
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

I tem 2  
 

Applicant: Paul Whiting 
Location: Approx. 1400 W 
& 1600 S 
Prepared by: Sean Conroy, 
Community Development 
Director 
Public Hearing: Yes  
Zone: GC-1, RA-2 
Attachments:  

1. Standard findings. 
2. Application 

materials.  
3. DRC Comments 

dated 2/23/16.  
 

March 10, 2016 

REQUEST 
Consideration of a Preliminary Plat for the Whiting Cove subdivision 
consisting of 43 lots to be built in three phases, Final Plat approval for 
phase 1 consisting of  11 of the 43 lots, and a General Plan amendment and 
rezone of approximately 2.5 acres from General Commercial (GC-1) to 
Residential-Minor Agricultural (RA-2).   
 
BACKGROUND AND PROJECT DESCRIPTION 
The Whiting family owns approximately 25.5 acres of property located on 
the northeast corner of 1600 South and Highway 89.  Approximately 8 
acres of the property is located in the General Commercial (GC-1) zone 
with the remaining 17.5 acres located in the Residential Agricultural (RA-
2) zone.  There are two existing residences on the property with the rest 
being used primarily for agricultural purposes.   
 
The applicant is proposing the following: 
 

• Sell approximately 5.5 acres of the GC-1 zoned property to a retail 
grocery store;  

• Rezone approximately 2.5 acres from GC-1 to RA-2;  
• Develop a 43 lot residential subdivision consistent with the RA-2 

zone (1/3 acre lots); and 
• First phase (Plat “A”) of the project includes 11 lots.    

 
The Planning Commission is responsible for making recommendations to 
the City Council regarding the General Plan Amendment, Rezone, and 
subdivision applications.   
 
EVALUATION 
Rezone & General Plan Amendment:  The applicant has been in 
negotiations to sell the commercial parcel to a retail grocer.  However, all 
of the interested parties have indicated that they would like to purchase less 
than the full eight acres.  The applicant would like to sell approximately 5.5 
acres of the commercial property fronting on Highway 89, and to rezone the 
easterly 2.5 acres from GC-1 to RA-2 and incorporate it into Plat “A” of the 
residential subdivision.   
 
MCC Chapter 18.12.010.B outlines the guidelines that shall be used to 
determine whether or not a rezone request is in the interest of the public and 
is consistent with the general plan. The guidelines are outlined below 
followed by a staff response: 
 

1. Public purpose for the amendment in question. 
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Response:  There are at least the following public benefits from allowing the rezone: 
 

•  Reducing the size of the commercial parcel will make it more marketable and will likely lead 
to its purchase and development by a retail grocer. The applicant has included a preliminary 
concept plan for the commercial parcel.  This plan is to demonstrate how the property could 
develop, but is not being formally reviewed or approved at this meeting.   

•  Rezoning the rear 2.5 acres to be included in the residential subdivision development will 
allow for two access roads into the development, improving the circulation and safety of the 
development.  

 
2. Confirmation that the public purpose is best served by the amendment in question. 

 
Response:  See #1 above.  

 
3. Compatibility of the proposed amendment with general plan policies, goals, and objectives. 

 
Response:  Policy D of the Land Use Element of the General Plan identifies this property as one of 
the priority intersections for commercial development.  The City’s Economic Strategic Plan also 
encourages the promotion of neighborhood retail opportunities at key nodes along Highway 89.  The 
Economic Strategic Plan also concludes that the City has more property designated as commercial 
than it likely could support at buildout.   
 
While the applicant is proposing to slightly reduce the size of the commercially zoned property, it 
will not threaten the City’s ability to develop commercially in other locations.  Also, the slight 
reduction in commercial property could lead to quicker commercial development at this corner.  The 
rezone request will not impede or detract from the goals of the General Plan.  

 
4. Potential adverse effects to the city by creating "leapfrog" development or areas away from 
the existing "core" or center of the city. 

 
Response:  The proposed subdivision is located near Highway 89 and has City utilities in the vicinity.  
The 1/3 acre development is consistent with the General Plan and will likely contribute to the success 
of future commercial development in the area by providing more rooftops.  The development does 
not pose any adverse effects to city services.    

 
5. Potential of the proposed amendment to hinder or obstruct attainment of the general plan's 
articulated policies. 
 

Response:  See #3 above.   
 

6. Adverse impacts on adjacent landowners. 
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Response:  Without the requested rezone, the applicant could still be approved for approximately 36 
lots.  The addition of seven lots associated with the rezone should not create any significant impacts 
on adjacent landowners.   
 

7. Verification of correctness in the original zoning or general plan for the area in question. 
 

Response:  The accuracy of the zoning boundary is not in question with this application.   
 
8. In cases where a conflict arises between the general plan map and general plan policies, 
precedence shall be given to the plan policies.  

 
Response:  No conflicts exist that should be evaluated by the Commission.  
 
Zoning Standards:  Mapleton City Code Chapter 18.36.060 requires a minimum lot size of 14,500 
square feet (1/3 acre) and a minimum lot frontage requirement of 100 feet on a public road for 
development in the RA-2 zone.  The proposed lots comply with these standards.   
 
Subdivision Review Criteria:  MCC Chapter 17.04.050.B outlines the review standards that shall be 
used by the City in making its determination.  These standards are shown in attachment “1”.  The 
proposed project complies with these standards.     
 
Road Design:  The Transportation Master Plan encourages the provision of street stubs at logical 
locations to facilitate future development.  The Plan also requires two points of access for projects 
that will generate 250 average daily trips or more (approximately 25 lots).  The applicant is proposing 
to provide a stub street (1200 South) to both the properties to the east and west.  The applicant is also 
proposing two points off access off of 1600 South.   
 
STAFF RECCOMENDATION 
Recommend approval of the following with the attached special condition: 
 

•   A General Plan Amendment and Rezone of approximately 2.5 from General Commercial to 
Residential-Minor Agricultural (RA-2);   

•   Preliminary Plat approval for 43 lots; and 
•   Final Plat approval for Plat “A” consisting of 11 lots.  

 
SPECIAL CONDITION 
The applicant shall address all outstanding items of the DRC comments dated 2/23/16 prior to plat 
recording.  
 



 
 

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 
February 23, 2016 at 8:30am 

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

  

On February 10, 2016 revised drawings were submitted for the Whiting Cove subdivision 

consisting of 43 lots.  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.  Items shows in * and bolded must be submitted prior to being scheduled for a hearing 

with the Planning Commission.   

 

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. Label the lots in phase 1 as lots 1-11 rather than 101-111.  

2. 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.  

3. Provide a preliminary title report or policy of title insurance.  

4. The commercial concept plan is not being reviewed as part of this submittal.  

  

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: 

Project: Whiting Cove Subdivision  Date: February 23, 2016 

 

Site Grading:  

1. Clearing and grubbing will be required. 

 

Sewer: 

1. Show a 20’ wide temporary access easement on Plat for offsite sewer not under street. 

2. Show construction temporary access road over offsite sewer with road base surface 20’ 

wide and 8” deep for locations not under 1200 N. Street. 

 

Water System: 

1. Show Ductile Iron Class 350 Pipe type for culinary water mains.  

2. Show locations plan and profile. 

3. Please submit plans to RB&G Engineering (801)374-5771 for the water model review, 

the cost of this review is the responsibility of the developer. 

 

Secondary Water (Pressure Irrigation): 

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


1. Show on plans and profile all Pressurized Irrigation mains. 

2. Show PVC C900 SDR 18 (Purple) for pipe type for pressurized irrigation mains. 

 

Roadway: 

1. Road x-sections:  

a. Show 66’ UDOT Approved x-section (Street-05) per standard drawing and 

matching Breckenridge Subdivision. Plans show a proposed planter strip. 

b. Show 1200 N. as a 56’ Major Local (Traditional) (Street-02) x-section per 

Transportation Master Plan,  matching Breckenridge Subdivision and full width 

improvements of 1200 S. 

2. Granular Barrow required for streets and Granular Backfill Barrow required for utility 

trench backfill. 

 

Storm Drain: 

1. Show inlet boxes with no more than 300 feet of flow entering them.  

2. Show Storm Drain Pretreatment box detail with size of pretreatment box and snout.  

Provide flow rate and verify it does not function as an orifice.    

3. Geotechnical Report and Drainage Report do not show percolation rates for storm water 

retention design and sump in retention basin.  Drainage design shows 1.5’ of freeboard 

and plans only shows 1’. This needs to be addressed on plans. Resubmit Geotechnical 

and/or Drainage Report with percolation test results used in drainage design calculations. 

5. Show on plat separate 15’ Storm Drain and Access Easement on lot 107 and Storm Drain 

Easement on retention basin portion of lot 107.  

6. Show landscaping plan for retention basin. Recommend a low or no water use type 

design.  Storm Drain Maintenance Agreement Required. 

7. SWPPP and Land disturbance permit will be required 

 

Miscellaneous: 

1. Receive Irrigation Company approval for work on Company ditch and structures. 

2. Design of 24” RCP Irrigation Pipe still has pipe bells projecting into the pavement layers 

on 1300 W. and 1400 W. streets and needs to be addressed. 

3. Show on plat cluster mail box easement location. 

4. Power Pole relocations to be completed by developer. 

5. Current APWA / Mapleton City Addendum Standards and Specifications will apply. 

Check that all Standard Details used are current as the year 2001 is noted on many. 

6. Obtain UDOT Permit for work on 1600 S. (SR-147). 

7. Show on plans any additional UDOT requirements on 1600 S. (SR-147).  UDOT plans on 

milling 4” and repaving in late spring, early summer of 2016 on 1600 S (SR-147).  If 

improvements on 1600 S. are not in place before then, additional requirements of 

development may be required. 

 

Prior to plat recording (after receiving final approval from City Council): 

 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 water shares/rights (approx. 1 share per 1/3 acre lot).   

 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 and $1 per lot).   
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