
 

Mapleton City Planning Commission Staff Report 
Meeting Date: September 26, 2013 

 

Applicant: Alpine Homes  
Location: Harvest Park (Slant Rd. & Autumn Dr.)  
Prepared by: Sean Conroy, Community Development Director 
Public Hearing Item: Yes 
Zone: SDP-1 
 
REQUEST 
Consideration of Preliminary and Final Plat approval for the Harvest Park Plat “L” subdivision consisting 
of 35 lots located at approximately Autumn Drive and Slant Road in the SDP-1 zone.   
 
BACKGROUND AND PROJECT DESCRIPTION 
Harvest Park is located west of Highway 89 between roughly 500 South and 1100 South in the SDP-1 Zone.  
An overall concept plan and a development agreement were approved on November 19, 2003.  The concept 
plan included a mix of single family detached, twin homes and townhome units.     
 
Phase 3 of the concept plan included 41 lots near the northwest corner of the property (see attachment “1”) 
and included 11 sets of twin homes.  The concept plan also showed Autumn Drive splitting into a “Y” 
intersection with two access points on Slant Road.  Silver Leaf Drive was also shown as extending to Slant 
Road.  No driveways were anticipated on Slant Road.   
 
The original developer no longer owns the property included in phase 3.  Alpine Homes has purchased the 
property and is proposing the following: 
 

•  35 residential lots (reduction from 41 as shown on the concept plan).  
•  All lots will be developed with single-family detached units (twin homes have been eliminated).   
•  Elimination of the “Y” intersection off of Autumn Drive.  Both Autumn Drive and Silver Leaf Drive    

 will connect with Slant Road.    
•  3 retention basins/open space areas.  
•  A meandering sidewalk on the south side of both Autumn Drive and Silver Leaf Drive.   

 
EVALUATION 
City Council:  The City Council reviewed a concept plan for this project as a discussion item on April 16, 
2013.  The Council was generally supportive of the proposed changes to the original Harvest Park Concept 
Plan and directed the applicant to move forward with the project.  Staff also supports the changes as proposed 
in the current application.   
 
SDP-1 Zone:  The SDP-1 zoning requirements were written specifically for the Harvest Park development.  
The zone does not establish a minimum or maximum lot size, but allows for a maximum of 496 residential 
units.  The proposed project includes 6 fewer lots than originally anticipated and will not result in exceeding 
the maximum total units for the Harvest Park development.  The majority of the lots will be approximately 
5,600 square feet in size with some lots as large as 16,988 square feet in size.  These lot sizes are generally 
consistent with other lots throughout the Harvest Park development.  
 
Development Agreement:  A development agreement was adopted as part of the Harvest Park Development 
on November 19, 2003.  In addition to the zoning standards of the SDP-1 zone, the standards outlined in the 
development agreement also apply to this project.   
 
 



 
 

 

Development Code: Mapleton City Code (MCC) Chapter 17.04.050 identifies several issues the City should 
review as part of its subdivision approval process.  These are outlined in the attached findings.  The 
application, as conditioned, appears to comply with City standards.   
 
HOA:  The Harvest Park HOA has met with Alpine Homes and is generally supportive of the project.  
 
STAFF RECCOMENDATION 
Recommend that the City Council approved the Preliminary and Final Plats for the Harvest Park Plat “L” 
subdivision.   
 
ATTACHMENTS 
1.  Standard Findings.  
2.  Application Materials.   
2.  DRC Comments dated 8/22/13. 
3.  SDP-1 Zoning Text.   
 

 



 
 

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 
August 22, 2013 at 8:30am 

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

  
On August 8, 2013, Alpine Homes submitted an application for the Harvest Park Plat “L” 
subdivision consisting of 35 lots located generally at Slant Road and Silver Leaf Drive.     
 
Community Development Division  
Sean Conroy, Community Development Director, Phone:  (801) 806-9101 
Email: sconroy@mapleton.org  
  
1. Staff is supportive of scheduling the Preliminary and Final plat approvals simultaneously  

with the Planning Commission.  The project will also require final approval from the City 
Council.      

2. Please show the right-of-way dedications as cross-hatched on the final plat. 
3. Please change the address of lot 9 from an even address to an odd address (2201 or 2203) 
4. The “PUE Non-Buildable Open Space” note appears to have been left off for the south 

side of Silver Leaf Drive.  Please include.      
5. Please include a preliminary landscape plan for the retention basin areas.   
6. This project will be subject to the Mapleton West Planned Development Use and Design 

Criteria as established in the Mapleton West Development Agreement dated November, 
19, 2003.   

7. Please provide a letter from the Harvest Park HOA indicating that they attend to include 
your project in the HOA.  If you attend to establish your own HOA for this project, 
please indicate.   

8. The project requires the submittal of 6 Transferable Development Rights prior to plat 
recording.   

 
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: Harvest Park Plat “L”  Date: August 22, 2013 
 
Site Grading:  
1. Remove all concrete that does not meet current city standards i.e. broken/cracked 

sections, used drive approaches etc. (this does not require any actual plan revisions) 
Water System: 
1. 12” D.I. class 350-mainline waterline will be required on Slant Road. 
2. Fire hydrant shall be spaced 500’ maximum. 
3. Water model to be submitted to RB&G for review, to assure proper sizing of pipe and 

fire flows. The cost of this is the responsibility of the developer. This may occur after 
project approval.  

mailto:sconroy@mapleton.org
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4. Verify water main location on Slant Road. 
Roadway: 
1. Roadway: All standard drawings shall comply with APWA standard drawings and 

Mapleton City Addendum to APWA, this Addendum can be located on the Mapleton 
City web page - Mapleton.org. 

2. Road x-sections:  
a. 66’ R/W  

i. Shall show 3.5” of asphalt and 1” overlay. 
ii. Slant Road will need 1” overlay over entire width upon completion of 

utility trenches. 
b. 52’ R/W  

i. Sidewalk shall be placed as per concept plan approval of Harvest Park 
Subdivision pedestrian travel paths. 

3. Remove light pole locations, these poles will be determined by Rock Mountain Power. 
4. Concrete collars required on all manholes and valve covers, use APWA standards. 

  
Storm Drain: 
1. In-let boxes/sumps shall be spaced at maximum of 300’. 
2. Storm water calculations: shall be designed for 100 year storm. 
3. This area has a high water table and a geo-tech report is required, the original geo-tech 

report submitted will need to be revised to account for high ground water concerns of 
2011. 

4. The basins will need a maintenance plan submitted as per Storm Drain Ordinance, show 
landscaping of basins. 

5. SWPPP and Land Disturbance permit will be required. 
Miscellaneous: 
1. Receive irrigation company approval for work on irrigation company ditches. 
 
Upon plat approval, 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.   

� Submittal of a bond agreement application with the required bond.  
� Payment of impact fees ($4528 per lot).  An additional impact fee of $6,968 per 

lot will be required at the time of each building permit issuance.    
� Submit one water share (1 acre foot) per lot.   
� Payment of engineering inspection fees ($170 per lot). 
� Payment of street light fee ($450 per lot).  
� Submit 6 Transferable Development Rights.   
� 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 ($30 + $1 per lot).   

 
 



Chapter 18.56A 
SDP-1 MAPLETON-WEST SPECIFIC DEVELOPMENT 

PLAN ZONE 

 

18.56A.010: PURPOSE AND OBJECTIVES: 

The SDP-1 Mapleton-west specific plan zone describes a proposed residential mixed use 
development set in the central-western area of Mapleton City, west of Highway 89. This zone 
consists of a maximum of four hundred ninety six (496) residential dwelling units on 100.3 acres 
identified as exhibit A of the development agreement. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.020: COMPLIANCE WITH CHAPTER 18.56 AND ADEQUATE 
PUBLIC FACILITIES: 
 
In addition to the specific development standards contained in this chapter, areas zoned to the SDP-
1 zone shall comply with the general criteria and enabling provisions contained in chapter 18.56 of 
this title and section 17.04.130, "Availability Of Adequate Public Facilities", of this code. (Ord. 2003-
32, 11-19-2003, eff. 12-11-2003) 

18.56A.030: PERMITTED USES: 
 
Accessory buildings, in conjunction with and incidental to the main use of the property, such as a 
shed or detached garage no larger than forty percent (40%) of the main building size, and no taller 
than the main structure. 
 
Cultural or civic activities. 
 
Home occupations (subject to section 18.84.380 of this title) with the following additional restrictions: 

A. Notwithstanding the provisions of subsection 18.84.380D7 of this title, parking shall be further limited 
to the number of available off street parking spaces at the home. Off street parking spaces shall be 
in the driveway, garage, or other designated parking spaces for the home. Clients and employees 
must park in the off street parking spaces designated for the home. However, one client at a time 
may also use a guest parking space for a period not to exceed sixty (60) minutes. 

B. Clients of the home occupation shall not park or store vehicles at the premises overnight. 

Park and recreation areas. 
 
Single-family residential dwelling unit: 
 
Attached side by side dwelling unit or townhome (no over/under units except duplexes will be 
allowed). 
 
Duplex. 
 
Swimming pools and related equipment. 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=18.56
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=17.04.130
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.380
http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.380


 
Utility facilities. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003; amd. Ord. 2009-09, 8-5-2009, eff. 9-18-
2009) 

18.56A.040: CONDITIONAL USES: 
 
Clubhouse and other recreational amenities for the development. 
 
Cultural and civic activities. 
 
Educational institutions (public schools). 
 
Places of worship. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.050: LOT AREA: 
 
There shall be no minimum lot size requirement, however, the total number of residential dwelling 
units shall not exceed four hundred ninety six (496). (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.060: LOT REQUIREMENTS: 
 
There are no lot requirements other than the general layout of the lots as presented in the Mapleton-
west final plan for the entire project. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.070: RESIDENTIAL DENSITY: 
 
The overall residential density in the SDP-1 Mapleton-west zone shall not exceed the number of 
dwelling units as agreed upon for the Mapleton-west development and rezone, or the number which 
is allowed in chapter 18.56 of this title with the application of TDRs. In no case shall the density of 
the project be increased once the finalized plans have been recorded with the Utah County 
recorder's office. The number of dwelling units shall not exceed that which is permitted with the 
original approval of the SDP-1 Mapleton-west zone. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.080: YARD REQUIREMENTS: 
 
All yard requirements shall comply with the project design criteria attached as exhibit D of the 
Mapleton-west development agreement. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.090: BUILDING HEIGHT: 
 
All building height requirements shall comply with the project design criteria attached as exhibit D of 
the Mapleton-west development agreement. (Ord. 2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.100: ARCHITECTURAL REVIEW: 
 
(Rep. by Ord. 2007-11, 5-15-2007) 

18.56A.110: PARKING REQUIREMENTS: 
 
All detached single-family residential dwelling units, whether or not on a lot or pad site, shall have an 
attached or detached two (2) car garage. Each detached dwelling unit shall be required to have a 
total of four (4) parking spaces. The two (2) car garage shall be considered two (2) parking spaces, 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=18.56


and the area directly in front of the garage, which shall be a paved area twenty feet (20') wide by 
twenty feet (20') long, shall be considered the remaining two (2) parking stalls. All other parking 
requirements shall be governed by section 18.84.270 of this title, including the design criteria relating 
to recreation vehicles contained in exhibit D in the Mapleton-west development agreement. (Ord. 
2003-32, 11-19-2003, eff. 12-11-2003) 

18.56A.120: OPEN SPACE, STREET TREE AND LANDSCAPING 
REQUIREMENTS: 
 
All landscaping shall conform to the requirements found in chapter 17.15 of this code. No less than 
thirty five percent (35%) of any project in the SDP-1 zone shall be kept and maintained as 
permanent open space. All street tree and landscaping requirements shall comply with the project 
design criteria attached as exhibit D of the Mapleton-west development agreement. (Ord. 2003-32, 
11-19-2003, eff. 12-11-2003) 

18.56A.130: ENFORCEMENT: 
 
If the city deems that open space and parks are not being kept to Mapleton City standards, the city 
shall have said improvements and maintenance done and any such expenses by the city shall be 
assessed to any of the homeowners' associations of the SDP-1 zone. (Ord. 2003-32, 11-19-2003, 
eff. 12-11-2003) 

18.56A.140: EXCEPTIONS TO DEVELOPMENT AND DESIGN 
STANDARDS: 
 
The Mapleton-west development agreement and development standards associated with this zone 
shall be strictly construed. No variations shall be made from the development plan and standards 
adopted in the zone unless expressly approved by the city council with recommendation from the 
planning commission for the purpose of achieving better design. In taking such action, the planning 
commission and city council shall: 

A. Make a finding that the amendment will result in better design; and 

B. Be bound by the standards set forth in the Mapleton-west development agreement.  

 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.84.270
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