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Development Review Committee 

1020 East Pioneer Road 

Draper, UT 84020 

 

 

STAFF REPORT 

August 27, 2025

 

To:        Jennifer Jastremsky, Zoning Administrator  

 

 ____________________________ 

 Approved                         Date 

 

From: Jennifer Jastremsky, AICP, Community Development Director / Zoning Administrator 

 801-576-6328, jennifer.jastremsky@draperutah.gov  

 

Re: Mercer Mountain Estates – Final Subdivision Plat Request 

Application No.: 2025-0016-SUB 

Applicant: Pratt Dimond, representing Terra Koa, LLC 

Project Location: 2635 East 15040 South 

Current Zoning: RR-22 (Rural Residential), RM (Multiple Dwelling Unit Residential), 

C-3 (General Commercial) Zone 

Acreage: 25.912 Acres (Approximately 1,128,714 ft2) 

Request: Request for approval of a Final Subdivision Plat in the RR-22, RM, 

and C-3 zones regarding a 50-lot single-family residential 

subdivision. 

 

 

SUMMARY AND BACKGROUND 

This application is a request for approval of a Final Subdivision Plat for approximately 

25.912 acres located on the east side of Canyon Point Rd. and Suncrest Dr., at 

approximately 2635 East 15040 South (Exhibit B & C). The property is currently zoned RR-

22, RM, and C-3. The applicant is requesting that a Final Subdivision Plat be approved to 

allow for the development of the currently vacant site as a single-family residential 

neighborhood.  

 

The subject property was originally part of the Suncrest Development Agreement. It was 

removed from that agreement in 2015 with the approval of the initial Hidden Canyon 

Estates, Mercer Mountain Estates, and Lakeview Heights Properties Development 

Agreement. The Original 2015 Development Agreement approved the Mercer Mountain 
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Estates development as a 50-lot single-family subdivision with a minimum lot size of 12,000 

ft2 and allowed for a private gated community. 

 

Since 2015 there have been eleven amendments to the Development Agreement. Several 

of those amendments dealt with the development of the Hidden Canyon Estates 

Subdivision and its Lone Peak Canyon phase. A few of the amendments dealt with this 

Mercer Mountain Estates Subdivision. The Fifth Amendment allows fill to be placed on the 

City’s property adjacent to Canyon Point Rd. and Suncrest Dr. and modified the location of 

the gated entrance location. The Eighth Amendment modified roadway locations on the 

property and approved some land swaps between the City and the property owner. The 

Tenth Amendment approved fill on the City’s open space, roadway width and design, 

fencing, stormwater infrastructure, and slope easements. An Eleventh Amendment was 

approved by the City Council on March 4, 2025. The Eleventh Amendment allows additional 

fill on the City’s open space property adjacent to the entrance road into the development. 

The amendment also provided sewer and drainage easements. 

 

The Planning Commission approved the Preliminary Subdivision Plat April 10, 2025. 

 

The zoning on the property is unique. The City did not rezone the property in 2015 from 

the Suncrest zoning, which is tied to the 1999 Draper City Municipal Code (1999 DCMC). 

However, the initial Development Agreement removed the property from the Suncrest 

Development Agreement which means the property is required to comply with current 

zoning code, the Current Draper City Municipal Code (Current DCMC), and the current 

Development Agreement and amendments.  

 

  

ANALYSIS 

 

General Plan and Zoning. 

Table 1 General Plan and Zoning Designations Exhibit 

Existing Land Use  Residential Hillside Low Density, Open Space and 

Parks 

Exhibit D 

Current Zoning RR-22, RM, C-3 Exhibit E 

Proposed Use Single-family Residential  

Adjacent Zoning   

East RR-22  

West RM, RR-22  

North OS (Open Space), RM, C-3  

South RR-22  

 

The Residential Hillside Low Density and Open Space and Parks land use designations are 

characterized as follows: 

 



 

 
Mercer Mountain Estates                                                                                              App. # 2025-0016-SUB 

Final Subdivision Plat Request 3  

 

 
According to 1999 DCMC Section 9-8-020 the purpose of the RR-22 zone is to “To promote 

and preserve, in appropriate areas, conditions favorable to large-lot family life, the keeping of 

limited numbers of animals and fowl. These districts are intended to be primarily residential in 

character and protected from encroachment by commercial and industrial uses.” 

 

According to 1999 DCMC Section 9-8-020 the purpose of the RM zone is to “To provide areas 

for low-to-medium residential density with the opportunity for varied housing styles and 

character, providing for a maximum density of up to twelve (12) units per acre for medium to 
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high density residential unit projects subject to conditional-use permit procedures and 

conditions for this type of use and based on minimum development guidelines adopted by the 

City.” 

 

According to 1999 DCMC Section 9-8-020 the purpose of the C-3 zone is to “To provide 

areas, in appropriate locations, where a combination of business, retail commercial, 

entertainment, and related activities may be established, maintained and protected. Regulations 

for this district are designed to provide a suitable environment for those commercial and service 

uses which are vital to economic life.” 

 

Subdivision Layout. The proposed subdivision plat can be found as Exhibit G of the report. 

The Tenth Amendment to the Development Agreement approved a modified street cross 

section. The street will be 50-feet wide, with a 5-foot parkstrip and 5-foot sidewalk on one 

side of the roadway, and a 4-foot parkstrip and no sidewalk on the other side of the 

roadway. This 4-foot parkstrip will be used for snow storage. The width and design of the 

asphalt and curb and gutter comply with the Mountain Street Standard and have not been 

reduced. There is a public access easement on the first 250-feet of the road leading into the 

development. This public access easement allows access to City open space located 

adjacent to the roadway and Canyon Pointe Rd. 

 

Table 2 Subdivision Design Requirements 

Standard DCMC & DA 

Requirements 

Proposal Notes  

Number of Lots 50 50 Per Development 

Agreement 

Lot/Parcel Size 12,000 sq ft minimum 12,617 sq ft - 25,674 

sq ft 

Per Development 

Agreement 

Lot Width 90-feet 91-feet - 106-feet Per Development 

Agreement 

Lot Depth Two to one (depth to 

width) 

141-feet - 197-feet  

Street Frontage 50-feet minimum 61.4-feet - 150.5-

feet 

 

Street Width 50-feet 50-foot Per Development 

Agreement 

Street Ownership Private gated 

community 

Private gated 

community 

Per Development 

Agreement 

Easements-    

PUE Front 10-feet 10-feet  

PUE Rear 7-feet 7-feet  

PUE Side 6-feet 6-feet Per Development 

Agreement 
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Other NA 20-foot sewer 

access easement, 

slope easements, 

public access 

easement 

Per Development 

Agreement 

 

Circulation. The entrance to the subdivision is proposed to be gated, as allowed by the 

Development Agreement. The design complies with DCMC Section 9-27-200 gating 

standards. The site plan can be found as Exhibit F of this report. 

 

Table 3 Subdivision Circulation Design Requirements 

Standard DCMC Requirements Proposal Notes 

Entrance Gate    

     Location 50-feet from edge of 

adjoining roadway 

778-feet  

     Pull out lane Pull out lane at call box 

mechanism 

Pull out lane by call 

box and one at mail 

box 

 

    Fire access Equipped with siren 

operated sensor or 

other system to allow 

access as approved by 

Fire Dept.  

Will comply, specific 

system will be 

approved by Fire 

Marshal prior to 

installation. 

Condition has 

been included 

requiring 

compliance. 

Stub Street 

Connections 

Required to connect to 

all stub streets 

No stubs required, 

surrounded by open 

space 

 

# of Cul-de-sacs NA 2  

# of flag lots NA 0  

 

Cuts, Fills, and Easements. The Tenth and Eleventh Amendments to the Development 

Agreement approved easements on City property for cuts and fills along the proposed 

access roadway, along with additional fill next to the entrance road, and adjacent to the 

proposed sewer line at the south of the development. Exhibit H shows the scope of the 

grade changes, and the location of the various easements. The easements will be recorded 

on the City property as part of the final plat recording. 

 

Landscaping and Lot Coverage. The applicant has provided a street tree plan, which shows 

trees within the neighborhood and along the access road up to the gate (Exhibit I). There 

will not be trees along the access road between the gate and the start of the residential 

lots. This is due to the roadway running through open space and creating a possible fire 

concern in the area. Street trees will be from the approved street tree list.  
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Fencing. The Development Agreement requires a 6-foot tall wrought iron fence to be 

installed adjacent to City open space. In the case of the Mercer Mountain Estates, that is 

around the boundary of the entire subdivision. The Tenth Amendment allows property 

owners to install a temporary chain link fence prior to City issuance of a building permit, 

with the required permanent wrought iron fence to be installed prior to issuance of an 

occupancy permit for a new home. The intent of the fencing requirement is to prevent 

encroachment into City property. 

 

Previous Conditions of Approval. The Planning Commission placed the following conditions 

of approval on the Preliminary Subdivision Plat on April 10, 2025:  

 

1. That all requirements of the Draper City Engineering, Public Works, Building, 

Planning, and Fire Divisions are satisfied throughout the development of the 

site and the construction of all buildings on the site, including permitting. 

2. That all requirements of the geotechnical report are satisfied throughout the 

development of the site and the construction of all buildings on the site. 

3. Per DCMC Section 17-3-060, if an application for final subdivision plat has not 

been made within one year of the date of preliminary subdivision plat 

approval, the preliminary subdivision plat approval shall be void. A onetime 

12-month extension may be granted by the Planning Commission for good 

cause shown. The request for extension shall be made prior to the expiration 

date. 

4. That the entrance gate shall comply with all standards found within the 

DCMC Section 9-27-200(D) and (F), and shall comply with all IFC (International 

Fire Code) standards for access. Gates must be a minimum width of twelve 

(12) feet wide on each side of gate width. A fire department lock box would 

be required to house emergency access device for emergency vehicles and 

must meet the City Ordinance for gates to be approved by the Fire 

Department and Police Department.  

5. This project is located within urban wildland interface and the Suncrest area, 

residential fire sprinklers are required. Fire sprinklers shall compile with IFC. 

Please place the fire sprinkler requirement on the plat to be recorded.  

6. The outstanding redlines in Exhibit A [in the Planning Commission Staff 

Report] shall be addressed with the final plat application. 

 

Criteria For Approval. The criteria for review and potential approval of a final subdivision 

plat request is found in Section 17-4-040 of the DCMC. This section depicts the standard of 

review for such requests as: 

 

A. Upon receipt of the final plat, the Development Review Committee, including the City  

Engineer, shall review the final plat and construction drawings and determine whether 

the final plat conforms to the preliminary plat and is in compliance with the engineering 
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and surveying standards and criteria set forth in this chapter and all other applicable 

standards and ordinances of the City and the State of Utah. If the final plat complies, the  

Development Review Committee shall forward the plat to the Zoning Administrator, 

through the Community Development Department. If the final plat does not comply, the 

Development Review Committee shall return the plat to the subdivider, through the 

Community Development Department, with comment. Review of the final plat submittal 

shall follow the process outlined in section 17-1-080 of this title.   

B. After the fourth or final review, the Zoning Administrator shall either approve the final 

plat, or deny the final plat if it is does not conform with this title or other applicable 

ordinances. If the Zoning Administrator denies the final plat, the Zoning Administrator 

shall specify the reasons for the denial.  

C. No final plat shall have any force or effect unless the same has been approved by the 

Zoning Administrator and signed by the Mayor and City Recorder. 

 

 

REVIEWS 

 

Planning Division Review.  The Draper City Planning Division has completed their review of 

the Final Subdivision Plat submission. Comments from this division, if any, can be found in 

Exhibit A.   

 

Engineering and Public Works Divisions Review.  The Draper City Engineering and Public 

Works Divisions have completed their reviews of the Final Subdivision Plat submission. 

Comments from these divisions, if any, can be found in Exhibit A.   

 

Building Division Review.  The Draper City Building Division has completed their review of the 

Final Subdivision Plat submission. Comments from this division, if any, can be found in 

Exhibit A.   

 

Geotechnical and Geologic Hazards Review.  Taylor Geo-Engineering, LLC and Simon 

Associates LLC., in working with the Draper City Building and Engineering Divisions, have 

completed their reviews of the geotechnical and geologic hazards report submitted as a 

part of the v Comments from Taylor Geo-Engineering, LLC, if any, can be found in Exhibit A.   

 

Fire Division Review. The Draper City Fire Marshal has completed his review of the Final 

Subdivision Plat submission. Comments from this division, if any, can be found in Exhibit A.   

 

Parks & Trails Committee Review.  The Draper City Parks and Trails Committee has 

completed their review of the Final Subdivision Plat submission. Comments from this 

division, if any, can be found in Exhibit A.   

 

Noticing. A notice of decision will be issued as outlined in City and State Codes. 
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STAFF RECOMMENDATION 

 

Staff finds that the application complies with the DCMC and recommends that the Zoning 

Administrator review the request and approve the application based on the findings listed 

below and the criteria for approval, as listed within the staff report. 

 

If the Zoning Administrator decides to approve the request, staff recommends they note 

the following requirements for completion of the subdivision: 

1. That all requirements of the Draper City Engineering, Public Works, Building, 

Planning, and Fire Divisions are satisfied throughout the development of the 

site and the construction of all buildings on the site, including permitting. 

2. That all requirements of the geotechnical report are satisfied throughout the 

development of the site and the construction of all buildings on the site. 

3. That the entrance gate shall comply with all standards found within the 

DCMC Section 9-27-200(D) and (F), and shall comply with all IFC (International 

Fire Code) standards for access. Gates must be a minimum width of twelve 

(12) feet wide on each side of gate width. A fire department lock box would 

be required to house emergency access device for emergency vehicles and 

must meet the City Ordinance for gates to be approved by the Fire 

Department and Police Department.  

4. This project is located within urban wildland interface and the Suncrest area, 

residential fire sprinklers are required. Fire sprinklers shall compile with IFC. 

Please place the fire sprinkler requirement on the plat to be recorded.  

5. Retaining walls are to comply with DCMC 9-27-085.  Retaining walls are not 

reviewed or approved with this review and approval process.   

6. Draper City requires the engineer of record to provide the subdivision as-built 

drawings, retention basins volume certifications, and site grading and 

drainage certification letter after subdivision construction is complete.   

7. Warranty deeds for the property transfer approved in the 5th and 8th 

Development Agreement Amendments shall be completed prior to the 

recordation of the final plat. 

8. Individual property owners are responsible to plant and maintain street 

trees, including the HOA, adjacent to or on their property in compliance with 

the approved street tree plan for the subdivision and tree species shall be 

from the approved street tree list. 

9. The city waterline and meter vault easement be a minimum of width of 20 

feet, centered on the pipeline from Canyon Pointe Rd and surrounding the 

master meter vault. 

 

The findings for approval are as follows:   

1. The proposed plat complies with DCMC Section 17-4-040. 

2. The proposed plat complies with DCMC Section 17-4-030. 





 

 

EXHIBIT A 

DEPARTMENT REVIEWS 

 

REVIEWS ARE NOT MEANT TO BE AN ALL INCLUSIVE LIST OF POSSIBLE COMMENTS OR 

CONDITIONS. 

 

 

Planning Division Review.   

 

1. Warranty deeds for the property transfer approved in the 5th and 8th 

Development Agreement Amendments shall be completed prior to the 

recordation of the final plat. 

2. Signed and notarized CC&Rs will be required with the final mylar. 

3. A preliminary title report dated within 60 days is required with the final 

mylar. 

 

Engineering and Public Works Divisions Review.   

 

1. Retaining walls are to comply with DCMC 9-27-085.  Retaining walls are not 

reviewed or approved with this review and approval process.  Comment is 

informational – no additional action required during review process. 

2. Draper City requires the engineer of record to provide the subdivision as-built 

drawings, retention basins volume certifications, and site grading and 

drainage certification letter after subdivision construction is complete.  

Informational comment – no additional action is required prior to subdivision 

approval. 

3. Owner’s dedication is found at DCMC 17-4-030(N)(2).  Update dedication 

language to the dedication within city code. 

4. Add any drainage easement for swales crossing lots, as required by the 

drainage and grading plan per DCMC 17-5-040 and 18-3-150.  Minimum 

easement width shall be 10 feet.  Add private drainage swale between lots 1 and 

2.  Comment partially addressed – update easement to private drainage 

easement. 

5. The city waterline and meter vault easement be a minimum of width of 20 feet, 

centered on the pipeline from Canyon Pointe Rd and surrounding the master 

meter vault. 

 

Fire Division Review. 

 

1. Fire Department Access is required. An unobstructed minimum road width of 

twenty-six (26) feet exclusive of the shoulders and a minimum height of 

thirteen (13) feet six (6) inches shall be required. The road must be designed 



 

 

and maintained to support the imposed loads of emergency apparatus. The 

surface shall be able to provide all weather driving capabilities. The road shall 

have an inside turning radius of twenty – eight (28) feet. There shall be a 

maximum grade of 10%.  Grades may be checked prior to building permits 

being issued.   

  

D103.6.1 Roads 20 to 26 feet in width. Fire lane signs as specified in Section 

D103.6 shall be posted on both sides of fire apparatus access roads that are 

20 to 26 feet wide (6096to 7925 mm).    

   

❖ This section requires that parking be prohibited on both sides of narrower 

fire apparatus access roads. Twenty feet (6096 mm) is the appropriate width 

needed for two average-size fire trucks to pass one another. If that width is 

reduced by parking even on one side, it will be potentially difficult for a fire 

department to undertake emergency operations in that area.   

   

D103.6.2 Roads more than 26 feet in width. Fire lane signs as specified in 

Section D103.6 shall be posted on one side of fire apparatus access roads 

more than 26 feet wide (7925 mm) and less than 32 feet wide  (9754 mm).   

   

❖ Because this width is more than sufficient for maneuvering at least two 

fire department vehicles by one another, parking would be allowed on one 

side.  

  

2. D103.6 Signs. Where required by the fire code official, fire apparatus access 

roads shall be marked with permanent NO PARKING—FIRE LANE signs 

complying with Figure D103.6. Signs shall have a minimum dimension of 12 

inches (305mm) wide by 18 inches (457mm) high and have red letters on a 

white reflective background. Signs shall be, posted on one or both sides of 

the fire apparatus road as required by Section D103.6.1 or D103.6.2.  NO 

PARKING FIRE LANE signs shall be placed every 250 feet. Please show on 

plans.   

 
3. Fire Hydrants are required. Hydrants are required to be spaced at 450ft as 

the hose lays not as the crow flies for this project. Fire Flow of 2,000 GPM @ 

20 p.s.i. residual pressure. All fire hydrants are required to be operational 

and unobstructed at all times throughout the project. If at any time a hydrant 

needs to be shut down and made inoperable the Fire Marshal shall be 

notified immediately.  

4. Utilities All utilities including Fire hydrants within the required width of fire 



 

 

apparatus access roads shall be installed prior to introducing combustible 

materials to a site or commencing vertical construction. Any excavation in the 

required fire department access roadway after combustible materials are on 

site shall be performed in a manner to maintain access to the site and shall 

be coordinated with the Fire Marshal. Combustible material shall not be 

placed in any way that will impede fire apparatus access to any site.   

5. Site Access Required During Construction. Prior to and throughout 

construction a form of acceptable temporary Fire Department Access to the 

site shall be installed this includes turn arounds. The required access for fire 

apparatus access shall have a base material capable of supporting a 

75,000lbs vehicle, during most-weather conditions, installed and compacted 

to 95% relative compaction at a minimum of 26 feet wide. There shall be no 

parking of construction vehicles, sub-contractor vehicles within the required 

fire access they shall be parked on the non-hydrant side of the road to allow 

for emergency vehicles to still access the subdivision. If at any time during 

the building phase any of the hydrants or temporary Fire Department Access 

becomes non-compliant any and all permits could be revoked.   

6. Access and Fire Protection During Construction All buildings under 

construction shall meet the requirements of IFC Chapter 33, Fire Safety 

During Construction and Demolition as well as all of the sections detailed in 

this document.  

7. IFC SECTION 3310 ACCESS FOR FIRE FIGHTING DURING CONSTRUCTION 

3310.1.1 Required access. Approved vehicle access for firefighting shall be, 

provided to all construction or demolition sites. Vehicle access shall be 

provided to within 100 feet (30 480 mm) of temporary or permanent fire 

department connections. Either temporary or permanent roads, capable of 

supporting vehicle loading under all weather conditions, shall provide vehicle 

access. Vehicle access shall be, maintained until permanent fire apparatus 

access roads are available.  

  

❖ Until permanent fire apparatus access roads are constructed, fire-fighting 

vehicle access is the means by which fire fighters gain access to the 

construction or demolition site and building for fire suppression and rescue 

operations. Such access is an integral component of the fire prevention 

program. The site superintendent or other person responsible for 

construction and demolition operations is responsible for maintaining and 

policing fire-fighter access routes, as pro-vided in Section 3308. Fire 

apparatus must be able to get within 100 feet (30 480 mm) of any installed 

fire department connection supplying water to temporary or permanent fire 

protection systems. Access roads must support the weight of the heaviest 

vehicle that might respond. The weight requirements are avail-able from the 

local fire department. All-weather sur-faces are required because the 

responding fire department should not waste time moving snow or trying to 



 

 

get out of mud.  

  

8. Residential Fire Sprinklers Required. A deferred submittal for NFPA 13-D fire 

sprinkler shop drawings are to be sent via email to: Don Buckley at 

fire.permits@draperutah.gov . A complete set of plans, with manufacturer 

cut sheets, and hydraulic calculations. Plans must be stamped by a NICET 

level III or better in Auto Sprinkler Layout. ALL FIRE PROTECTION PLANS 

REQUIRE 3rd PARTY REVIEW PRIOR TO BE SUBMITTED TO THE DRAPER FIRE 

DEPARTMENT. This project is located within Suncrest and the required fire 

sprinkler system SHALL be designed with a pump per the AHJ. Please place 

the fire sprinkler requirement on the plat to be recorded.    

9. No combustible construction shall be allowed prior to hydrant installation 

and testing by water purveyor. All hydrants must be operational prior to any 

combustible elements being received or delivered on building site.   

10. Visible Addressing Required. New and existing buildings shall have approved 

address numbers plainly legible and visible from the street fronting the 

property. These numbers shall contrast with their background.  

11. This Project may fall under Draper Gate Ordinance. If there is to be a gated 

entrance to the private drive it must be able to meet the fire department 

access requirements. Gates must be a minimum width of twelve (12) feet 

wide on each side of gate width. A fire department lock box would be 

required to house emergency access device for emergency vehicles and must 

meet the City Ordinance for gates to be approved by the Fire Department 

and Police Department.  

12. Street Signs required and are to be posted and legible prior to building 

permits being issued. All lots to have lot number or address posted and 

legible.  

13. The 2024 Wildland Urban Interface Code.  All of the homes within the project 

must meet the ignition resistant construction and fire clearance 

requirements of the 2024 Wildland Urban Interface Code Chapters 4 and 5. 

As it pertains to Moderate Hazard Fire Severity.  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

EXHIBIT B 

VICINITY MAP 

 



 

 

EXHIBIT C 

AERIAL MAP 

 



 

 

EXHIBIT D 

LAND USE MAP 

 



 

 

EXHIBIT E 

ZONING MAP

 



 

 

EXHIBIT F 

SUBDIVISION PLAT 
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