
 
Mapleton Planning Commission Staff Report 

Meeting Date: October 23, 2014 
 

Item: 3 
Applicant: Colby Peterson 
Location:  Approximately 930 W 800 S 
Prepared by: Sean Conroy, Community Development Director 
Public Hearing Item: Yes 
Zone: A-2, RA-1 
 
REQUEST 
Consideration of Preliminary and Final Plat approval for the Friendly Cove Plat “A” subdivision consisting 
of 20 lots.  The applicant is also requesting to rezone approximately 2.3 acres from Agricultural Residential 
(A-2) to Residential Agricultural (RA-1) and to apply a Transferable Development Right Receiving Site 
Overlay Zone to the property.    
 
BACKGROUND AND PROJECT DESCRIPTION  
The subject property consists of 4 parcels totaling 17 acres.  The majority of the property is zoned RA-1, with 
a 2.3 acre section at the southwest corner of the property being zoned A-2.  The property has frontage on 800 
West, 800 South and 1200 West.   
 
The applicant is requesting the following: 
 

•  Rezone a 2.3 acre portion of the site from A-2 to RA-1;  
•  Apply a TDR receiving site to the property;  
•  Preliminary and Final Plat approval for a 20 lot subdivision; and  
•  The use of 4 TDRs to create 8 lots that are less than 1 acre in size.  

 
EVALUATION 
Rezone from A-2 to RA-1:  Mapleton City Code Chapter 18.12.010 states that for the purpose of 
establishing and maintaining sound, stable, and desirable development within the city, it is declared to be the 
public policy that zoning amendments shall not be made except to promote more fully the intent of this title 
and the Mapleton City general plan, or to correct manifest errors. 
 
Mapleton City Code Chapter 18.12.010.B states that the planning commission shall determine whether a 
proposed zoning amendment is in the interest of the public, and is consistent with the goals and policies of 
the Mapleton City General Plan.  The current zoning splits one of the parcels between the RA-1 and the A-2 
zones.  The General Plan designates the whole property as Low Density Residential, which corresponds to 
the RA-1 zone.  Staff is supportive of the rezone request as it will avoid having the parcel divided between 
zoning districts and as it is consistent with the General Plan.   
 
TDR Receiving Site Overlay:  MCC Chapter 18.76.070 indicates that the RA-1 zone is eligible to be used 
as a TDR receiving site.  Approving the receiving site will allow the applicant to utilize 4 TDRs to create 8 
lots that are less than one acre in size.  Staff is supportive of allowing the use of TDRs as the request is 
consistent with City Code and will allow for a variety of lot sizes in the development.   
 
Subdivision Review Criteria:  MCC Chapter 18.32.050 requires a minimum lot size of 1 acre and a 
minimum frontage of 125 feet per lot.  For lots that utilize TDRs, the minimum lot size can be reduced to ½ 
acre and the minimum frontage to 100 feet.  The proposed lots comply with these requirements.   
 
 



 

MCC Chapter 17.04.050.B outlines the review standards that shall be used by the City in making its 
determination on subdivision requests.  These standards are shown in attachment “1”.  The proposed project 
complies with these standards.     
 
Transportation Plan:  The City’s Master Transportation Plan and the subdivision ordinance both encourage 
providing stub streets to adjacent parcels.  Page 6 of the Mapleton City Master Transportation Plan states: 
 

“When the possibility of future adjacent development exists, new development should include stub streets 
at logical locations that will allow adjacent properties to connect to the stub and continue the street   as 
development occurs.”    

 
The Transportation Plan also encourages street connectivity and effective circulation within a subdivision.  
The applicant is proposing and L-shaped road that will run through the middle of the subdivision and connect 
1200 West with 800 South.  The applicant is also proposing a stub street to the property to the south, which 
will allow future connectivity to property currently undeveloped.   
 
STAFF RECCOMENDATION 
Recommend approval to the City Council for the rezone from A-2 to RA-1, the TDR-R Overlay Zone and 
Preliminary and Final Plat approval of the subdivision.   
 
 

SPECIAL CONDITION  
1.   All outstanding issues raised in the DRC minutes dated October 20, 2014 shall be addressed prior  
      to plat recording.   
 
ATTACHMENTS 
1.  Findings for Decision. 
2.  Application Materials. 
3.  DRC Minutes dated 10/20/14.   
 
 

 



 
 

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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MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES 
October 20, 2014 at 8:30am 

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

  
On September 26, 2014 Atlas Engineering submitted an application for the Friendly Cove Plat 
“A” subdivision consisting of 20 lots.  The applicant is also requesting approval of the rezone of 
approximately 2.33 acres from A-2 to RA-1 and to apply a TDR-R to the property.   
 
The items below include 1) requested changes to the submitted plans, 2) other items required as 
part of the application and/or 3) informational items regarding city standards.   
 
Community Development Division  
Sean Conroy, Community Development Director, Phone:  (801) 806-9101 
Email: sconroy@mapleton.org  
 
Please submit revised drawings and the following corrections: 
  

1. The project will require review by the Planning Commission and the City Council. 
2. Pay application fees.   
3. The revised drawings shall include one 24” x 36” set, one three 11” x 17” sets and one 

CD that contains the PDF drawings.   
4. You may submit the information required under “Final Plat” on the subdivision checklist 

if you would like to have both Preliminary and Final Plats reviewed simultaneously (see 
attached).  Staff will provide you with the addresses of each lot prior to preparation of the 
final mylar.     

5. Please include notes 1 & 2 regarding the groundwater from the cover sheet on the final 
plat.   

6. Provide a tax clearance form from Utah County indicating that all taxes are up to date. 
Any greenbelt back taxes shall be paid prior to plat recording.  

7. Provide a preliminary title report or policy of title insurance.  
8. A small sliver of property near the southeast corner of the property is not included in the 

plat.  This piece will need to be deeded to a neighboring property prior plat recording.    
9. 9 acre feet of water will be required for indoor use and 27.69 acre feet for outdoor use, 

for a total water dedication requirement of 36.69 acre feet prior to plat recording (see 
attached for summary of water conveyance requirements).  

10. A reimbursement amount of $103,171.62 is required for improvements installed along 
1200 West by a previous developer.  This may either be paid at plat recording or on a per 
lot basis when permits are issued for lots 10-13 ($25,792.91 per lot).     

 
Engineering and Public Works Division 
Gary Calder, City Engineer, Email: gcalder@mapleton.org 
Scott Bird, Public Works Operation Director, Email: sbird@mapleton.org 
Phone (801) 489-6253, Fax (801) 489-5179 
 
Address the following concerns in revised drawings: 

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


Project: Friendly Cove   
 
Site Grading:  
1. Clearing and grubbing will be required. 
Sewer System: 
1. New sewer Mainline shall be 8” PVC SDR 35. 
Water System: 
1. New water line shall be 8” D.I. class 350. 
2. Fire Hydrant 500’ spacing maximum. 
3. Water Model review by RB&G (801) 374- 5771, the cost of this review is the 

responsibility of the developer. 
Secondary Water (Pressure Irrigation): 
1.  Pressure irrigation shall be 8” PVC C900/905 SDR 18. 

a. 800 South P.I. shall be changed from 12” to 8” 
Roadway: 
1. Show proposed 800 South alignment with existing 800 South Alignment east of 800 

West (Show projected centerlines). 
2. Road x-sections for 800 South and 800 West shall show 3.5” asphalt with a 1” overlay. 
3. Show slope of curb (typical) page PP-03 
4. Change 34’ rural street x-section to 36’ and include the curb on both sides. 

a. Show 40’ minimum building setback. 
Storm Drain: 
1. Boxes/Sumps/R-tanks (inlets 200’ spacing max) 
2. Storm water on 900 South cannot drain into the 1200 West storm drain system (Private). 
3. Geo-tech report will be required that addresses the following: 

a. Address high water issues. 
b. Soil analysis, compaction, and backfill requirements. 
c. Design storm drain sumps/basins for 100 year storm, include calculations. 

i. Define R-tank capacity/long term maintenance/cleaning 
d. Show R-tank specifications with landscaping plan in planter 
e. Show R-tank behind S/W on 800 South 

4. SWPPP and Land Disturbance permit will be required. 
a. Maintenance plan will be required and recorded for all storm drain basins.  

Miscellaneous: 
1. Receive Mapleton Irrigation Company approval for work on any Mapleton Irrigation 

Company ditches prior to construction. 
a. Show irrigation drain pipe on 800 South, this pipe may need to be relocated 

2. Land Drain Pipe-Show elevations of pipe, include trash rack at entrance. 
a. Land Drain detail show thickness of washed drain rock. 
b. Lot 11 will need a 20’ easement over drain line (10’ each side of Centerline). 

3. Group Mail Box easement location will need to be shown.   
4. Concrete collars on all water valves and manholes. 
5. Granular borrow is required for all fill of trenches and roadways. ( A-1-a, A-1-b, A-2-b 

and A-3) 
6. Mapleton/APWA standards will apply. 
 



Upon final plat approval from the City Council, the following items will be required: 
 

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

� 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.    

� Submittal of 36.69 acre feet of water shares/rights.   
� Submittal of 4 TDRs.   
� Payment of engineering inspection fees ($170 per lot). 
� Payment of street light fee ($450 per lot).  
� Payment of reimbursement fees.  
� 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 and $1 per lot).   
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