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Planning Commission Staff Report

Item:  
2 
 
Date:  
2/10/22 

Applicant:  
Riding Siding LLC 

Location:  
500 N Hwy 89 

Prepared By:  
Sean Conroy, Community 
Development Director 

Public Hearing: 
No 

Zone:  
RA-2, RA-1, TDR-R 

Attachments 
1. Standard Findings. 
2. Subdivision Plans. 
3. July 2021 DRC 

comments. 
4. Traffic Impact Report 

Executive Summary.  
5. Correspondence. 

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

REQUEST 
Consideration of a request for Preliminary Plat approval for the 
Grindstone Subdivision consisting of 49 lots located at approximately 
500 North Highway 89 in the RA-2 and RA-1, TDR-R Overlay zones.  
 
BACKGROUND & DESCRIPTION 
The subject property is approximately 31 acres in size and has been 
used primarily for agricultural purposes.  Prior to 2021, the western four 
acres was zoned General Commercial (GC-1) and the eastern 27 acres 
was zoned Agricultural Residential (A-2).  In 2021, the City Council 
rezoned the GC-1 portion to Residential-Agricultural (RA-2) and the A-
2 portion to Residential-Agricultural (RA-1) with a Transferable 
Development Right Receiving Site Overlay (TDR-R).      
 
The applicant is now requesting preliminary plat approval for the 
Grindstone Subdivision that includes 49 lots (9 in the RA-2 zone, 40 in 
the RA-1 zone) ranging in size from .33 of an acre to 1.09 acres.  
 
EVALUATION 
Rezone Conditions: Below is a summary of the rezone conditions 
required by the City Council and how the applicant has or has not 
complied:  
 
Condition:  The density in the RA-1 area shall not exceed 40 lots.  
 
Response: The preliminary plat complies with this condition.  
 
Condition:  The applicant shall resolve the gap on the south side of the 
property.  
 
Response: A boundary line agreement was recorded on August 19, 2021 
resolving this gap.  
 
Condition:  The preliminary plat shall be generally consistent with the 
concept plan submitted with the rezone approvals.  
 
Response: The preliminary plat complies with this condition.  
 
Condition: The subdivision applicant shall include the final landscape 
and entry feature design for the entrance off of Highway 89.  
 
Response: This will be submitted prior to review by the City Council. 
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Zoning:  There are nine lots in the area zoned RA-2 and 40 lots in the area zoned RA-1, TDR-R 
zone.  The RA-2 zone requires a minimum lot size of 14,500 square feet and the RA-1, TDR-R 
requires a minimum lot size of one acre, or ½ acre with TDRs.  The preliminary plat complies with 
these standards but will need 17 TDR certificates.     
 
Subdivision: MCC Chapter 17.04.050.B outlines the review standards that should be used by the 
Commission when reviewing subdivision applications.  These standards are shown in attachment 
“1”. The subdivision ordinance requires a traffic impact study for all projects of 30 lots or more.  
The applicant has provided the attached traffic study.   
 
The study indicates that the primary traffic issue is that the new intersection at Highway 89 will 
operate at a poor level of service during peak evening hours due to the number of vehicles that 
will be turning eastbound off of Highway 89.  The recommended mitigation is to install a traffic 
signal at this intersection. Since Highway 89 is a UDOT road, a signal will be installed when UDOT 
determines it is warranted, so while there may be some traffic congestion on the Highway, it is 
expected to be temporary.    
  
RECOMMENDATION 
Recommend approval of the Preliminary Plat to the City Council with the attached findings and 
condition. 
 
SPECIAL CONDITION 
1. Any outstanding issues raised in the DRC minutes shall be addressed prior to plat recording.   
 

 



 

 

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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HIGHWAY 89 SECTION
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Development Review Committee Minutes 
February 4, 2022 

On December 30, 2021 revised plans were submitted for the Grindstone Estates subdivision 
consisting of 49 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  

1.  Please provide a landscape plan for Highway 89 and entrance feature.  Plan shall 
include local-scape landscaping rather than just sod. 

2.  All boundary gaps and overlaps shall be resolved prior to plat recording.  
3.  The entry landscape feature shall be maintained by the owners of the lots on which 

they are located.    
 

Engineering and Public Works Division 
Steven Lord, P.E. Public Works Director/City Engineer                                                
Phone (801) 489-6253 Email: slord@mapleton.org 

Engineering Reports 

1. The applicant must submit plans to Hansen, Allen, & Luce (see attached form) to be 
added into the City’s water model. The applicant shall be responsible for the cost of 
this review. 

2. Please submit the plans to Fransen Civil Engineers and provide a letter from them 
stating that the irrigation design meets the requirements of Mapleton Irrigation 
Company. 

3. A UDOT access permit will be required. 
4. Each STORMBRIXX chamber needs volume in cubic feet callout and number of tank 

body cell callouts, either in the SD report with a map or directly on the plans 

Streets 

1. Widen entrance on HWY 89 to accommodate future signal following the TIS 
guidance. Curb returns must line up with Sunrise Ranch Drive, please show this on 
the plans. 

2. Add street centerline geometry labeling 
3. Move STOP and STREET sign @ intersection of 400 N and 1100 W to southeast 

corner 
4. Please add crosswalk striping to 400 North intersections 
5. Add vertical curve to STREET 2. Max geometric change in slope is 1% 
6. STOP signs only at the intersections with 400 North. All other intersections should be 

YIELD signs. 

mailto:sconroy@mapleton.org
mailto:sconroy@mapleton.org
mailto:slord@mapleton.org
mailto:slord@mapleton.org
sconroy
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Sewer 

1. STREET 2 is missing the sewer profile on SHEET PP10 

Power and Fiber 

1. Intersections with 400 North should have streetlights on 2 corners 
2. Please submit power plans as soon as possible so the city can design the required 

fiber network 

Pressurized Irrigation 

1. PI Main crossing of HWY 89 must be 12” 
2. Include services for HWY 89 landscaping 
3. Lots 1-2 are missing PI services 

Storm Drain 

1. Inlets immediately prior to storage chambers must be pre-treatment inlets with 
snout and oil absorbent pillows – where is the note? 

2. More information is needed for the STORMBRIXX chambers, inlet elevations, cleanout 
access locations, pipe size and material etc. 

3. Missing elevation information on SD manhole in HWY 89 Sheet PP-15 
4. Minimum storm drain RCP pipe slope is 0.4%, please correct everywhere 
5. Max inlet spacing 300’ 

Culinary Water 

1. Add valve to west side of connection in HWY 89 
2. Crossing of HWY 89 must be 12” 
3. Upsize HWY 89 culinary main to 8” per city master plan 
4. Ensure 10’ separation between water services and sewer services, multiple locations 

Irrigation 

1. MIDC Irrigation facilities need to be in a dedicated easement 

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). Items highlighted must be submitted prior to final approval. 

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. 

http://www.mapleton.org/
http://www.mapleton.org/
http://www.mapleton.org/
http://www.mapleton.org/
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A Storm Water Pollution Prevention Plan (SWPPP) permit will be required.  Please contact JD 
Shepherd at Mapleton City Public Works with questions. 

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. 

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. 

FYI, Prior to plat recording: 

� Revise drawings to address any outstanding issues raised in the DRC 
comments and/or project conditions.    

� 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 $224,121.59 ($4,573.91).  An additional fee of 
$10,089.52 per lot will be required at the time of building permit.        

� Payment of engineering inspection fee of $9,800 ($200 per lot). 
� Payment of slurry fee ($.18 per square foot of roadway). 
� Submit final mylar with all required signatures. 
� Submit a check made out to Utah County Recorder for $50 per page and $2 per 

lot.   
� Submit 68 acre-feet of water certificates/rights.      
� Submit 17 TDRs.  
� Contact Post Office regarding placement of cluster mailbox. 
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