
 
Mapleton City Planning Commission Staff Report 

Meeting Date: April 24, 2014 
 

Item: 2                                                
Applicant: Dennis Gore 
Location:  2975 S Hwy 89 (parcel #’s 27:033:0057 & 27:033:0218) 
Prepared by: Sean Conroy, Community Development Director 
Public Hearing Item: Yes 
Zone: A-2 
 
REQUEST 
Consideration of Preliminary and Final Plat approvals for the Virginia Estates subdivision consisting of 
two lots located at approximately 2975 South and Highway 89 in the Agricultural-Residential (A-2) 
zone.   
 
BACKGROUND AND PROJECT DESCRIPTION 
The project site consists of two parcels totaling 7.12 acres.  There is an existing residence on the southern 
parcel that was built in approximately 1984.  The two parcels were previously combined in a single parcel, 
but were divided through the recording of a deed.  This division did not go through the proper subdivision 
process and therefore the northern lot is not yet buildable.  
 
The applicant is proposing a two lot subdivision that will make both lots legal building lots in the A-2 zone.  
Lot 1 will be 4.9 acres in size and will allow for the construction of one new residence. Lot 2 will be 2 acres 
in size and will contain the existing single family residence.   
 
EVALUATION 
Zoning:  The A-2 zone requires a minimum lot size of two acres per unit with a minimum of 200 feet of 
frontage on a public street.  Both lots comply with the minimum lot size.  Lot 2 complies with the minimum 
frontage, while lot 1 only has 153 feet of frontage.  However, on June 13, 2013 the Planning Commission 
issued a variance to allow the frontage of lot 1 to be less than the required 200 feet.   
 
Development Code: Mapleton City Code (MCC) Chapter 17.04.050 outlines several issues the Commission 
should review.  These are outlined in the attached findings.  The project may conflict with at least the 
following two findings that should discussed by the Commission:  
   

“The proposed development conforms to city zoning ordinances and subdivision design standards.” 
 
“The public facilities, including public utility systems serving the area are adequate to serve the 
proposed development.” 

  
MCC Chapters 17.16.030 and 050 state that the subdivider shall be responsible for installing all off site 
and on site sewer and water mains and that all mains shall extend to the boundaries of the subdivision.  
The closest sewer main to the property is located approximately 1000 feet to the north at 2600 South.  
There is a water main in front of the property but it does not extend to the southern end of the property.    
According to the MCC, the applicant would be responsible for installing a sewer main from the southern 
end of their frontage on Highway 89 all the way to 2600 South, and to extend the water main to the 
southwest corner of the property.    
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In 2011 the City entered into a development agreement with the Ensign Bickford (EBCO) property 
located at the southern end of the City.  According to the development agreement, EBCO is responsible 
for running both water and sewer mains from the southern end of Highway 89 north in front of the 
applicant’s property and beyond.  It is anticipated that construction of these lines will begin in the next 
six months to a year.   
 
Based on the assumption that EBCO will be installing a sewer main, the applicant is requesting that the 
requirement that he extend the sewer main be waived.  The applicant is requesting that the existing 
residence and the proposed new residence be allowed to use sceptic tanks until the sewer main is 
installed by EBCO across the frontage of his property.    According to Utah Code Section 10-8-38, if 
sewer becomes available within 300 feet of a property, the City may require a property owner to connect 
to the sewer.  If the property owner fails to connect, the City may cause the water to be shut off from the 
premises until the property is connected.   
 
Staff could possibly support allowing the use of sceptic tanks on a temporary basis if the applicant agrees to 
connect to the sewer within three months of when it becomes available with the understanding that if 
connections are not make, the City will shut off the water to the properties.   
 
Again based on the assumption that EBCO will be installing a new water main, the applicant is also 
requesting that the requirement that he extend the water main to the southern end of his property be waived.  
Staff agrees that it doesn’t make sense to require the water main to be extended, assuming that EBCO will 
only be replacing it in the near future with a larger line.   
 
Staff’s only concern with waiving the requirements for extending the water and sewer mains is that if for 
some reason EBCO does not install the new mains, that the applicant would have been given preferential 
treatment because he was not required to install the lines.  One option would be to require a bond to be posted 
by the applicant to ensure that if the mains are not installed by EBCO within a specific amount of time 
(possibly three years), that the applicant would then be responsible to install them per City Code.  The 
Commission should discuss this option.   
 
Trail:  The City’s Trails Master Plan envisions a trail running along Highway 89 from the north of town to 
the south.  Since Highway 89 is a UDOT road, the City has had discussions with UDOT regarding the 
implementation of this trail.  UDOT has indicated that it will likely need the full width of the right-of-way in 
front of this lot for future road widening, and therefore, if the City wants a trail it would need to come from a 
property dedication from the applicant.   
 
The proposed plat includes a 15 foot wide easement that could be used to develop the trail at some point in 
the future.  Staff is supportive of not requiring the applicant to install the trail on his property at this time as 
no other segments of the trail have been installed.  However, the applicant is requesting that if/when the City 
does install the trail along the easement, that the existing landscaping on lot 2 be relocated and/or replaced at 
the City’s expense.  Staff is not recommending that the City agree to replace the landscaping.  The fact that 
staff is not requesting that the applicant install the trail at his own expense will result in a significant savings 
to the applicant, and based on these savings it should be the applicant’s responsibility to re-landscape his 
front yard if/when the trail is installed.       
 
Because the applicant is requesting that certain subdivision standards be waived, the final decision making 
body for this application will be the City Council. Therefore, the Planning Commission will just be making a 
recommendation at this meeting.   
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STAFF RECCOMENDATION 
Recommend approval of the Preliminary and Final plats for the Virginia Estates subdivision with the 
attached findings and conditions.   
 
SPECIAL CONDITIONS  
1.   All outstanding issues raised in the DRC minutes dated April 8, 2014 shall be addressed prior to  
      plat recording, unless any of the requirements are waived by the City Council.   
 
2.  The applicant may install a sceptic tank for use on lot 1.  However, the applicant agrees that both lots  

will connect to a new sewer main within three months of it coming available.  If the lots do not    
     connect within three months, the City shall turn off the culinary water service to the lots.   
  
ATTACHMENTS 
1.  Findings for Decision. 
2.  Application Materials. 
3.  DRC Minutes 4/8/14. 

 



 
 

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.  

✔ 
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Developer:

Dennis Gore

2975 South 1600 West

Mapleton, Utah 84664

801-489-6615

Engineer:

Dudley and Associates, Inc.

353 East 1200 South

Orem, Utah 84058

801-224-1252

Site Data:

Total Area = 6.90 acres

Total number of Lots = 2 Lots

Zone A2

08-23-2013

1"=60'

BHT

L-13897
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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 
April 8, 2014 at 8:30am 

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

  

On March 31, 2014 Dennis Gore submitted revised plans for the Virginia Estates subdivision 

consisting of 2 lots (one existing) located at 2975 S Hwy 89 in the A-2 Zone.     

 

Please address the following concerns in revised drawings: 

 

Community Development Division  

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

Email: sconroy@mapleton.org  

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

Email:  btucker@mapleton.org 

  

1. Please include the addresses on the plat (Lot 1 = 2975 S, Lot 2 = 2935 S) 

2. The distance callout on the plat for the northern property line of lot 2 is 606.65’, but in 

the boundary description it shows 606.66’.  Please correct so both distances are the same.   

  

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: Virginia Estates Date: April 2, 2014 

 

Sewer System: 

1. Show 8-inch PVC SDR-35 sewer main will need to be run from 2600 South to and across 

frontage of subdivision (17.16.050: SEWAGE DISPOSAL :). 

2. Show sewer laterals to each lot. 

3. Concrete Collars required on all Manholes 

4. Recommend sewer laterals not be installed on property side of lots until sewer is install 

due to potential future conflicts in elevation. 

 

Water System: 

1. Show 8-inch ductile iron water main across frontage of subdivision approximately from 

fire hydrant to south property line (17.16.030: CULINARY WATER :). 

2. Show 1 inch poly water service to lot 1. 

3. Concrete Collars on water  valves 

 

Secondary Water (Pressure Irrigation): 

1. Concrete Collars on Water Valves. 

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


2. Show 8-inch C-900 PVC Pressurized Irrigation main across frontage of subdivision. 

(17.16.035 PRESSURIZED IRRIGATION: 8-inch main shown on city master plan on 

Hwy 89 at this location) 

3. Show 1 inch single services to each lot. 

 

Storm Drain: 

1.  Land Disturbance permit with site plan is required.  SWPPP and NOI are not required 

unless more than one acre is disturbed. 

 

Miscellaneous: 

1. Postponement of installation of Sewer, Culinary Water or Pressurized Irrigation utilities 

subject to Mapleton City Council Approval. 

2. UDOT Permits  may be required. 

3. Receive irrigation company approval for work on East Bench Irrigation Company 

ditches. 

4. APWA standards and Mapleton City Addendum will be used on entire project. 

5. If Developer does not install sewer extension, reimbursements will be required to be paid 

when sewer and is installed across frontage of property by other developers.  
 

 

Upon plat approval from the Planning Commission, the following items will be required 

prior to plat recording: 
 

 Revise drawings to address any outstanding issues raised in the DRC comments 

and/or project conditions.  

 Once revised drawings are submitted, the construction bond amount will be 

determined by the City Engineer, if any is required.   

 Submittal of a bond agreement application with the required bond.  

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

required at the time of building permit issuance.    

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

 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.  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 for $32.00.   
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