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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.




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 Y2 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.
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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UDOT NOTES:

1. UDOT RESERVES THE RIGHT, AT ITS OPTION, TO INSTALL A RAISED MEDIAN ISLAND OR RESTRICT THE ACCESS TO A RIGHT—IN OR RIGHT—OUT AT ANY TIME.

2. WORK ON THE UDOT RIGHT—OF—WAY IS SEASONALLY RESTRICTED FROM OCTOBER 15 TO APRIL 15.

3. ROW WORK: WORK IS NOT ALLOWED ON THE RIGHT—OF—WAY DURING THE AM/PM PEAK TRAFFIC HOURS (6:00—9:00 AM AND 3:30 TO 6:00 PM). ADDITIONAL WORK RESTRICTIONS OR MODIFICATIONS MAY BE IMPOSED AT THE TIME OF THE ENCROACHMENT PERMIT.

4. REPLACE ALL PAVEMENT MARKINGS IN KIND (TAPE WITH TAPE AND PAINT WITH PAINT). INSTALL ALL PAINT LINES WITH PERMANENT PAINT APPLICATION PER UDOT SPECIFICATION —2765. PAINT MUST HAVE AT LEAST 6 MONTHS LIFE AS DETERMINED UDOT'S PERMITS OFFICER.
5. ALL NEW PAVEMENT WORDS, ARROWS AND SYMBOLS MARKING WITHIN THE RIGHT—OF—WAY SHALL BE PRE—FORMED THERMO PLASTIC. ALL LETTERS, ARROWS, AND SYMBOLS SHALL CONFORM WITH THE "STANDARD ALPHABET FOR HIGHWAY SIGNS AND PAVEMENT MARKINGS” ADOPTED BY
THE FEDERAL HIGHWAY ADMINISTRATION.

6. ALL SIGNS INSTALLED ON THE UDOT RIGHT—OF—WAY MUST BE HIGH INTENSITY GRADE (TYPE IX SHEETING) WITH A B3 SLIP BASE. INSTALL ALL SIGNS PER UDOT SN SERIES STANDARD DRAWINGS.

7. BEFORE COMMENCING WORK ON THE STATE HIGHWAY, THE GENERAL CONTRACTOR IS REQUIRED TO OBTAIN AN ENCROACHMENT PERMIT FROM THE APPLICABLE REGION’S PERMITS OFFICE BEFORE WORKING WITHIN THE STATE RIGHT—OF—WAY.

8. FOR ALL UTILITY TAPS (ROAD CUTS), USE FLOWABLE FILL PER UDOT'S CURRENT MIX DESIGN (50—150 PSI) UDOT SPEC, 03575.

9. ALL UTILIMES WITHIN THE PAVED SURFACE MUST BE BORED.

10. FOR EXCAVATIONS OUTSIDE OF THE ROADWAY, BACK FILL WITH UDOT APPROVED GRANULAR BORROW AND ROAD BASE. COMPACTION PER UDOT SPEC. 2056 2721.

11. OWNER, DEVELOPER, AND/OR THE CONTRACTOR IS REQUIRED TO HIRE AN INDEPENDENT COMPANY FOR ALL TESTING WITHIN THE UDOT RIGHT—OF—WAY.

12. OWNER, DEVELOPER, AND/OR THE CONTRACTOR ARE RESPONSIBLE FOR ANY DAMAGE TO THE UDOT RIGHT-OF—WAY THAT MAY BE DIRECTLY OR INDIRECTLY CAUSED BY THE DEVELOPMENT ACTIVITY.

13. TRAFFIC SIGNAL INSTALLATION OR MODIFICATION REQUIRES A SEPARATE WARRANTY BOND ONCE THE WORK HAS BEEN COMPLETED AND ACCEPTED. THE PERMITTEE IS RESPONSIBLE FOR HIRING AN INDEPENDENT INSPECTION COMPANY TO PERFORM INSPECTION SERVICES FOR ALL SIGNAL
WORK COMPLETED. FOR A LIST OF THE DOT APPROVED CONTRACTORS AND CONSULTANTS CONTACT THE APPROPRIATE REGIONS TRAFFIC SIGNALS ENGINEER.

14. PARTIAL CONCRETE PANEL REPLACEMENT IS NOT ALLOWED. WHEN PANELS ARE REMOVED, THE ENTIRE PANEL IS REQUIRED TO BE REPLACED PER UDOT STANDARDS, SPECIFICATIONS, AND STANDARDS DRAWINGS.

15. DOUBLE SAW CUT THE CONCRETE TO PREVENT THE SPALLING OF OTHER CONCRETE PANELS AND TO AVOID OVER CUTS. OVER CUTS AND SPALLS WILL REQUIRE FULL PANEL REPLACEMENT.

16. ALL ABOVE GROUND FEATURES INCLUDING UTILITIES (POLES, FIRE HYDRANTS, BOXES, ETC.) MUST BE RELOCATED OUT OF THE AASHTO CLEAR ZONE OR A MINIMUM OF 18" BEHIND CURB.

17. SITE TO BE ACCESS CATEGORY 6.

18. POSTED SPEED LIMIT ON HIGHWAY 89 IS 50 MPH.

19. ALL ADA PEDESTRIAN RAMPS ON US—89 TO MEET UDOT 2022 STANDARD PEDESTRIAN ACCESS (PA) DRAWINGS.

20. CONTRACTOR MUST CUT INTO EXISTING ROADWAY A MINIMUM OF 4 FEET TO ALLOW PROPER COMPACTION.

21, STRIPING REMOVAL WILL BE TO UDOT STANDARDS — NO GRINDING.

22. ALL ROADWAY STRIPING MUST MEET UDOT STANDARDS AND BE DESIGNED PER UDOT DESIGN MANUAL AND 2022 UDOT STANDARDS.

23. NEW ACCESS TO US—89 MUST MEET UDOT 2022 STANDARDS GW3A FLARED APPROACH STANDARDS.
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* ¥
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UDOT SPECIFICATION 02705 NOTE-

MAPLETON CITY CONSTRUCTION S AVEMENT CUTTING NOTE:
STANDARDS : PAVEMENT CUTTING OFFSET SHOULD BE

DIMENSIONED FORM THE EXISTING SHOULDER

12” GRANULAR BORROW HIGHWAY 89 SECTION LINE. ONLY PLACE PAVEMENT CUT LINES

PARALLEL OR PERPENDICULAR TO THE
—NTS— ADJACENT STRIPING. PLACE AT THE EDGE OR ASPHALT REPLACEMENT
CENTER OF THE LANE BUT NOT IN THE NTe

WHEELPATH.

12
11
10
9
8
7
6
S
4
3
2
1

NO




WEST 1/4 CORNER OF SECTION 18,
I/TDHNSHIP B SOUTH, RANGE 3 EAST, SLB&M,

s

_d

FOUND KORTHERR

FOXER POLE »

I\

POKER POLE *

L4

o
o~
@
o
<
[m f=— ===
3 |
8
8 i
¥ rommmo oot
©
L
t
I JERID BARNEY
I SN 26:666:0135
I
EAST 28,78
x|
-15‘ BOUNDARY LINE AGREEMENT - ENTRY $887:2813
N 89°11'3e" E 35{.58’ &
POKER FOLE
(o]
(o)
PORER POLE
&
[a=] o
13
< | ME
o =
-
o 3
o
4
[WN]
—
<C
[— POMER POLE
w ~
5
: - ~

RENTSCHLER "+
$ SN 26:066:0019

GLDRMADSEN LLC
SN 26:860:0018

DAVID SUTHERLAND
SN 26:868:8125

NOTE:

JAMES FOJTEK
SN 41:737:0060)

e —— —

2

|
HJORTH SUBDIVISIONIPLAT "A" HEMORIAL ART HONUMENT

SN 26:060:0128

DAN HANSEN
SN 26:0608:0088

TERRY HAFEN
SN 26:060:0086

DELLAHAS TRUST
SN 26:060:0128

CALVIN HJORTH L
SN 41:737:8002 2

&

1
!
{
I
!
I
t

DEEDS ARD FENCES DD NOT MATCH
NEED FENCE LINE OR BOUNDARY LINE
AGREENENTS ALONG SOUTH BOUKDARY. g

NOTE:
DEEDS AND FENCES DO NOT MATCH
NEED FENCE LINE AGREEMENTS.

LLC

§ 8°17'44" E 731.39"

RAY & LORA WHITING FAMILY,

AREA = 32,72 ACRES

SN 26:066:0136

N 6“42"23” W - SECTION LINE - BASIS OF BEARING

SOUTHREST CORNER OF SECTION 1@,
//f‘“rownsuup 8 SOUTH, RANGE 3 EAST, SLBRM

1 |
1 1
@ / ) )
= ! 1 1
S ¢ t |
7 : 1 I
§ 88°57'{2" W 856.49! _ S 89°27' 11" W 498,06’ ! " :
B B LK N T et A AT . BSTE A B S SO P44 DU D O P A A Fomrme e 1 |
; ) ' ' I 1
: | I |
: | ) |
: 1 I |
: = 3 i 1
: | |
: W, -
:
M PHYLLIS MENDENHALL LLI,—— ————————————————— 1'
: SN 25:068:0142 1
= ;
: H .
N | |
2
: h |
H =, X
: ©! |
: o e e e e |
. -~
: O s
s —

| I

H
1
1
|
|

R S

QL
Elod

SCALE: 1% = 1@8'

200 300
LINE TABLE
L AST 3.50"
S 8°41'e2" E 30.87"
N @°41'43" W 25,417
L ST 152.48"
LS °591 59" 18,53'
L6 44°477 46" 16,377
L7 1°38743" 54!
8 83°02" 41" 14,82!
9 1°1856" 161.34"

SURVEYED BOUNDARY DESCRIPTION:

BEGINNING AT A POINT WHICH LIES SOUTH 8°42'23" EAST 428,26 FEET
ALONG THE SECTION LINE AND EAST 28,78 FEET FROM THE NEST 1/4
CORNER CF SECTION 18, TOWNSHIP 8 SOUTH, RANGE 3 EAST, SALT LAKE
BASE AND HERIDIAN; THENCE EAST 3,58 FEET TO A POINT ON AN EXIST-
ING BOUNDARY LINE AGREEMENT (ENTRY $887:2@813); THENCE ALONG SAID
AGREEMENT THE FOLLONING THREE COURSES TO WIT: (1) SOUTH @°41'@2"
EAST 38,87 FEET, (2) NORTH 89°1173@" EAST 35,58 FEET, (3) KORTH
8°4143" KEST 25,11 FEET; THENCE EAST 152,40 FEET TG A POINT ON
THE WEST LINE OF HJGRTH SUBDIVISION PLAT A", THENCE ALONG SAID
SUBDIVISION THE FOLLOWING THREE COURSES TO WIT: (1) SOUTH @°59'
597 EAST 10,53 FEET, (2) SOUTH 44°47'46" EAST 16,37 FEET, (3)
HERTH 89°15°43" EAST 1178.36 FEET ALONG SAID SUBDIVISION AND
FENCE 70 THE WEST LINE OF HAPLE VALLEY ESTATES PLAT "A"; THENCE
SOUTH 1°39743" EAST (.54 FEET ALONG SAID SUBDIVISION; THENCE
ALONG THE WEST LINE BCUNDARY OF MAPLETON FIELDS PHASE | THE
FOLLOWING THREE COURSES TO BIT: (1) SOUTH 8°17'44" EAST 731.39
FEET. (2) SOUTH 83°@2'41" WEST 14.82 FEET, (3) SOUTH 1°18°53"
KEST 161.34 FEET; THENCE ALONG AN EXISTING FENCE THE FOLLORING
THO COURSES TO KIT: (1) SOUTH 89°27'¢1" KEST 498.86 FEET, (2)
SOUTH 8B°57*12" WEST 856,49 FEET; THENCE NORTH 288.4@ FEET;
THENCE NORTH 59°80'6@" WEST 383,67 FEET; THENCE NORTH 525.39
FEET TG THE POINT OF BEGIKNING. CONTAINING 32.72 ACRES.

.

BASIS OF BEARING IS UTAH COORDINATE BEARINGS, CENTRAL ZONE.

(8 9°42°23" £ BETHEEN THE WEST 1/4 CORNER AND THE SOUTHWEST
CORKER OF SECTLON 18, TOWNSHIP 8 SOUTH, RANGE 3 EAST, SLBEM.)
PURPOSE OF SURVEY (S T0 COKPARE DEEDED PROPERTY AGAINST EXISTING
PROPERTY M ACTUAL POSSESSIOH AND PREPARE A SURVEYED BOUNDARY
DESCRIPTION,

SURVEYORS CERTIFICATE:

Iy BARRY L. PRETTYMAN, A LICENSED SURVEYOR HOLDING CERTIFICATE No
1664@6, DO HEREBY CERTIFY THAT THE PLAT SHOWN HEREON WAS PREPARED
FAOM A FIELD SURVEY MADE UNDER MY DIRECTION AND CORRECTLY SHOHS
THE DINENSIONS AND HONUMENTS OF THE ABOVE DESCRIBED PARCEL OF
LAND TO THE BEST OF MY KNOKLEDGE AND BELIEF,

1 OF 1

BARRY L. PRETTYHAN DATE

/8% REBAR KITH ORANGE CAP MARKED ATLAS ENGINEERING.
—— RAY WHITING DEED LINES

= ADJACENT LAND OWNER DEED LINES
H———¢ EXISTING FENCES

£
g
@
&
8
. B
£ ole
315
5
S
E |E |8
(&)
]
-
o o g
—
r-—1<<
=
ey o
>_.
<& Ll
= > -
—
=~ 2D
_— )=
EE 25 ©
'_
-
o~ Eglu
=)
- o
O o
=
= o <
- =
—
~
=
w
=
P
a oae
w
|25 O
By o
w ! =
= o=
-
— Tl
o
© = "C
= e l=
:o
o .
m (17}
Ladl=— 3
o a
< - =
==
mm
;m

ATLAS




Attachment'3"

* MAPLETON

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

Please add crosswalk striping to 400 North intersections

Add vertical curve to STREET 2. Max geometric change in slope is 1%

STOP signs only at the intersections with 400 North. All other intersections should be

YIELD signs.

ook
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* MAPLETON

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 Pl 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.
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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.

FY1, Prior to plat recording:

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

O 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.

O 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.

O Payment of engineering inspection fee of $9,800 ($200 per lot).

0 Payment of slurry fee ($.18 per square foot of roadway).

O Submit final mylar with all required signatures.

O Submit a check made out to Utah County Recorder for $50 per page and $2 per
lot.

O Submit 68 acre-feet of water certificates/rights.

0 Submit 17 TDRs.

0 Contact Post Office regarding placement of cluster mailbox.
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Traffic Impact Study
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December 23, 2021
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HALES @ ENGINEERING Mapleton - Grindstone Estates

innovative transportation solutions .
5 Traffic Impact Study

EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed Grindstone Estates
development located in Mapleton, Utah. The Grindstone Estates development is located east of
the Sunrise Ranch Drive / 1600 West (U.S. 89) intersection, and west of 1100 West.

The purpose of this traffic impact study is to analyze traffic operations at key intersections for
existing (2021) and future (2026) conditions with and without the proposed project and to
recommend mitigation measures as needed. The morning and evening peak hour level of service
(LOS) results are shown in Table ES-1. Recommended storage lengths are shown in Table ES-

2.

Table ES-1: Morning and Evening Peak Hour Level of Service Results

Morning Peak Hour Level of Service
Intersection Existing (2021) Future (2026)

BG PP BG PP
[l  Sunrise Ranch Drive / 1600 West (U.S. 89) b b b e
1040 West / 400 North al FaailTa a

1100 West / 400 North

: B - St
Evening Peak Hour Level of Service
Intersection Existing (2021) Future (2026)

BG. L PP BG PR
Sunrise Ranch Drive / 1600 West (U.S. 89) e i e il
1040 West / 400 North a a a

1100 West / 400 North
1. Intersection LOS values represent the overall intersection average for roundabout, signalized, and all-way stop-
controlled (AWSC) intersections (uppercase letter) and the worst maovement for all other unsignalized intersections
(lowercase letter)

2. BG = Background (without project traffic), PP = Plus Project (with project traffic)
Source: Hales Engineering, December 2021




HALES @ ENGINEERING Mapleton - Grindstone Estates

innovative transportation solutions

Traffic Impact Study

Table ES-2: Recommended Storage Length

Recommended Storage Lengths (feet)
Northbound Southbound Westbound
Intersection

LT RT LT RT LT RT

P
BB sunrise Ranch Drive / 1600 West (U.S. 89) 50

1. Storage lengths are based on 2040 95tk entile q lengths and do not include required deceleration / taper distances

2. E = Exsting storage length (approximate), if applicable; P = proposed storage length for new tumn lanes or changes to existing turn lanes, if applicable

Source. Hales Engineering, December 2021

SUMMARY OF KEY FINDINGS & RECOMMENDATIONS

Project Conditions

o The development will consist of 49 single-family detached homes
¢ The project is anticipated to generate approximately 524 weekday daily trips, including 40 trips in the
morning peak hour, and 52 trips in the evening peak hour

2021 Background Plus Project

e Separate left, through, and right turning legs
on east and west legs of Sunrise Ranch
Drive / 1600 West (U.S. 89)

Assumptions ¢ None

e Poor LOS at Sunrise Ranch Drive /
1600 West (U.S. 89)

Mitigations = » None — does not meet signal warrant » None — does not meet signal warrant

2026 Background Plus Project

o Separate left, through, and right turning legs
i on east and west legs of Sunrise Ranch
i Drive / 1600 West (U.S. 89)

Findings

Assumptions ¢ None

e Poor LOS at Sunrise Ranch Drive /
1600 West (U.S. 89)

Mitigations o None — does not meet signal warrant

Findings
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Sean Conroy
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From: Michael Stark - )
Sent: Thursday, February 03, 2022 10:33 PM
To: Sean Conroy
Subject: Fw: Please forward ASAP to Mayor and City Council Members
Attachments: Dear Mapleton City Council.docx

Hey Sean,

I see there is a new development proposal coming forward to the planning commission to our West.
I'm forwarding the letter I wrote almost exactly a year ago to the city council. While the development
is different (worse with more homes?), the principles I wrote about then apply today. Key points for
this new Proposal include:

Rural Mapleton like our neighborhood should focus on DENSITY. The total number of homes
proposed exceeds what the city council rejected just a year ago, when the "negotiate" down to a 39-
home limit. Even that is too much for me. This proposal of 49 (?) homes should be voted down by
the city council, and would in effect be sandwiching our neighborhood of 1 acre lots between a bunch
of 1/3-1/2 acre lots. This is poor planning and not respecting the current neighbors. TDR or not, keep
the total number of lots to a smaller number!

Traffic patterns are going to be a big issue. The more homes, the bigger the problem.

Road width on the side roads appears to be too narrow. You can't even park cars on the street it
would seem! On this point, I was totally stumped as to why the road width on 800 N between 800 W
and about 500 W became narrow instead of making it as wide as the road is just to the East leading
to 300 W. Construction workers are now parking there, in effect making it a one-way street. This is
terrible.

There should be a continuation of commercial property on highway 89, and not residential lots. What
a terrible idea to put new residential lots on highway 89!

You do a great job, Sean. I'm happy to talk more about this to get your perspective. I hope you'll
share the concerns of our neighborhood with the planning commission.

Thanks,
Mike Stark

434 N 1040 W
801-310-7830
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Dear Mapleton City Council and Mayor,

I am writing regarding the proposed development to be located at approximately 400 North 1200 West.
Sean Conroy tells me the City Council will discuss this at a meeting on February 3™. I don’t see this
meeting listed on the website. Perhaps it is not a public meeting. I wanted to make sure to convey the
sentiments of local residents for the council meeting. I have communicated with Sean Conroy on the
outcome of the planning commission meeting, and he tells me that some of my concerns are issues for the
City Council. I ask that the following be considered as if I were there reading the statement in person:

The residents of the Mapleton Fields neighborhood reside on 1-acre lots extending along 1100
West and 1040 West, approximately between Maple Street and 800 North. The proposed
development will impact our neighborhood more than any other in Mapleton. While | only speak
for myself, neighborhood discussions tell me that many of my neighbors share these sentiments.

First, | am not opposed to growth and development in Mapleton. The new city plan promotes open
space when smaller building lots are approved. A recently approved development to our East is an
example of this. While the total number of lots is somewhat higher than desired, the incorporation
of a 10+ acre agricultural/open space zone keeps the rural feel of Mapleton alive.

The new proposal to the West of our neighborhood and currently under your review doesn’t fit
the new city development plan. While development is inevitable, the number of proposed lots
creates a population density that doesn’t respect the nearest neighbors. As an example, A much
more egregious rezoning occurred about 11 years ago, when the Whisper Rock subdivision was
proposed and approved. This development is (thankfully) slow growing, but when complete, the
housing density will negatively impact the rural feel of this area. The proposal before you isn’t
Whisper Rock, but the plan includes more than 40 homes plotted on approximately 27 acres
(excluding the commercial plot). This, combined with no proposed open space, makes the plan
significantly different from the 1-acre lots in Mapleton Fields.

Additionally, much of the traffic flow into Mapleton will be directed through 400 North and onto
1100 and 1040 West. When Whisper Rock is fully developed, the traffic burden on 1100 West and
Maple Street will become high, and the proposed connector to Highway 89 adds traffic through
the Mapleton Fields neighborhood.

First, | strongly urge you to limit the density of this proposed development. If 1-acre lots were
proposed, an estimated 20-25 homes rather than 40+ would be developed. By requiring open
space, by requiring larger lots, or a combination of these, the total lot density would fit well within
the adjoining neighborhood. Second, | urge you to require and independent traffic flow analysis
that takes into account a fully developed Whisper Rock and the planned developments to the East
and West. Finally, please come and view the area in person before the Council meeting. You'll find
that our neighborhood is a great example of rural Mapleton. We love our rural Mapleton! We
moved to Mapleton Fields anticipating future developments around us would be 1+ acre lots.
Please take action by limiting the number of homes proposed in this new development.

I sent this statement to a few of my neighbors over the weekend. While only a few have had a chance to
reply, there is unanimous support for my statement, and strong sentiment to keep density low.

Thank you for considering the view of local residents as you deliberate the rezoning proposal.

Sincerely,

Michael Stark and Family
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