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PLANNING COMMISSION AGENDA 
Thursday, December 14, 2023, at 6:00pm 

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

 

The order of agenda items is subject to change at the discretion of the Planning Commission Chair. 
 
6:00 p.m.    Call to order: Pledge, Invocation, and Introductions/Announcements. 
 

Consent Items 
 

Items on the consent agenda are routine in nature and do not require discussion or independent action. Members of the 
Commission may ask that any items be considered individually for purposes of Commission discussion and/ or for public 
comment. Unless that is done, one motion may be used to adopt all recommended actions. 
 

1. Planning Commission Meeting Minutes – November 9, 2023. 
2. Planning Commission Meeting Schedule for 2024. 

 
Action Items 

 
3. Consideration of a Preliminary Plat and Project Plan approval for a new car wash located at 1473 South 1600 

West in the General Commercial (GC-1) Zone. 
4. Appointment of a Planning Commission Chairman and Vice-Chairman for 2024. 

 
PUBLIC COMMENT MAY BE ACCEPTED AT THE DISCRETION OF THE CHAIR 
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including 
auxiliary communicative aids and services) during the meeting/hearing should notify April Houser at the Community 
Development Office, at Mapleton City, 125 West 400 North, Mapleton UT 84664, or by phone, (801) 489-6138, giving at 
least 24 hours notice. Signature on this document certifies that it was posted in the City Office on 12/7/23. 
 
THIS AGENDA SUBJECT TO CHANGE WITH A MINIMUM OF 24 HOURS NOTICE 
(Last Modified December 7, 2023) 
 
 
______________________________________ 
April Houser, Executive Secretary 



2024 Mapleton City Planning Commission 
Regular Annual Meeting Schedule 

Meetings are scheduled to begin at 6:00pm 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Month Public Notice 
Date 

Regular 
Meeting 

Date 

Public Notice 
Date 

Regular 
Meeting 

Date 
January 12/28/23 1/11/24 1/11/24 1/25/24 

February 1/25/24 2/8/24 2/8/24 2/22/24 

March 2/29/24 3/14/24 3/14/24 3/28/24 

April 3/28/24 4/11/24 4/11/24 4/25/24 

May 4/25/24 5/9/24   

June 5/30/24 6/13/24 6/13/24 6/27/24 

July 6/27/24 7/11/24   

August 7/25/24 8/8/24 8/8/24 8/22/24 

September 8/29/24 9/12/24 9/12/24 9/26/24 

October 9/26/24 10/10/24 10/10/24 10/24/24 

November 10/24/24 11/14/24   

December 11/27/24 12/12/24   
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      Planning Commission Staff Report
Item:  
3  

Date:  
12/14/2023 

Applicant:   
Quick Quack 

Location:  
1473 S Hwy 89 
 
Prepared By:  
Sean Conroy, Community  
Development Director 

Public Hearing: 
No 

Zone:  
GC-1 

Attachments: 
1. Application information. 
2. Decibel chart.  
3. Correspondence.  

 

REQUEST  
Consideration of a Preliminary Plat and Project Plan approval for a car wash 
located at 1473 S Highway 89 in the General Commercial (GC-1) zone.  
 
BACKGROUND & DESCRIPTION 
The subject property is part of the Whiting Commercial subdivision and is 
approximately 1.5 acres in size.   The property is zoned General Commercial 
(GC-1) and has frontage on Highway 89.  The Canyon View Medical Clinic is 
located to the north, Maverik Gas Station is located to the south, a residential 
subdivision is located to the east and the property to the west is an agricultural 
field.   
 
The applicant is requesting approval for the following:  
 

• Preliminary plat approval to subdivide the existing 1.5 acre lot 
into two lots.  

• Project plan approval for a Quick Quack car wash located on the 
southern lot.  The northern lot would remain vacant at this time.  

 
EVALUATION 
General Plan & Zoning:  The General Plan land use designation for this site is 
“commercial”. Commercial uses are encouraged at key intersections along 
Highway 89, including this one, to provide service destinations for the 
community.  Goal 5 of the Land Use Element of the General Plan encourages a 
diverse and appropriate mix of commercial uses.   
 
The GC-1 zone is the primary commercial zone for the City and is intended to 
help implement the vision of the General Plan.  MCC Section 18.64.030 
identifies car washes as a permitted use in the GC-1 zone.  The applicant’s 
proposed use is consistent with the General Plan and the GC-1 zone.    
 
Design Standards:  Staff has provided a summary below of the City’s 
commercial design standards along with a brief response.   
 
Site Standards: 
 

•   Buildings should be oriented to the street with parking to the side or the 
rear of the building.  Side setbacks are a minimum of 10’ and the rear 
setback is 20’.  

•    Adjacent commercial uses should include cross access 
connections.   
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Response:  The building is located close to Highway 89 with the parking on the side of the building.  The 
proposed building exceeds all setback requirements.  The applicant is proposing a cross access drive 
along the front of the lot that would allow access between Canyon View Medical to the north and Maverik 
to the south without the need to existing onto Highway 89. 
 
Buildings: 
 

•    Buildings should include changes in rooflines.  
•    Buildings should have quality materials and not have more than 49% of the façade in stucco.  
•    Builidngs should include a covered entry.   
•    Maximum height shall not exceed 45’.  

 
Response:  The applicant is proposing gabled rooflines and a mix of vertical wood/hardy board siding 
and a stone base.  Half-timber beams are also proposed.  Staff notes that the design is an upgrade from 
their standard building design and is meant to be consistent with the existing commercial buildings on 
the site and with the rural character of the City.  The proposed building height is 32 feet.   
 
Parking:  

• Parking shall be provided based on the table found in MCC Section 18.92.030.  
• For uses not specifically identified, the Planning Commission shall determine the final parking 

requirement.  
 
Response:  The code does not identify a specific parking requirement for car washes.  Since there are no 
customer visits besides those driving through the car wash or using the vacuum stations, the proposed 
parking is more than adequate for the use.   
 
Landscaping 
 

• At least 20% of the site is required to be landscaped.  
• A 10’ landscape buffer is required along the rear property line including trees every 30’.   

 
Response:  The proposed plan includes approximately 22% of the site in landscaping and includes the 
required 10’ buffer along the rear property line.     
 
Noise:  Car washes do generate more noise than a typical office or retail type commercial use.  The GC-1 
zone does not establish a maximum noise allowance, but the Planning Commission can consider 
reasonably anticipated determinental effects that the proposed use could create. The applicant has done 
the following to limit noise impacts on the residential neighbors to the east:  
 

• The car wash is located as close to Highway 89 as possible.  The eastern wall of the building is 
located approximately approximately 157 feet from the residential fence line and over 210 feet 
from the nearest residence.   

• The applicant has oriented the building so that the loudest element, which is the dryer, is 
located closest to the Highway and furthest from the residential properties.  The dryer will be 
over 265 feet from the residential fence line and 320’ from the nearest residence.   
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Decibel levels db(A) is a typical way to measure noise impacts.  Decibel levels between 30 and 50 are 
considered  “quiet” and noises from 50 to 60 are considered “comfortable”.  The applicant has submitted 
a noise study from another project that is oriented similar to the proposed plan.  The study indicated 
that the sound at approximately 80 feet from the entrance was 59 db(A).   
 
Staff has taken decibel readings at the residential fence line at the project site.  The typical traffic noise 
from Highway 89 registers on average between about 52-58 db(A) at the fence line with spikes between 
60-65 db(A) from large trucks.  Staff has also visited several Quick Quack locations and gathered decibel 
level readings.  Based on the applicant’s noise study and staff’s site visits, it appears that the noise 
levels at the residential fence line from the proposed use would be in the range of 60 to 65 db(A) or less 
and would not exceed noise levels  already being experienced from the daily traffic on the highway.  
This seems to be an acceptable expectation for residential properties that are located next to a 
commercial district.   
 
Subdivision Review:  The GC-1 zone does not have a minimum lot size, but does require at least 75 feet of 
frontage per lot.  The proposed lots comply with this requirement.  Final engineering plans will need to be 
submitted to the Development Review Committee for final approval.   
 
Commission Discretion:  Preliminary plat and project plan applications are considered administrative in nature.   
The City has received several letters expessing opposition to a car wash.  However, since a car wash is listed as 
a permitted use, the Commission does not have the discretion to deny it.  The role of the Planning Commission 
is to determine if the application complies with Mapleton City standards.  If the application complies with city 
standards, the application should be approved.    
 
RECOMMENDATION 
Approve the preliminary plat and project plan with the following conditions:  
 

1. Final subdivision plans shall be submitted and approved by the Development Review Committee.   
2. The final building permit plans shall include all final landscaping and exterior lighting proposals.   
3. A separate application must be submitted for all signage.   
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December 7, 2023 
 

From: Russell Nelson 

Lonestar Builders  

2208 W 700 S 
Springville, UT 84663 

 
To Whom it May Concern: 

 
We are excited at the prospect of bringing a Quick Quack Car Wash to the town of Mapleton. As part of our concept plan 
application, we wanted to send a project statement to express our intentions for this site and explain a little bit about company 
standards for Quick Quack. 

 
Our proposed development is that of new construction of an automatic car wash facility with associated vacuum stalls. We 
believe that our proposed development is compatible with surrounding sites in use, size, and intensity. As part of the full 
development plan review, we will work with appropriate city departments to ensure that our development meets all city of 
Mapleton Codes and Ordinances. 
 
The developer of this site and one of the co-founders of Quick Quack are both residents of Mapleton, and as such have a 
vested interest in the esthetical appeal and community acceptance of this site. For that reason, we have greatly enhanced the 
elevations from the Quick Quack prototypical branding to match the elevated exteriors associated with the surrounding 
community and have modified the project budget to accommodate these upgrades. See Exhibit A for proposed elevations. The 
exterior materials will be similar to the Canyon View Medial Center north of this site. See Exhibit B for exterior inspiration. 
We have heard there are other parties interested in purchasing this land also for the purpose of building a car wash. We are 
confident that if another car wash company were to obtain this site, they would not have the motivation that our developer has 
to allocate the additional funds needed to give this site such an esthetically pleasing appearance. This will be the most 
impressive car wash Quick Quack has ever developed, which we are very excited about! 
 
Quick Quack currently owns and operates over 200 beautiful automatic express tunnel car wash locations throughout Texas, 
Utah, Colorado, Arizona, Nevada, and California and is a stable and financially resilient company to anchor and support 
neighboring businesses. 

 
What sets Quick Quack apart from the rest? Included below is information regarding the management, operations, and culture 
of Quick Quack to, hopefully, articulate the ways we are very different from what  people typically think about when they think 
of a car wash: 

 
1. Hours of operation: 

7am - 7pm during winter months  
7am - 9pm during summer months 
Closed Sundays 

 

2. Water Usage: Through our advanced water reclamation and recycling process we only use on average 26 gallons of 
water per vehicle washed. This is significant because a person washing their car in their driveway will use between 110 and 170 
gallons of water. It may be counter-intuitive, but Quick Quack Car Wash will absolutely save the city a significant amount of 
water as residents change their habits from self-performed in-driveway car washes to offering their patronage to Quick Quack. 

 
3. Lighting: All site lighting automatically shuts off at 10 pm every day. The only lights left on are the  building lights and 

the monument sign light, the building lights provide a deterrent effect for security benefits. Further, our lights are designed and 
shielded to point down, to prevent light from escaping onto neighboring properties. 
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4. Sound Mitigation: Our dryer blowers and vacuums are designed to ensure that at the property line,   the sound will not 
exceed that of the traffic of the nearby road. While our sites typically abut city’s      major traffic arteries, the sound emanating from 
the car wash will be far less noisy than the traffic. In fact,       our sites are designed to be able to abut residential zones without 
negatively affecting the neighbors. We have included a sound study previously performed on a site similar in layout to what 
we are proposing for Mapleton. See Exhibit C for Sound Study. You will notice that the loudest part of the site is at the exit of 
the tunnel, which we have designed to face Hwy 89. See Exhibit D for proposed site plan. The entrance to the tunnel is the 
quietest part of the car wash tunnel, which we have positioned to be toward the residential boundary line. Also, unlike most of 
our competitors, our self-serve vacuums operate under a single vacuum motor housed by a CMU enclosure to mitigate sound. 
We have made a conscious effort to make sure that the vacuum motor enclosure is at the western end of the proposed site plan 
away from the residential boundary. The modeled decibel level for the comparable sound study at a point approximately 80 
feet in front of the tunnel entrance was 59 decibels.  For this new site in Mapleton, the property line is approximately 157 feet 
from the tunnel entrance, almost twice as far as the study.  Noise levels greatly dissipate over distance. Based off this study and 
our similar layout of tunnel direction and vacuum enclosure, it is determined that the car wash relate decibels should not exceed 
60 at the residential boundary. We are confident that level will not cause community disruption as it is far below the maximum 
levels requested by other cities. 

 
5. Traffic and Parking: At any given time, there are two or three employees on site; they have their own parking stalls, 

including one accessible stall apart from the customer vacuum stalls. We are an express wash and our desired site size for each 
location is +/- 1 acre. We are really a convenience stop for most of  our customers; they are expecting to be in and out quickly. 
Our site plan is designed to support and self- sustain all customer traffic flow. This is possible due to the short length of time our 
customers stay on site. Quick Quack Car Wash uses a conveyor that keeps cars moving even if there are many cars in line. The 
entire wash cycle lasts no longer than THREE MINUTES and since there is no waiting for the car in front of you to finish, you 
will rarely spend more than five minutes from the time you pull in to when you are back on your way. By design, our typical 
site can handle much more vehicle volume than we actually experience.       _Even at peak car wash hours, our lines need to be short 
enough to not deter potential customers. 

 
6. Company Values: Why do Quick Quack team members wear ties? Cleanliness is one of our company values and we 

believe that this extends beyond just a clean car. We feel that our facilities and team members should also represent the highest 
standards of appearance. Unlike full-service car washes or other automotive service centers where employees might be more 
hands-on, our team members are primarily cashiers and customer service professionals who greet customers with a friendly smile 
and clean appearance. Quick Quack Car Wash’s state-of-the-art car wash equipment does the heavy lifting and the “dirty work.” 
Our signature duck ties have become an important part of our brand image that the majority of our customers appreciate and 
have come to expect and love. Our company slogan: Be FAST, Be CLEAN, Be HONEST, Be CONSISTENT, Be 
ACCOUNTABLE, Be a LEADER, Work as a TEAM, Show RESPECT, WORK hard, Have FUN! 

 
7. Community Involvement: Quick Quack strives to get involved in the community. In fact, prior to each car wash opening 

we select a person or family in need in the city we are opening the wash in and provide free washes to the community and ask 
that the community donate to the in-need person. Quick Quack then matches the donations. This has been wildly successful in 
the past with donations ranging from $5,000 to over $10,000 to community members in need. Further, after our grand opening, 
we provide 10 days of free premium car washes at the site. It is a fun time for all.  

 
In conclusion, between Quick Quack’s cutting edge water conservation technology, aesthetically pleasing finished car wash 
building and site layout with beautiful landscaping, non-offensive operating hours, light disturbance mitigation, sound 
abatement technology, completely self-contained vehicular traffic, company values, impressive and ongoing community 
involvement, overall high property tax assessment, and the wonderful community service Quick Quack provides of an 
absolutely immaculate clean vehicle inside and out; Quick Quack is humbly confident that a business such as this will be a 
valuable addition to Mapleton. 

Warm regards,  

 
Russell Nelson 
Project Manager 
Lonestar Builders, LLC  
M: 435-757-0400 
E: russ.nelson@lonestarbuildersinc.com 
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Exhibit A 
 

Proposed Elevations 
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Exhibit B 
 

Exterior Inspiration 
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Exhibit C 

 
Sound Study 
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Figure 9.1
Sound Levels and Human Response

04/03/2009  JN 70-100077

Source: Melville C. Branch & R. Dale Beland (1970), Environmental Protection Agency (1974)  

CARMEL-BY-THE-SEA GENERAL PLAN UPDATE
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