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Applicant: Whiting Cove 
Development LLC 
Location: 1300 W 1200 S 
Prepared by: Sean Conroy, 
Community Development 
Director 
Public Hearing: Yes  
Zone: GC-1, NC-1, A-2 
Attachments:  

1. Standard Findings. 
2. Application 

materials.  
3. DRC Minutes.  

December 8, 2016 

REQUEST 
Consideration of Preliminary Plat approval for the Whiting Cove Plat “D” 
subdivision consisting of 15 lots located at approximately 1300 West 
and 1200 South.  The project also includes a request to rezone 
approximately 8 acres from A-2 and NC-1 to RA-2 and approximately 1 
acre from A-2 to GC-1.  
 
BACKGROUND AND PROJECT DESCRIPTION 
The subject property is approximately 10 acres in size and includes 
approximately 1.14 acres in the General Commercial zone, approximately 
.85 acres in the Neighborhood Commercial zone and the remaining acreage 
in the A-2 zone.  The property has been used for construction storage for 
many years.   
 
Earlier this year the City approved the Whiting Cove subdivision that 
included 43 lots that were to be developed in three phases.  Plat “A” is 
currently under construction.  The applicants are now proposing a fourth 
phase or Plat “D” on the subject property located directly north of the 
original Whiting Cove Property.  The project will include:  
 

•  The rezoning of the eastern 8 acres to RA-2;  
•  The rezoning of the western 2 acres to General Commercial (GC-1);  
•  A 15 lot subdivision consisting of lots ranging from .33 acres to .81 

acres in size;  
•  A future phase to include the extension of 1200 South to Highway 89 

and development of the commercial parcel.   
 
EVALUATION 
General Plan and Rezone Request:  The General Plan designates the west 
two aces as “general commercial” and the east eight acres as “medium 
density residential”.  The applicant is requesting that the property zoning be 
amended to match the general plan designations.   
 
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. 
 
Response:  The Land Use Element of the General Plan is designed to 
promote sound land use decisions and provide a plan for development.   
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The Land Use Element states that if the plan is followed “…the result will be a well planned, 
functional, and aesthetically pleasing community.”  The proposed rezone is consistent with the public 
purpose of implementing the Land Use Element of the General Plan.   

 
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:  Goals 1 and 2 of the Land Use Element encourage land use decisions to conform to the 
General Plan and to be consistent with the zoning ordinance.  The proposed rezone matches the land 
use plan designations for the property and would be consistent with the zoning ordinance.   
 

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. 
 
Response:  Surrounding developments include the Pheasant View subdivision to the north and the 
Whiting Cove subdivision to the south.  Lots in Pheasant View range in size from just under half an 
acre to just over an acre.  Lots in Whiting Cove are primarily 1/3 of an acre in size.  The proposed 
lots are consistent with neighboring developments.   
 
The proposed development would create a new connection to 1200 West, so there may be some 
increase in traffic on 1200 West, but the increase will not likely be significant as the development 
will also connect to 1600 South and eventually directly to Highway 89.      
 

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.  

 



Planning Commission Staff Report  
December 8, 2016 

 

Page | 3  

 

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 (.33 acres) 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.  The future 
commercial phase will need to comply with the standards of the GC-1 zone.   
 
Road Design:  The Transportation Master Plan encourages the provision of street stubs at logical 
locations to facilitate future development and for development to connect to existing stub streets that 
are adjacent to the development.  The project will include a connection to the existing dead end stub 
of 1200 West and the extension of 1200 South to the western edge of the subdivision.  When the 
commercial parcel develops, 1200 South would then extend to Highway 89.     
 
The applicant is proposing two cul-de-sacs.   The subdivision ordinance indicates that cul-de-sacs 
may be appropriate in cases where the possibility of future adjacent development does not exist due 
to topography or existing development, where an additional through street would be unnecessary, or 
other special circumstances as determined appropriate by the final decision making body.   
 
The proposed cul-de-sacs appear to be appropriate as through streets are either not possible or would 
create double fronting lots on adjacent properties.   
 
STAFF RECCOMENDATION 
Recommend approval of the Preliminary Plat and requested rezones to the City Council.   



 
 

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 
November 16, 2016 at 8:30am 

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

  

On November 14, 2016 revised plans were submitted for the Whiting Cove Plat “D” 

subdivisions consisting of 15 lots.  The project requires a zone change from A-2 to RA-2.    

 

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 be scheduled for the December 8, 2016.   

 

Engineering and Public Works Division 
Brent Seamons bseamons@mapleton.org  

Phone (801) 489-6253, Fax (801) 489-5179 

 

Address the following concerns in revised drawings: 

Project: Whiting Cove Phase 3  Date: Nov 16, 2016 Amended 

 

Site Grading Clear and Grubbing will be required:  

 

Sewer System: N/A 

 

Water System: 

1. Water model reviewed by RB&G (801) 374-5771, the cost of this review is the 

responsibility of the developer. 

 

Secondary Water (Pressure Irrigation): N/A 

 

Roadway: 

1. Slurry fee will be required ($.18 a square foot).  

 

Storm Drain:  

1. SWPPP and Land disturbance permit will be required. 

 

Miscellaneous: 

1. Receive irrigation company approval for work on Irrigation Company ditches 

2. Current Mapleton Addendum to APWA and APWA standards will apply 

 

Prior to plat recording: 

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

and/or project conditions.  

mailto:sconroy@mapleton.org
mailto:bseamons@mapleton.org
sconroy
Text Box
  Attachment "3" 
DRC Comments 



 Submit Preliminary Title Report or evidence of Title Insurance.  

 Receive DRC approval of Final Plat.   

 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. Amount to be determined once final lot sizes 

have been established.   

 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 JD 

Shepherd 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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