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March 25, 2009 
 
Mapleton City Planning Commission 
125 W Community Center Way  
Mapleton, UT 84664 
 
Re: Harvest Park SDP-1 Zoning Text Amendment  
 
Dear commissioners: 
 
Several years ago, when we were proceeding through the approval process for the Harvest 
Park project, the commission set several standards that we were asked to achieve:  
 1.  Homes that accommodate a variety of age groups 
 2.  Homes that would be available to a variety of income levels 
 3.  Walkable community 
 4.  Minimal visual impact of garages 
 5.  Generous number of Parks and landscaping 
 
In summary, this community should not be a standard subdivision. 
 
Having worked in the community for the past six years where we have built nearly 100 homes of 
all types, it has become apparent that in order to achieve these goals we must approach the 
commission with a request for this amendment.  With current economic conditions this 
amendment will allow us to significantly lower the price range of about 25% of the homes by 
increasing the number of units in the north part of the project only.  (This area is next to the 
Alvey Business Park, an Industrial-Manufacturing Zone and across Slant Road from a proposed 
three-story, 13 unit/acre condo project)   
 
We plan to continue the high level of style and quality that have been established in Harvest 
Park so far.  Furthermore, the amendments will help the project maintain economic viability 
which is important for the current residents of Harvest Park and the city as a whole. 
 
These amendments will also have a very positive impact on the commercial area.  Any retail 
user’s first requirement is having customers, i.e. nearby “roof tops” and traffic.  These 
amendments will help us build nice homes at lower prices.  In turn, these lower prices will allow 
us to sell homes more quickly... creating the “roof tops” and the traffic so that we can build the 
commercial area sooner.    
 
In summary, we intend to maintain the same design, style, quality and variety that we have 
demonstrated in the project so far. While doing this we propose to add two parks and to 
increase the trail system by a ¼ mile.   
 
 

Harvest Park, LLC    
1803 W. Little Willow Cove  
Mapleton, Utah 84664         
(801) 491-7407 Fax (801) 491-7420 
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We request your consideration of the following: 
  Amendment to SDP-1, Mapleton-West Specific Development Plan Zone 
 
   Plat “C” Original 64 units 
     Amended  92 units 
     Addition  28 Units 
 
   Plat “E” Original  13 units 
     Amended 15 units 
     Addition 2 units 
 
   Phase III Original  41 units 
     Amended 72 units 
     Addition 31 units 
 
   Phase IV Original  40 units 
     Amended 70 units 
     Addition 30 units 
        Total 91 additional units 
 
The current SDP-1 is approved for 496 units on 100.3 acres...4.94 units/acre.  With this 
amendment, 91 units will be added for an overall density of 5.85 units/acre.   
 
The following is a summary of the off-street parking required and provided in the subject areas 
at Harvest Park: 
 Residential areas 
 SilverLeaf area  (Single and Duet Homes w/ 4 to 7 bedrooms each) 
     Parking required/ unit  Parking provided/ unit 
     4    4.10 
 
 
 Village area    (Multi-family homes w/ 1 to 3 bedrooms each) 
     Parking required/ unit  Parking provided/ unit 
     2.25    2.57 
 
 Central Park 
 Area    Approved by City Per ordinance     Parking provided 
 Original park & pavilion 30   ----   30 designed 
 
 Area    Approved by City Per ordinance     Parking provided 
 Revised park w/ Clubhouse  34   39   54 as-built 
 Pavilion relocated  15   N/A   19 as-built 
 Parking offered by developer N/A   N/A   20 proposed 
 TOTALS   49   39    93 spaces 
 
  (The clubhouse has a gross square footage of 9,740 sq. ft.  At one parking  
  space for each 250 sq. ft., 39 spaces are required for the clubhouse.)   



March 25, 2009, continued 
   

 
Page 3 of 4   
 

 
The clubhouse construction has begun; the clubhouse, swimming pool and tennis courts are 
expected to be complete during the summer of 2009.  The pavilion and the adjacent playground 
equipment are also expected to be finished this summer.  
 
This amendment will help us more fully accomplish the original goals: 
 
 Variety of ages and income levels 

At the present time, land and development costs require that our lowest priced 
townhomes be sold for about $200,000.  With the amendments we are proposing, we 
expect to offer stylish, quality townhomes from $150,000 to $175,000.  With this change 
we will be able to appeal to much wider range of age and income groups.   
 
At the present time the lowest priced single-level retirement home in Harvest Park starts 
at $239,000.  With the amended plan we will be able to offer the same size single-level 
home (1,250 sq. ft., two-bedroom) for about $185,000.  
 

 Minimal Impact of Garages 
We were asked to build attractive streetscapes…where the view is of the homes are 
emphasized, not the garage doors.  We have pushed the garages back from the front in 
most cases.  On corner lots, we have moved the garage to the side and in many cases 
we have moved the garage to the rear.   
 
Within this amended plan we have hidden the garages even more.  The townhouses 
have garages in the rear.  The cluster groups have garages accessed from an inner 
courtyard…both hidden from view.  Only a few of the garage doors are visible and they 
are set back from the fronts of the homes like the rest of Harvest Park.   

 Walkable Community 
The original Harvest Park Plan includes an extensive system of landscaped trail 
easements with almost continuous 8 ft.-wide trails.  That plan included approximately 
7,000 ft. (1.3 miles) of trails planned and partly built.  (This does not include the 5 ft.-
wide sidewalks on every street.)  With this amended plan approximately 1,270 ft. of trail 
will be added.  When complete, there will be at least 1.5 miles of trails at Harvest Park. 

 
 Connected, Neighborly Community 

The original plan was designed allow people to connect with each other.  In addition to 
the trails, people can easily connect because the front entries are more prominent—
more inviting—partly because the garages are pushed back and the homes are closer to 
the street.  The SilverLeaf section of Harvest Park, which includes this amended 
section, will also be open, i.e., without fences except at small, yard patios.   
 
The Harvest Park buildings are outward oriented.  Single family homes and four unit-
attached buildings are sometimes across the street from each other.  All of our homes 
both face the public sidewalk and the public street.  These streets were designed to 
allow for guest parking and to create an inviting entry to the front door of each home. 
 

 Generous number of parks and landscaping 
The original approved plan included the large, city-owned park and five smaller, 
neighborhood parks.  We have since added a small neighborhood park by the new 
church.  With this amendment we will be adding two more parks.  That will bring the total 
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to nine parks plus the city-owned park.  Every home in the community is within a four-
minute walk of a park.  
 
Harvest Park will be very shady.  Our current tree plan shows more than 1,700 trees 
being planted along the trials, walkways, streets and parks. (See “Master Tree Plan” 
attached to drawings.) Different tree colors, sizes and flowers are used to mark the way:   
 

• Pink flowering Redbud trees at the trail crossings.  
• White “Chanticleer” flowering pear trees inside of the roundabout. 
• Magenta purple crabapple trees ringing the round-about road. 
• Red “Sunset” maple trees mark each corner of intersections. 
• Each colorful area will be connected by continuous shade trees 

that will be different on each street. 
• Yellow, red and bronze autumn leaves line Harvest Parkway. 
• “Kwanzan” flowering cherry trees mark the main entrance and 

islands. 
 

Thank you for your consideration.  Our goal is to honor the intent of the original approval while 
making adjustments for the current market conditions and, I hope, improve the project in the 
process.  Thank you. 
 
Sincerely,  
 
 
 
 
Jerry W. Robinson, A.I.A. 
Harvest Park architect and principal 
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March 31, 2009 
Cory Branch, Planning Director 
Mapleton City 
125 West Community Center Way 
Mapleton, Utah 84664 
 
Re: Application to amend Title 18, Development Code, Part III, Zoning, Chapter 1856A.050, 

Lot Area. 
 
Dear Cory: 
 
The following is a response to comments and questions from the Mapleton City Development 
Review Committee (DRC) regarding the above referenced amendment request. Specifically, this 
response addresses Items #3, #4, #5 and #13 from the recorded minutes of the DRC meeting held 
on March 4, 2009. 
 
Item #3 (water shares): 
Harvest Park has submitted all water shares requested by the planning staff in conjunction with 
prior plat recordings in the Harvest Park development. In the past, Mapleton City planning staff 
calculated the number of shares required on the basis of acreage involved in the specific plat 
being recorded, not on the basis of the number of units. Previously, the planning staff and 
Harvest Park concurred that the water usage per unit decreased as density increased and it was 
not reasonable to expect a town home unit with no private landscaping to involve the same water 
usage as dwelling units constructed on one-third to one-acre lots. Harvest Park is requesting that 
the acreage method continue to be used in calculating the water shares required with each plat 
dedication.  
 
Item #4 (culinary water payments):   
The home owners associations in most new large scale planned unit developments are subsidized 
by the developer for the first several years. Because of current soft market conditions and 
difficult cash flow constraints, it has been very difficult for Harvest Park Homes to subsidize the 
HOA operating expenses. However, as units continue to be occupied in the project, the HOA 
dues have increased and it is becoming easier to cover the HOA expenses. In addition, the 
Harvest Park  HOA is implementing a different HOA dues policy that will require the home 
owners to pay utility fees directly to the city separate from other HOA dues. When the city 
notifies the HOA that utility bills have not been paid, the HOA will be able to shut off the water 
to specific units. The Harvest Park HOA will be working out details of the proposed utility 
billing plan with the Mapleton City accounting staff within the next few weeks.   
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Item #5 (commercial development adjacent to Highway 89): 
In the past, Harvest Park has had a number of commercial users interested in buying or leasing 
commercial space in the commercial area of the Harvest Park project. However, because of soft 
market conditions, the residential part of the project has not developed to the stage necessary to 
support adjacent commercial development.  Approval of the proposed amendment and the 
development of housing in the lower price ranges will significantly increase the absorption rate 
in Harvest Park and improve the economic viability for commercial development.  
 
 
Item #13 (use of TDR’s): 
We will continue to use TDR’s in the development of the project. However, in order to maintain 
the lower price range proposed for the inventory involved in the plat amendment we are 
requesting that we be allowed to use one TDR for every eight units. The current ratio is one TDR 
for every six units.   
 
 
If there is any additional information we can provide regarding these issues please let us know. 
 
 
Sincerely, 
 
 
Blaine Turner, Manager 
Harvest Park Homes, LLC 
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4426 South Century Drive, Suite 100 
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April 1, 2009 
Job No. 0067-02A-09 
 
Harvest Park Homes  
℅ JW Robinson Architects Inc 
2299 S Highland Drive, Suite 200 
Salt Lake City, Utah  84106 
 
Attention: Mr. Jerry Robinson 
 
Gentlemen: 
 
Re: Supplemental Geotechnical Report 

Northern Portion of Harvest Park Residential Development 
West Side of U.S. Highway 89 at Approximately 800 South 
Mapleton, Utah 

 
 
1. GENERAL 
 
This letter presents supplemental geotechnical discussions and recommendations pertaining to 
the northern portion of the Harvest Park Residential development, which is located on the west 
side of U.S. Highway 89 at approximately 800 South in Mapleton, Utah.  This service was 
requested and authorized by Mr. Jerry Robinson.   
 
2. BACKGROUND 
 
The overall site, except along the immediate west side of U.S. Highway 89, is proposed to be 
developed for residential structures.  Along the immediate west side of U.S. Highway 89 some 
one- to possibly two-level retail and commercial buildings will be constructed.  These structures 
would have the first level at about existing grade.   
 
Based upon extensive studies performed by this writer, while with AGRA/AMEC Earth & 
Environmental, Inc., specific criteria for determining the maximum depth at which the subgrade 
level slabs should be constructed was established.  This criteria was based upon long-term 
monitoring of the groundwater across the site and review of the proposed retention drainage 
pond system.  To date, we are aware of only one building where groundwater has been a 
problem; that is, the club house site.  In reviewing the situation, it is our conclusion that the 
problem is related to the fact that the below-grade level was established deeper than 
recommended by the previously referenced criteria.  To the best of our knowledge none of the 
other structures at the site have experienced groundwater problems. 
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Monitoring over a period of approximately two years has shown seasonal groundwater variations 
but no long-term detrimental trends.  The highest levels occur during the summer and late 
summer months and are directly related to heavy flood irrigation of the up-gradient properties to 
the immediate west.  As the properties immediately adjacent to the site are further developed, 
heavy agricultural irrigation will diminish with a projected decrease in overall groundwater table 
and seasonal variations. 
 
Because of market changes, it is proposed to construct one- to two-level residential units in the 
northern portion of the site with the first level at or slightly above existing grade.  Basements are 
not proposed for these new units.  These structures will be supported upon conventional spread 
and continuous wall foundations established upon suitable near-surface natural soils or structural 
fill extending to suitable natural soils. 
 
3. DISCUSSIONS AND RECOMMENDATIONS 
 
3.1 FOUNDATIONS AND EARTHWORK 
 
Geotechnical studies performed at the site show the near-surface soils, below the topsoil, and 
upper approximately six to seven inches, which have been loosen by normal weathering or past 
agricultural activities, are suitable for direct support of conventional spread and continuous wall 
foundations.  As an option, an at-grade slab with a perimeter frost cut off trench is being 
considered.  The trench will extend at least 2.5 feet below final grade and be at least 12.0 inches 
wide.  After excavation, a minimum one-inch rigid insulation board will be placed as the outside 
wall then backfilled with non-frost susceptible gravel.  The trench will be located at the outside 
edge of the slab. 
 
This, in our opinion, is an acceptable foundation system. 
 
The discussions and recommendations pertaining to conventional spread and continuous wall 
foundations and earthwork presented in previous reports and utilized in the construction of the 
existing facilities across the overall development remain applicable.  There are no indications of 
moisture sensitive soils which could lead to adverse settlement. 
 
3.2 DRAINAGE AND GROUNDWATER  
 
With the higher density configuration, it is planned to retain runoff water from the roadways and 
immediately adjacent private property in the proposed large retention ponds.  Runoff from areas 
cutoff from direct discharge to the large retention ponds will be retained in shallow swales and 
basins in landscaped areas associated with the homes. 
 
Since the proposed residential structures will be slab-on-grade and not with below-grade levels, 
the drainage swales and basins in no way will detrimentally affect the foundations and/or floor 
slabs.   



Harvest Park Homes 
Job No. 0067-02A-09 
Supplemental Geotechnical Report  
April 1, 2009 
 
 
 

 
   Page 3 

The retention ponds will be constructed similar to those established in the southern portion of the 
site.  It is our opinion that these systems will not detrimental affect the overall groundwater 
tables. 
 
 
We appreciate the opportunity of providing this service for you.  If you have any questions or 
require additional information, please do not hesitate to contact us. 
 
 
Respectfully submitted, 
 
Gordon Spilker Huber Geotechnical Consultants, Inc. 
 
 
 
William J. Gordon, State of Utah No. 146417 
Professional Engineer 
 
WJG:sn 
 
 
Addressee (3 + email) 
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