
 
Mapleton City Planning Commission Staff Report 

Meeting Date: January 9, 2014 
 

Item: 2                                                 
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 Preliminary and Final Plat approval of the “Silverado Subdivision A” subdivision consisting 
of fourteen lots located generally at 500 West 1600 S, 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. 
 
 
 

STAFF RECCOMENDATION 
Recommend approval of the Preliminary and Final Plats for the “Silverado Subdivision A” subdivision and 
the application of a TDR Receiving Site to the City Council with the attached findings and condition. 
 
SPECIAL CONDITION  
1.   Any outstanding issues raised in the DRC minutes dated December 10, 2013 shall be addressed prior 
      to plat recording.   
2.   This approval is contingent upon an amendment to the TDR ordinance what would allow the use of  
      TDR’s on rezoned property.   
 
ATTACHMENTS 
1.  Findings for Decision. 
2.  Proposed Plat with preliminary construction drawings and proposed street cross sections. 
3.  DRC Minutes dated 12/10/2013.   
  

 



 
 

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.  

✔ 

 



MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 

December 10, 2013 

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

 

Jim Hunter submitted a subdivision plat for the Silverado Subdivision “A” on December 3, 2013. The 

project includes 14 lots located generally at 500 West 1600 South in the RA-2/TDR-R Zone.  Based on 

the December 10 DRC Meeting, revised plans were submitted December 20, 2013. The Community 

Development comments are based on the revised plans while the Public Works comments are based on 

the December 3, 2013 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 completed subdivision application and required fees. 

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

application. 

3. 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. 

 

Comments for revised plans submitted December 20, 2013: 

1. Lot 1 has a panhandle portion between lot 2 of the subdivision and the McFerren property. This is 

a poor lot configuration and will be a maintenance issue for the future landowner. The property 

line between lots 1 and 2 should be adjusted to eradicate this panhandle to the greatest degree 

possible.  

2. The 34’ street cross section shows a 6’ sidewalk on the west side and a 5’ sidewalk on the east. 

Both should be 5’ sidewalks. 

3. A 20’ PUE is shown from the back of the “concrete barrier” on the 34’ cross section. A 26’ PUE 

is preferable in order to create a 10’ area between the sidewalk and the home for public utilities. 

The 16’ portion of the PUE between the back of sidewalk and the “concrete barrier” should be a 

public access easement as well to ensure that the sidewalks are open to public use. A note to this 

end must be included on the final plat. 

4. The “Curb & Gutter Type A” detail is not the correct detail for the 1600 South cross section. A 

30” “UDOT B-1 C&G” detail is the correct detail. 

5. A cross section is needed for 1200 South. 

 

 

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: December 10, 2013 

 

Miscellaneous: 

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


1. Submit preliminary and final plans per Chapter 17.08 DOCUMENTATION 

REQUIREMENTS of the Mapleton City Code. 

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

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. Submit Geotechnical Report 

 

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. Show Plan and Profile Drawings. 

2. Place all water meters and fire hydrants behind sidewalk. 

3. 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. 

4. Verify water main location on 1600 South Road. 

 

Pressurized Irrigation System: 

1. Show Plan and Profile Drawings 

2. 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. 

 

Sewer System: 

1. Show Plan and Profile Drawings 

2. Show perpendicular connection of proposed 8” PVC SDR-35 sewer main to existing 8” PVC 

sewer main with poured in place manhole. 

 

Roadway: 

1. Show Plan and Profile Drawings. 

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. 66’ R/W UDOT S.R.-147 1600 South: 

i. Shall show 6” of asphalt and 12” of untreated base course. 

b. 34’ R/W 500 West: 

i. Will require approval a new Street Cross Section, 3.5” of asphalt and 1” overlay, 

and 8” of untreated base coarse with Sidewalk, Storm Drainage Easements and 

10 feet P.U.E. behind Sidewalk with New Curb Detail. 

4. Show proposed street cross section for 1200 South. 

5. Show light pole locations, these poles may require relocation to be determined by Rock Mountain 

Power and UDOT. 

6. 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. 

5. SWPPP and Land Disturbance Permit will be required. 
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Developer:

Silverado Partners LLC

%Jim Hunter

1434 East 840 North

Orem, Utah 84057

801-310-5378

Engineer:

Dudley and Associates, Inc.

353 East 1200 South

Orem, Utah 84058

801-224-1252

Site Data:

Zone = TDR-R

Total Area =  667,623 sq. ft. 15.33 acres

Total number of Lots = 14

Average lot size = 1.00 Acres
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Vicinity Map

Site

Mapleton City Staff

(Police staff can be found under

Emergency Services)

Office Number (801) 489-5655

Fax Number (801) 489-5657

ADMINISTRATION:

City Administrator

Robert P. Bradshaw, MPA

(801) 489-5655 ext 104

rbradshaw@mapleton.org

City Recorder/Executive Secretary

Camille Brown

(801) 489-5655 ext 106

cbrown@mapleton.org

COMMUNITY DEVELOPMENT:

Cory Branch

City Planning Director

(801) 806-9101

cbranch@mapleton.org

Planner I

Matthew Brady

(801) 806-9108

mbrady@mapleton.org

Executive Secretary

April Houser

(801) 489-6138 ext 109

ahouser@mapleton.org

City Building Official & Inspector

Rick Hansen

City Building Inspector

Jared Bringhurst

PUBLIC WORKS:

Gary Calder

Engineering & Public Works Director

(801) 489-6253

gcalder@mapleton.org

M. Scott Bird

Public Works Operations Director

(801) 489-6253

sbird@mapleton.org

Lani Bonnett

Executive Secretary

(801) 489-6253

lbonnett@mapleton.org

PARKS AND RECREATION:

Stacey Child

Parks & Recreation Director

(801) 489-5655 ext 114

schild@mapleton.org

Toby Thompson

Assistant Parks & Recreation

Director

(801) 489-5655 ext 114

tthompson@mapleton.org

Maria Ruiz

Parks & Recreation Secretary

(801) 489-5655 ext 114

mruiz@mapleton.org

Niel Burt – Parks Supervisor

Kris Ollerton - Parks

POLICE DEPARTMENT:

Dean Pettersson

Police Chief/Director of Public

Safety

(801) 491-8048

chief@mapleton.org

Deborah Houck

Police Secretary

(801) 491-8048

dhouck@mapleton.org



Clay SoilsSand Soils

Sheet No.

C - 1.1



N 0
1°3

7'3
0" 

W     
     

  28
0.8

3'

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   

         25
4.45'

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

L = 12.67'

R = 520.00'

Chord = 12.67'

Bears = S 12°43'56" W

L = 105.57'

R = 430.00'

Chord = 105.31'

Bears = S 06°24'11" W

S 00°37
'49" E  

          2
63.81'

L = 31.48'

R = 20.00'

Chord = 28.33'

Bears = S 45°43'02" E

S
 
8
9
°
1
1
'
4
5
"
 
W
 
 
 
 
 
 
 
 
 
 
 
 
1
7
8
.
7
6
'

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

43,582 sq.ft.

Lot 8

1.00 AC

43,582 sq.ft.

Lot 7

1.00 AC

43,582 sq.ft.

Lot 6

1.00 AC

43,582 sq.ft.

Lot 5

1.00 AC

43,582 sq.ft.

Lot 4

1.00 AC

43,560 sq.ft.

Lot 2

1.00 AC

43,602 sq.ft.

Lot 3

1.00 AC

43,582 sq.ft.

Lot 1

Date

Scale

By

Tracing No.

R
e
v
i
s
i
o
n
s

M
a
p
l
e
t
o
n
 
C

i
t
y

U
t
a
h

P
r
e

l
i
m

i
n

a
r
y
 
P

l
a

t

Sheet No.

C - 2.0

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 - 

9-23-2013

1" = 50'

TD

1
6

0
0

 
S

o
u

t
h

500 West

500 West

1
2

0
0

 
S

o
u

t
h

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

Silverado Subdivision "A"



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

43,582 sq.ft.

Lot 8

1.00 AC

43,582 sq.ft.

Lot 7

1.00 AC

43,582 sq.ft.

Lot 6

1.00 AC

43,582 sq.ft.

Lot 5

1.00 AC

43,582 sq.ft.

Lot 4

1.00 AC

43,560 sq.ft.

Lot 2

1.00 AC

43,602 sq.ft.

Lot 3

1.00 AC

43,582 sq.ft.

Lot 1

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

U
t
i
l
i
t
y
 
P

l
a

n

Sheet No.

C - 3.0

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 - 

12-10-2013

1" = 50'

TD



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

43,582 sq.ft.

Lot 8

1.00 AC

43,582 sq.ft.

Lot 7

1.00 AC

43,582 sq.ft.

Lot 6

1.00 AC

43,582 sq.ft.

Lot 5

1.00 AC

43,582 sq.ft.

Lot 4

1.00 AC

43,560 sq.ft.

Lot 2

1.00 AC

43,602 sq.ft.

Lot 3

1.00 AC

43,582 sq.ft.

Lot 1

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



34' Street Cross Section

(500 West Street & 1200 South Street)

A-2 Zone Rural Local Street

66' Street Cross Section

(1600 South Street)
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