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Planning Commission Staff Report

Item:  
3 

Date:  
June 6, 2021 

Applicant:  
Wade Payne 

Location:  
Approximately 300 West 
250 South  

Prepared By:  
Brian Tucker, Planner 

Public Hearing: 
No 

Zone:  
RA-2 

Attachments 
1. Standard Findings 
2. Subdivision Plans 

3. May 2021 DRC 
comments 

REQUEST 
Consideration of a request to rezone 27.19 acres located at 

approximately 300 West and 350 South from Agricultural-Residential 
(A-2) to Residential Agricultural (RA-1) with the TDR-R Overlay.  

BACKGROUND & DESCRIPTION 
On September 3, 2020, Wade Payne made an application to rezone 
property located at approximately 300 West and 350 South from A-
2 to RA-1 with the TDR-Receiving Overlay. The subject parcels, 

totaling approximately 27.19 Acres, have historically been used 
agriculturally and are almost completely undeveloped. 

This area of the City is characterized by low density residential 
projects surrounding this agriculture area. The land north of the 
project area consists of residential structures on Maple Street 

attached to deep but narrow lots, primarily in the range of 2-3 
acres. The property south of the project consists of developed 

subdivision with primarily ½ acre lots. The Silver Leaf subdivision, 
located south and west of the subject parcels, is a planned 
residential community, consisting of a park surrounded by homes. 

The Silverleaf development has ½ acre lots near the center of the 
project and .70-.80 acre lots on the periphery.  

The project area is currently zoned Agricultural-Residential (A-2), a 
two-acre zone that requires 200’ of frontage/width. The applicant is 

requesting a rezone to the Residential Agricultural (RA-1) zone with 
the TDR-Receiving Overlay.  

 

 

 

 

 

 

The subject property was proposed to be rezoned in June of 2018 to 
create a proposed 12 lot subdivision, with each lot containing 1/3 

acre. The proposed rezone, from the current A-2 to RA-2, would 
have been consistent with the General Plan, which at the time 
designated the area as “Medium Density Residential”. This proposed 

rezone was strongly opposed by neighboring property owners, who 
sent many letters expressing opposition, including a letter co-signed 

by approximately 46 “Concerned Residents of Mapleton”.   

The applicants have submitted a concept plan for a subdivision of 
the same 5-acre parcel. The applicants want to build a 7-lot 

subdivision on 5 acres. The subdivision would consist of 6 lots wi

REQUEST 
Consideration of a request for Preliminary Plat approval for the Wade 

Payne Subdivision, a 34-lot subdivision located at approximately 300 
West 350 South in the RA-1 Zone with the TDR-Receiving Overlay. 
 

BACKGROUND & DESCRIPTION 
Located at approximately 300 West 350 South, just north and west of 
the Silver Leafe Estates subdivision, is 27.2 acre of undeveloped 

property that has recently been rezoned to RA-1 with the TDR-R 
Overlay. As a condition of approval, the number of approved lots was 
34. The applicant has submitted plans for a 34-lot subdivision consisting 

of lots that range between .50 and 1.23 acres. The preliminary plat 
submitted by the applicant largely mirrors the concept presented to the 

City Council, with the primary exceptions being that the total number 
of lots is now 34 and a stub street to the 8-acre Klauck property has 
been eliminated. 

 
The City Council is the decision-making body for subdivisions with 4 lots 

or more, after having received a recommendation from the Planning 
Commission. The final plat approval is then left to the staff who will 

approve the plat based on the preliminary plat approval and compliance 
with the development code.  

 
EVALUATION 
General Plan & Zoning:  The Future Land Use Map of the General 

Plan designates the property as “Low Density Residential”. This 
designation supports one acre lots or ½ acre lots with TDRs.  The 

applicant’s rezone request to RA-1 with a TDR-R is consistent with this 
designation.   
 

Some additional goals and policies from the General Plan that are 
applicable include:  

 
Goal 1:  Preserve and enhance Mapleton’s rural atmosphere and 
agricultural history through careful planning and the preservation of 

open space.  
 

Goal 2:  Continue the established focus on large lot, single-family 
residential uses as the primary means for preserving Mapleton’s 
rural character. 

 
Goal 3: Ensure that land uses are compatible and/or utilize adequate 

buffers to enhance compatibility. 
 
Goal 9:  Continue to implement the TDR program.  

 
The proposed lots are consistent with the size of lots in the vicinity 

and implements the TDR program.  The application is consistent with 
the General Plan.   
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Zoning:  The property is currently zoned A-2, which requires two acres per lot. The proposed 
designation of RA-1 requires a minimum of one acre, or ½ an acre in cases like this where a TDR-

R is approved. The City Council condition of approval for the rezone included a 34-lot cap. The 
preliminary plat complies with the RA-1 standards and the maximum number of lots.   

 
Subdivisions:  MCC Section 17.04.050.B outlines the subdivision review standards that shall be 
used by the Planning Commission.  These standards are shown in attachment “1”.  The proposed 

project complies with these standards. 
 

Stub Street: The concept plan that was the basis for the city Council approval included a stub to 
the 8-acre Klauck property to ensure that that property could be developed without creating an 
additional permanent dead-end street. The City typically requires stub streets to surrounding, 

developable parcels with 5 acres or more. Mapleton City Code, Section 17.12.020.C. reads: 
 

“C.   Access To Adjacent Properties: In order to facilitate the development of an adequate and 
convenient circulation system within the city and to provide access for the logical development 
of adjacent vacant properties, the city may, as a condition of approval, require the subdivision 

plan to include one or more temporary dead-end streets (stub streets) which extend to the 
boundary of the subdivision. All such stub streets shall be fully developed to the boundary of 

the subdivision. Any plan for the subsequent development of the adjacent property shall 
provide for the continuation of any such stub street.” 

 
The submitted plans have eliminated this stub. The City Council may require, and the Planning 
Commission may recommend that this stub must be included in the final plans. Staff recommend 

that the Planning commission and City Council make the return of this stub street a condition of 
approval in order to facilitate the larger goal of creating a connective street system. Staff 

recommend that no stub be required to the Comstock parcel due to the location of the house and 
other existing buildings, which preclude any obvious street connection that creates a through 
street.  

 

RECOMMENDATION 
Approve of the Preliminary Plat for the Payne Subdivision, with the attached findings and 

conditions. 

 
SPECIAL CONDITION 

1. Any outstanding issues raised in the DRC minutes shall be addressed prior to plat 
recording.   

2. A stub street must be included in the development that creates a temporary stub street to 
the 8-acre Klauck property. 

 



 

 

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.  
✔ 

 



DESCRIPTION
Beginning at a point located South 88°58'22" West along section line 127.51 feet and
South 664.27 feet from the Northeast Corner of Section 15, Township 8 South, Range 3
East, Salt Lake Base and Meridian;  thence South 0°28'23" East 78.08 feet;  thence
North 88°41'30" East 100.00 feet;  thence South 0°28'23" East 168.11 feet;  thence South
87°44'22" West 255.40 feet;  thence South 0°28'23" East 71.82 feet;  thence South
89°31'37" West 379.92 feet;  thence South 343.58 feet;  thence West along a fence line a
distance of 122.42 feet;  thence South 0°36'41" East along a fence line a distance of
445.69 feet;  thence South 0°22'36" East along the westerly boundary of Autumn Lane
Plat “A” a distance of 221.27 feet;  thence South 89°00'50" West along the northerly
boundary of Diamond Back Plat “A” a distance of 532.59 feet;  thence along the
boundary of Silver Leafe Cove Plat “A” the following two courses and distances:  1)
North 0°31'58" West 662.81 feet,  and 2) South 88°56'39" West 665.22 feet;  thence
North 331.38 feet;  thence North 88°49'00" East along a fence line a distance of 659.74
feet;  thence North 0°16'00" West along a fence line a distance of 329.80 feet;  thence
North 89°38'00" East 632.74 feet;  thence North 51°43'11" East 33.40 feet;  thence South
1°32'24" East 10.37 feet;  thence North 89°02'50" East 535.30 feet to the point of
beginning.
Area = 27.207 Acres
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Development Review Committee Minutes 
May 27, 2021 

On April 28, 2021 revised plans were submitted for the Payne subdivision consisting of 34 

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.     

Community Development Division  
Sean Conroy, Community Development Director                                                        

Phone: (801) 806-9101 Email: sconroy@mapleton.org  

Brian Tucker, Planner, Phone: (801) 806-9101 

E-Mail: btucker@mapleton.org 

 

Please submit revised drawings and the following corrections: 

Application Deficiencies: 

1. The applicant must submit a complete subdivision application, including: 

a. The subdivision application, filled out and signed.* If the project is to be 

phased, a separate application will be required for each phase. 

b. The applicant must submit a signed copy of the Acknowledgement of 

Requirements found in the application packet.* 

c. Pay the required preliminary subdivision fees in the amount of 

$975.00.* If you intend to develop the entire subdivision in one phase the 

Final Plat Fees will total $1830.00 ($300 final plat fee plus $45 per lot). If you 

intend to phase the project, final plat application fees will be required on a 

plat-by-plat basis in the amount of $300 per phase plus $45 per lot.  

d. The applicant must submit a signed and notarized Property Owner 

Affidavit to verify ownership. The Property Owner Affidavit is found in 

the application packet.* 

2. As directed by the Mapleton City Engineer, the applicant must submit preliminary 

storm water drainage plans and calculations designed for a 100 year storm event. 

3. As directed by the Mapleton City Engineer, the applicant must submit a Geotech 

Report addressing soil conditions and ground water. 

4. The applicant must submit plans to RB&G Engineering (801-374-5771) to be 

inputted into the City’s water model. The applicant shall be responsible for the cost 

of this review. 

5. The applicant must submit a statement indicating the type of performance guarantee 

proposed to be offered as security for the construction of the required public 

improvements. The statement should include an indication of your intent to either 

install the required improvements prior to recording the subdivision plat (thereby 

necessitating only a 10% durability bond) or submit a performance guarantee and 

mailto:sconroy@mapleton.org
mailto:btucker@mapleton.org
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durability bond prior to recording the plat (thereby allowing for the plat to be 

recorded prior to the installation of improvements). 

Comments for plans submitted April 28, 2021: 

1. The final plat must include, among other requirements, the following: 

a. A final plat stamped and signed by the Surveyor of Record. 

b. Addresses must be shown on the final plat. Addresses will be assigned when 

plat is revised as the lot configurations will likely change to some degree. 

c. In accordance with the standards of the Utah County Recorder, the names of 

the Owners must be printed in the Acknowledgement as the persons who 

appeared before the notary. It is useful for the plat to contain a space within 

the acknowledgment text for the names to be written. Other standards may 

apply for trusts and corporations. Please communicate with the Utah County 

Recorder’s Office for the specifics for this requirement. 

2. The boundary calls don’t match the plat calls in 3 places. Please see attached review 

plans.  

3. The cul-de-sac extending east (350 South) exceeds 500’. 

4. The concept plan approved by the City Council included a stub street into the 8 acre 

Mike Klauck property. The City typically requires stub streets to surrounding, 

developable parcels with 5 acres or more. The submitted plans have eliminated this 

stub. This stub must be included in the final plans. No stub is required to the 

Comstock parcel due to the location of the house, which precludes any obvious street 

connection that creates a through street. 

5. Boundary line gaps and overlaps exist between he subject properties and nearly 

every neighboring property owner. These boundary line issues must be resolved 

prior to recording subdivision plat(s).  

Engineering and Public Works Division 
Steven Lord, P.E. Public Works Director/City Engineer                                                

Phone (801) 489-6253 Email: slord@mapleton.org 

1. The applicant must submit plans to RB&G Engineering (801-374-5771) to be added 

into the City’s water model. The applicant shall be responsible for the cost of this 

review. 

2. A Traffic Study is required including both plat A & B 

3. Fiber conduit and boxes will need to be installed with the development, please 

submit power plans as soon as possible to facilitate fiber design 

Plat 

1. Reverse curves require a tangent of at least 100’ between curves 

2. Cul-De-Sac radius should be 49’ 

3. Max cul de sac length = 500’ 

Pressurized Irrigation 

1. Show existing PI main in 600 S 

mailto:slord@mapleton.org
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2. Hot tap connections with valve 

3. Label fitting types 

4. Lots 3 and 4 are missing services 

5. Sewer is too shallow to cross the PI over the top, you will need to switch water sides 

after the end of the sewer 

6. Show existing 30” PI Main 

7. Install new 8” main on east side of 30” trunk line with connection, new 8” main will 

connect to the 30” trunk line and the subdivision main 

8. Lots 18/9 and 10/11 have conflicts between their services and the stormBRIXX and 

inlets 

9. Install drain from PI to inlet in west cul de sac 

Storm Drain 

1. Pre-treatment box grate elevation is higher than TBC (plan view label only) 

2. Sub Basin numbering in SD report doesn’t match StormBRIXX numbering on plans, 

please reconcile 

3. Replace west cul de sac sump with stormBRIXX 

Culinary Water 

1. Hot tap tie ins with valves 

2. Label fitting types 

3. Sewer is too shallow to cross the culinary over the top, you will need to switch water 

sides after the end of the sewer 

4. Show existing main in Main Street 

5. End culinary lines in Fire Hydrant in cul de sacs 

Sewer 

1. Check labeling on all sewer manholes, plan and profile manhole numbers don’t 

match 

2. 20’ sewer easement required between lots 25 & 26, it can include one side of the 

PUE 

3. Offsite sewer appears to deviate from the easement, please correct 

Irrigation 

1. All irrigation ditches need to be piped or abandoned and covered if no longer needed 

2. Plans need to be submitted to Mapleton Irrigation Company and approved by them 

Power and Fiber 

1. Add streetlight to south east corner of 350 S 300 W 

Streets 

1. Replace STOP signs at 350 S with YIELD signs 

2. Add STREET sign to north west corner of 350 S 300 W 

3. Combo curb, gutter and sidewalk by the existing house on Main Street. Include 

sidewalk to Main Street. Start transition at beginning of lot 13. 
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4. A UDOT access permit will be required for access to Main Street. Please provide the 

following information for the City to apply for the permit. 

5. Use standard city cross sections on detail sheet. 

 

General 

(These items are intended for reference purposes only.  Notice to proceed with construction 

will not be given until these items are either noted on the plans or discussed in a pre-

construction meeting).  

An excavation permit, available online at www.mapleton.org will be required for all work 

performed in the city right-of-way. 

All utility crossings will be marked with etchings in the back of curb. 

Please follow APWA standards and specifications unless otherwise identified in the Mapleton 

City Supplement to APWA Standards and Specifications available online at 

www.mapleton.org. 

A Storm Water Pollution Prevention Plan (SWPPP) permit will be required.  Please contact JD 

Shepherd at Mapleton City Public Works with questions. 

Electronic As-Built drawings of all utility connections and appurtenances will be required 

prior to the approval of final inspection. 

Any work on Mapleton Irrigation Company ditches will be approved by the Irrigation 

Company. 

Any work on dry utilities including but not limited to power, gas, and communications will be 

coordinated and approved by the relevant utility company and must be installed within the 

public utility easement. 

Concrete Collars will be required on all valves and manholes in the roadway. 

The applicant must submit plans to RB&G Engineering (801-374-5771) to be added into the 

City’s water model. The applicant shall be responsible for the cost of this review. 

http://www.mapleton.org/
http://www.mapleton.org/
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The applicant must submit a Storm Drain report certifying that the proposed Storm Drain 

design will accommodate the 100-year storm. 

The applicant must submit a geotechnical report per Mapleton City standards. 

Any work in UDOT Right-of-Way will require a separate UDOT access and encroachment 

permit. 

Please ensure 10’ separation between culinary water and sanitary sewer lines. 

A maintenance plan and agreement will be required and recorded for all storm drain 

retention basins. 

A note must be placed on the plans to identify any existing fences and/or improvements on 

adjacent properties.  If construction requires the removal of or results in damage to these 

items, they must be replaced before the final development inspection can be completed. 

A stamped and signed plan set will be delivered electronically to the City Engineer prior to 

commencement of any construction. 

Upon final plat approval from the final decision making body (Planning 

Commission or City Council), the following items will be required: 

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

comments and/or project conditions.    

 The applicant must submit a preliminary title report or policy of title 

insurance. 

 The applicant must submit proof that the taxes are current for the subject 

property. 

 Applicant may choose to either 1) establish a performance bond and durability 

bond agreement prior to plat recording (see attached bond estimate) or 2) to 

install any required improvements (i.e. utilities, roads, curb, gutter, sidewalk, 

etc.) without a performance bond (10% 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.    

 Submit 54.5 water shares or converted water rights in the name of Mapleton 

City (Calculated as of .45 acre feet per building lot/residence and 2.5 acre feet 

per irrigable acre for outdoor use). The indoor portion, 15.3 acre feet, must 

consist of irrigation shares from the Mapleton or Hobble Creek Irrigation 

Company or converted water rights. 

 Submit 13 TDR certificates.    

 Payment of engineering inspection fees ($170 per lot). 

 Payment of street light fee ($450 per lot).  

 Payment of slurry seal fee ($.18 a square foot of asphalt).  
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 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 ($50 per page and $2 per 

lot).   

 Coordinate with the Postal Service regarding location of cluster mailbox (CBU).  

The purchase and placement of the CBU is the responsibility of the developer 

(see attached letter).   

 




