub road option is that if the church developed the road on their property it
would provide direct access to 300 West, provide access to the remaining property to the west of the church
building, and provide additional access to property located between the church property and 800 North,
including the Warren property.

The potential downside to providing the stub road is that the plans for the remaining undeveloped church
property are unknown at this time. It is entirely possible that the church may build a pavilion or develop the
property as open space for use by members as it has in thousands of locations nationwide. If the church were
to develop the remainder property as open space the stub street would never connect to anything but would
create 135 feet of linear street that would have to be maintained by the city in perpetuity.

STAFF RECCOMENDATION

Adopt a Resolution amending the Mapleton City Transportation Plan to reflect the streets proposed in the
Stonebridge Subdivision Plat “A” and to approve the Final Plat for the Stonebridge Subdivision Plat “A”
with the attached findings and conditions.

SPECIAL CONDITIONS
1. Any outstanding issues raised in the DRC minutes dated April 1, 2014 shall be addressed prior to
plat recording.
2. The applicant shall provide a stub road as described in Option “B”.

ATTACHMENTS

Findings for Decision.

General Plan, Zoning Map and Transportation Plan maps.

2007 Subdivision Concept

Proposed Plat with preliminary construction drawings and proposed street cross sections.
“Option B” Draft Subdivision Plat.

DRC Minutes dated 04/01/2014.

Draft Planning Commission Minutes dated 05/08/2014.

NogakrowdE




RESOLUTION NO. 2014-

CONSIDERATION OF A RESOLUTION APPROVING THE FINAL PLAT FOR
THE STONEBRIDGE SUBDIVISION PLAT “A”, CONSISTING OF 28 LOTS
LOCATED GENERALLY AT 650 WEST BETWEEN 800 NORTH AND 1200
NORTH AND AMENDMENT OF THE TRANSPORTATION MASTER PLAN

TO ACCOMMODATE A MINOR ALIGNMENT OF LOCAL ACCESS STREETS

WITHIN THE PROJECT AREA

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

WHEREAS, the Planning Commission has reviewed and approved the Preliminary and
Final Plats for this subdivision and the amendment to the Transportation Plan; 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.

NOW THEREFORE, BE IT RESOLVED by the City Council of Mapleton, Utah, to
amend the Mapleton City Transportation Plan to reflect the streets proposed in the
Stonebridge Subdivision Plat “A” and to approve the Final Plat for the Stonebridge
Subdivision Plat “A” with the findings and conditions as outlined in the May 20, 2014
staff report.

PASSED AND ORDERED PUBLISHED BY THE CITY COUNCIL OF MAPLETON, UTAH,

This 20" Day of May, 2014.

Brian Wall
Mayor
ATTEST:

Camille Brown
City Recorder
Publication Date:
Effective Date:

Resolution 2014- , Passed May 20, 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.
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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C19 20.00 31.49 90°12'56" 20.08 28.34 N 44°36'28" E 40 SECT'ON PRE PLAT




|
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. . - \’_\/,___ THE LAWS OF THE STATE OF UTAH. [ FURTHER CERTIFY BY AUTHORITY OF THE
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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES
April 1, 2014 at 8:30am
125 West Community Center Way (400 North), Mapleton, Utah 84664

On 27 March 2014, Dave Helm submitted an application to subdivide approximately 13 acres in
the RA-2 zone into a 28 lot subdivision located at approximately 600 W and 800 N.

The items below include 1) requested changes to the submitted plans, 2) other items required as
part of the application and 3) informational items regarding city standards. All items that
include an * and are bolded are required prior to the application being scheduled for a
hearing.

Community Development Division

Sean Conroy, Community Development Director, Phone: (801) 806-9101
Email: sconroy@mapleton.org

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

Email: btucker@mapleton.org

Please submit revised drawings and the following corrections:

Application Deficiencies:

1. The applicant must submit evidence of ability to satisfy water rights conveyance
requirements with subdivision application. All irrigation shares must be dedicated from
the Mapleton or Hobble Creek Irrigation Company for each lot.

2. The applicant must submit evidence of review of the plat by the electric, gas and
telephone utility providers.

Comments for plans submitted April 1, 2014:

1. For subdivisions containing eight (8) or more lots, cluster mailboxes shall be installed at
designated locations within the subdivision as shown on the preliminary plan.

2. The final call in the boundary description does not match the length on the preliminary
plat. The boundary description calls out 447.66 feet but the plat shows a distance of only
446.66 feet. These calls should match.

3. The existing irrigation ditch must be piped. The plans must be submitted to and approved
by Mapleton Irrigation.

4. A subdivision has been proposed directly across the street (800 North) from your
subdivision and we need to ensure that the offset in street alignment does not exceed
15" or is less than one hundred 120°. The engineer working on what is currently
known as Walter Farms is Mark Greenwood and he is at (801) 374-6262.*

5. 700 West, as it exists north of 1200 North, ends directly across from the road you have
named 700 West. It is important that these roads align properly.

6. Inorder to better relate to and provide continuity for existing streets, the City would
prefer that the street you have named 1050 North be called 1000 North and that 575 West
and 675 West be called 550 West and 650 West, respectively.

7. The Final Plat must include signature blocks for an Owners Dedication, an Acceptance of
the Legislative Body with a line for the City Recorder, Planning Commission Approval,



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

Mapleton Irrigation Approval, City Engineering Approval, and an appropriate number of
notary blocks. Signature lines must be provided for Rocky Mountain Power, Questar Gas,
Century Link and Comcast. Please include a line for each notary to print their full name,
their commission number and the words “A notary public commissioned in Utah” in the
notary public signature block. This is a precaution to prevent issues with illegible notary
stamps.

8. If the applicant is seeking future reimbursement for specific on-site and off-site
improvements, written notification from applicant to city must be received prior to the
recording of the flnal plat

Wlth revised plat sent by e- mall on Aprll 8 2014

Engineering and Public Works Division

Gary Calder, City Engineer, Email: gcalder@mapleton.org

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

Address the following concerns in revised drawings:
Project: Stonebridge “A” Date: April 7,2014

Site Grading:

1. Clearing and grubbing will be required.

Sewer System:

1. 8” PVC SDR 35-Mainline Sewer/Concrete Collars on Manholes shall be labeled on

drawings.

2. Extend 8” sewer on 1050 North to west property line.

Water System:

1. 8” D.I. class 350-Mainline Waterline/Concrete Collars on Water Valves shall be labeled
on drawings.

a. 800 North water line will need to be an 8” water main, confirm size and possible
upgrade to an 8”.
2. Water model reviewed by RB&G (801) 374- 5771, the cost of this review is the
responsibility of the developer


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

Secondary Water (Pressure Irrigation):

1. 8” PVC C900/905 SDR 18-Mainline Secondary Main/Concrete Collars on Water Valves
shall be labeled on drawings
Roadway:
1. Roadway:
a. Align proposed 800 North concrete improvements with existing concrete to the
west.

b. Align proposed centerline of 700 West with existing 700 West.
2. Road x-sections:
a. 40’ x-section — show 2.5” asphalt w/ 1 overlay and 8” of road base - extend 10’
PUE beyond S/W.
b. 56’ x-section show 2.5” asphalt w/ 1” overlay and 8” of road base. Show 10’
PUE, show 42’ asphalt paving width not 40°.
Storm Drain:
1. Boxes/Basins/Sumps (Sumps/inlets 300 spacing)
a. Need to install storm drain box on 800 North sta 2+76
2. SWPPP and Land disturbance permits will be required.
3. Maintenance plan of basin will be required as per code.
a. Show basin landscape plan
Miscellaneous:
1. Receive irrigation company approval for work on Mapleton Irrigation Company ditches
2. Plat will be required.
3 Power Pole relocations to be completed by developer.
4 Include trench detail (APWA) for 800 North irrigation pipe crossings.
5 Mapleton/APWA standards will apply

Upon final plat approval from the final decision making body (Planning Commission or
City Council), the following items will be required:

O Revise drawings to address any outstanding issues raised in the DRC comments
and/or project conditions.

O Applicant may choose to either 1) establish a performance bond and durability

bond agreement prior to plat recording (amount to be determined by City

Engineer) or 2) to install any required improvements (i.e. utilities, roads, curb,

gutter, sidewalk, etc.) without a performance bond (durability bond still required).

If option 2 is selected, the plat will not be recorded until the City has accepted the

improvements.

Payment of impact fees ($4,528 per lot). An additional impact fee of $6,968 per

lot will be required at the time of building permit issuance.

Submit one water share per lot (Mapleton Irrigation or Hobble Creek shares).

Payment of engineering inspection fees ($170 per lot).

Payment of street light fee ($450 per lot).

Submit a SWPPP and Land Disturbance application and fee ($500). Contact Scott

Bird at Public Works (489-6253) to review this requirement.

Submit final mylar with all required signatures.

Submit a check made out to Utah County Recorder ($30 per page an $1 per lot).

[ I B I B O
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MAPLETON CITY
PLANNING COMMISSION MINUTES

May 8, 2014
PRESIDING AND CONDUCTING: Chairman Rich Lewis
Commissioners in Attendance: John Gappmayer

Golden Murray
Justin Schellenberg
Keith Stirling

Staff in Attendance: Sean Conroy, Community Development Director
Brian Tucker, Planner

Minutes Taken by: April Houser, Executive Secretary

Chairman Lewis called the meeting to order at 6:30pm.  John Gappmayer gave the invocation and Rich
Lewis led the Pledge of Allegiance.

Items are not necessarily heard in the order listed below.

Alternate Commissioner Justin Schellenberg was seated as a voting member.

Item 1. Planning Commission Meeting Minutes — April 24, 2014.

Motion: Commissioner Murray moved to approve the April 24, 2014 Planning Commission
Minutes.

Second: Commissioner Gappmayer

Vote: Unanimous

Item 2. Consideration of Preliminary and Final Plat approval of the Stonebridge

Subdivision Plat “A”, consisting of 28 lots located generally at 650 West between 800
North and 1200 North and amendment of the Transportation Master Plan to
accommodate a minor alignment of local access streets within the project area.

Brian Tucker, Planner, went over the Staff Report for those in attendance. Each lot would be 1/3 of an
acre or larger in size. A portion of this property was approved for a 38-lot subdivision back in 2007, but
was never developed. This is a 13.2 acre project now, with a proposal of 28-lots. The owner of the
property has 52 water rights, rather than our typical water shares, that he asking for the State to approve
the transfer of to the City. Commissioner Schellenberg had a question on the walkway to the church.
The developer has suggested he will build a 5 walkway in this area, which will be located within a 10’
easement. Commissioner Schellenberg felt that the lots bordering this walkway should not be allowed to
install privacy fences since it could become an alley way type area.

Dave Helm, developer, stated that they would put in the sidewalk portion of the walkway, along with a

fence that will appease both the City and property owners, to the LDS Church site. They feel they have
done everything to meet all of the city’s regulations, and thanked the Commission for working with them.

Planning Commission Minutes 5-8-14
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Chairman Lewis opened the Public Hearing. Dale Jeffs, attorney representing the Warren family, stated
that in 1979 the city required them to move their home off of the proposed 500 West street area. This
plan will eliminate that. It is his understanding that 500 West was going to connect 800 North with 1200
North. These lots do meet the zoning correctly, but Mr. Jeffs stated that if the applicant was to move the
back half road, each lot would be reduced by 14’, still meeting the zoning in this area. Dale Jeffs stated
that this future street was on the map for 30 plus years. The Warren family would like to see the Planning
Commission require the developer to meet the half road, allowing the development to continue the way it
was. The property, according to the current county record, indicate that Jesse Warren owns this entire
parcel with no part of it being owned by his son, Chad Warren. Jesse Warren stated that they had to give
property to the City for 500 West when they built their home. He feels that he was not notified of this
street being deleted, and that this development will land lock his property. The irrigation ditch on the
north side of the property is also used as a drain ditch. Mr. Warren went to Gary Calder, the City
Engineer, about his concern with maintaining the drainage ditch, and feels the Planning Commission
should address this. Jesse would like 500 West back on the Transportation Plan. They are a feed lot
operation and would like some type of security fence in this area between the proposed lots and their
property. This would act as a buffer zone. Brian Tucker stated that the Irrigation Company is required
to sign the plat, showing their approval of how the development is being completed. Jesse Warrant stated
that the Irrigation Company is going to require the ditch be a straight line. Sean Conroy, Community
Development Director, stated that the City has in its budget to prepare and adopt a Storm Water Master
Plan. The City will work with Mapleton Irrigation to address it with the direction that it needs. There is
no drainage water coming from this development that will be put into the ditches in this area. Derald
Thomas had a concern about the surveying of this development, and would like the city to ensure it is
done correctly. Dave Helm stated that he did personally meet with the Holley family, and told them that
no trees would be removed. Mr. Helm met with Mr. Miner and Mr. Snow with the Irrigation Company
regarding this development as well and paid them over $4,000 in application fees. No additional
comments were given and the Public Hearing was closed.

Brian Tucker stated that this subdivision was approved by the City Council in 2007 without showing 500
West at that time. The Transportation Plan was approved back in 2010, which was a reflection of this
development. The connection streets are similar in this development as the one approved back in 2007.
All of the property that Mr. Warren spoke of is in an A-2 Zone. As they are currently, they would not be
developable properties. Sean mentioned that a stub street could possibly go in to the LDS Church
property. The concern with this is that if the LDS Church does not develop their property, a stub street
would be put in without the ability to ever continue through. Mr. Helm stated that the county does not
show any 20’ right-of-way that the Warren family keeps mentioning and does not feel the Warren’s
would be land locked by this development. This item still has to go to City Council for approval.

Motion: Commissioner Murray moved to approve the Preliminary and recommend Final Plat
approval to the City Council of the Stonebridge Subdivision Plat “A”, consisting of 28
lots located generally at 650 West between 800 North and 1200 North and amendment of
the Transportation Master Plan to accommodate a minor alignment of local access streets
within the project area, with the recommendations listed below:

1. The applicant work with the Warren family to see if any negotiations can be
made in regards to an easement or stub street before the item is heard by the
City Council.

2. That the Mapleton City Transportation Plan be amended to reflect the streets
proposed in the Stonebridge Subdivision Plat “A”.

3. Approval of the Preliminary and Final Plats for the Stonebridge Subdivision
Plat “A” with the attached FINDINGS FOR DECISION that was part of the
Staff Report this evening.

Planning Commission Minutes 5-8-14
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4. Any outstanding issues raised in the Development Review Committee (DRC)
minutes dated April 1, 2014 shall be addressed prior to plat recording.
Second: Commissioner Stirling
Vote: Unanimous

Planning Commission Minutes 5-8-14
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