Mapleton City Planning Commission Staff Report
Meeting Date: July 10, 2014

Applicant: Edge Homes

Prepared by: Sean Conroy, Community Development Director
Public Hearing Item: Yes

Location: 190 N 1100 W

Zone: PRD-1

REQUEST

Consideration of a Preliminary and Final Plat approvals for the Whisper Rock Plat “C” subdivision
consisting of 42 lots located in the Planned Residential Development (PRD-1) Zone.

BACKGROUND AND PROJECT DESCRIPTION

The subject property is approximately 16.55 acres in size. In 2009, the City approved a development
agreement for the Whisper Rock subdivision project and applied a Planned Residential Development (PRD-
1) zoning to the property (see attachment “2”). Earlier this year the City Council adopted some amendments
to the development agreement. The development agreement and concept plan as amended outlined the
following:

A maximum density of 58 detached residential units (with the use of TDRs);

Private ownership of each residential unit, but all open space to be commonly owned and maintain by
an HOA,;

Developer will provide no later than construction of thirty (30) residential units a project clubhouse;
A central open space area to include a tot lot and a sports court;

A walking tail for the benefit of the project residents.

Two subdivision plats have been recorded thus far for this project. Plat “A” consists of five lots, all of which
have been developed. Plat “B” consists of 11 lots. Five units are currently under construction in Plat “B”,
however, none of the units have received a final certificate of occupancy.

The applicant is now requesting Preliminary and Final Plat approval for Plat “C”, which will include the
following:

42 residential units;

Completion of the road system including a stub road to the property to the north;
Completion of the trail system;

Completion of all open space amenities and the construction of a club house; and
Street improvements along 1100 West.

The Development Review Committee has reviewed the proposed project and issued the attached minutes on
June 24, 2014. Many of the issues raised in the DRC comments have been addressed in the plans that are
included in this packet. This project will require final approval by the City Council.

EVALUATION

PRD-1 Zone: The PRD-1 zoning requirements were written specifically for the Whisper Rock project.
The zone does not establish a minimum or maximum lot size, but allows for a density of one unit per 12,000
square feet with the use of Transferable Development Rights (TDRs). The PRD-1 zone outlines floor area,
height, setbacks, fencing, landscaping, lighting, parking, exterior design and street standards that will apply to
new construction. The project as proposed is consistent with the PRD-1 zone.
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The PRD-1 zone requires a traffic study for this project. A traffic study was prepared many years ago when
the project was originally approved. While not required, the applicant has provided an updated traffic study
(see attachment “1”). The traffic study determined that the project will not create any significant traffic
impacts and that adjacent roadways will continue to function at a high level of service.

Development Agreement: Staff notes that a development agreement is a formal contract between the City
and a developer. Both parties are bound to the requirements outlined in the agreement including density,
road design, lot configuration, etc. Therefore, the Commission has the ability to require changes that are
consistent with the PRD-1 zone, the development code and the development agreement but could not go
beyond those standards unless agreed to by the developer.

The development agreement indicates that the perimeter fencing shall be approved by the City Council at
each phase. The applicant is proposed to continue the vinyl and wrought iron design as currently exists along
Maple Street and 1100 West. Staff is supportive of this design. The project as proposed is consistent with
the Development Agreement.

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.

Neighborhood Input: During the recent City Council hearing regarding amendments to the Development
Agreement, several neighbors expressed concern regarding the project. One of the concerns expressed was
that the project did not comply with the International Fire Code, which requires two points of access for
projects of 30 units or more.

Appendix D107.1 provides for two exceptions to the two points of access requirement. One exception is if
the residential units will be equipped with fire sprinklers. The second exception is if the project will connect
with future development. While the residential units will not be equipped with fire sprinklers, the
development does include a road that stubs to the property to the north (1200 West) and will allow a
connection to future development, consistent with the second exception. The project does not violate the fire
code.

RECOMMENDATION
Approve the Preliminary and Final Plats for the Whisper Rock Plat “C” subdivision.

ATTACHMENTS

1. Standard Findings.

2. Application Materials.

3. Development Agreement and PRD-1 Zoning Text.
4. DRC Comments dated 6/24/14.




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.




EDGEh p: 801.494.0150
Om es f:801.221.4966
480 West 800 North

Suite 200
Orem, UT 84057

July 2, 2014

Sean Conroy

Community Development Director
Mapleton City

125 W Community Center Way
Mapleton, Utah 84664

RE: Whisper Rock Subdivision
Mr. Conroy,

In response to the comment from DRC, the following is a brief summary of the Whisper Rock Plat C
Subdivision.

Whisper Rock Plat C is the 3™ and final phase of the Whisper Rock Subdivision. Plat C consists of 42
single family lots on approximately 11.72 acres of undeveloped land located at approximately 190 North
and 1200 West. Centrally located to the project is a large park with a clubhouse, tot lot, and a sport
court. The amenities and Open Space throughout the project will be owned and maintained by a
Homeowner’s Association. Additional off-street parkmg stalls have been added to accommodate
visitors and-alleviate streetcongestion.— ———-~ — - —— -~

Edge Homes’ goal is to provide homes that are aesthetically attractive and subdivisions that are
desirable to live in. Fencing will be installed along 1100 West, consistent with fencing installed with
previous phases. Fencing will also be installed around the exterior of the subdivision. Sidewalks will be
installed on one side of the roadway and concrete trails will be installed around the large Open Space in
the middle of the subdivision. Additional trails will connect residences on the exterior of the project and
those located in previous phases to the park.

Thank you for your consideration of this project.
Respectfully,
Edge Homes

Brandon Watson, P.E.

www.edgehomes.com
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Legend

Symbol Description

Proposed 8" Sanitary Sewer Main

Existing Sanitary Sewer Main (size noted on plan)

Proposed 8" Culinary Water Main

Existing Culinary Water Main (size noted on plan)
Existing Storm Drain pipe (size noted on plan)

Proposed Storm Drain pipe (size noted on plan)

Cable TV utility lines

Existing Power lines

New underground Power lines

Outside Boundary line

Existing surface improvements

Existing Sidewalk

Existing Sidewalk

I S Existing Contour Elevation
4503 =— Finish Contour Elevation
/
= 4503.00 Finish Spot Elevation
— Drainage Flow Direction
(o) Water Meter (size noted on plan)
wv
> Culindary Water Valve
Z(ng Fire Hydrant
® Sanitary Sewer Manhole
© Storm Drain Manhole
O Storm Drain Box
ta top of asphalt
tw top of sidewalk
boc back of top of curb
bow back of top of sidewalk
SSMH Sanitary Sewer Manhole
SDMH Storm Drain Manhole
Wv Water Valve
GV Gas valve
WM Water Meter
€0 edge of existing asphalt
PUE Public Utility Easement

City Contact List

City Offices

125 West Community Center Way
Mapleton, UT 84664

Phone (801) 489-5655

Fax (801) 489-5657

Public Works Department
1405 West 1600 North
Mapleton, UT 84664
Phone (801) 489-6253
Fax (801) 489-5179

Community Development Department Staff:

Cory Branch, City Planning Director

(801) 806-9101 or chranch@mapleton.org
Matt Brady, Planner |

(801) 806-9108 or mbrady@mapleton.org

April Houser, Executive Secretary

(801) 806-9109 or ahouser@mapleton.org
Bruce Palmer, City Building Official & Inspector
(801) 722-4839 or bpalmer@mapleton.org

Public Works Department Staff:

Gary Calder, City Engineer/Public Works Director
(801) 489-6253 or gcalder@mapleton.org

Scott Bird, Public Works Operations Director
(801) 489-6253 or shird@mapleton.org

Lani Bonnett, Executive Secretary

(801) 489-6253 or Ibonnett@mapleton.org

Brent Seamons, Public Works Inspector

(801) 489-6253 or bseamons@mapleton.org
Brad Roundy, Public Works Superintendent
(801) 489-6253 or broundy@mapleton.org

Whisper Rock Subdivision

Total Area
722,900 SF
16.60 AC
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Property Description

Commencing at a point located North 88°58'42" East along the Section line 1395.22 feet from
the Southwest corner of Section 10, Township 8 South, Range 3 East, Salt Lake Base and
Meridian; thence North 251.12 feet; thence West 451.87 feet; thence North 01°13'51" East
238.12 feet; thence North 88°51'00" West 23.52 feet; thence along the arc of a 83.00 foot radius
curve to the right 44.54 feet (chord bears North 73°27'26" West 44.01 feet); thence West 386.17
feet; thence North 01°13'51" East 210.00 feet; thence West 288.29 feet; thence North 473.27
feet; thence North 88°50'32" East along a fence line 326.54 feet; thence North 89°43'12" East
along a fence line 333.29 feet; thence North 89°34'17" East along a fence line 355.80 feet;
thence South 01°09'42" West partially along a fence line and along the Westerly boundary line
of Hales Subdivision Plats, A, B and C, 970.77 feet to the Section line; thence South 88°58'42"
West along the Section line 260.91 feet to the point of beginning.
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Location Map

Property Address: 1100 West Maple Street, Mapleton, Utah

Developer:
Skyline Development Sheet Index
1013 South Orem Blvd.
Orem, Utah 84058 Sheet # Description
801-787-3073
1 Cover Sheet
Property Owner: 1.1 General Notes
2 Preliminary Plat
Bruce R. Dickerson 3 Street Data
1013 South Orem Blvd. 4 Master Utility Plan
Orem, Utah 84058 5 Master Drainage Plan
801-787-3073 PP-1- PP -7 Street Improvement Plan
D1-D2 Detail Sheets
Engineer / Land Surveyor

Dudley and Associates, Inc.
353 East 1200 South
Mapleton, Utah 84058
801-224-1252

Sheet No.

C-1.0



Surveyor's Certificate

l, Roger D. Dudley, do hereby certify that | am a Registered Land Surveyor, and that | hold Certificate No.
147089 as prescribed under the laws of the State of Utah. | further certify: that at the request of the owner
of the below—described land, | preformed a Survey of said land: that the boundary description below correctly

' describes the land surface upon which will be constructed Plat "C” Whisper Rock, A Planned Residential
Development Project. | further certify that the reference markers shown on said map are located as shown and

are sufficient to readily retrace or re—establish this survey.
Boundary Description

Mendenhall Property
Entry No. 4164 |

Commencing at a point located North 88'58'42" East dlong the Section line 943.28 feet and North 259.18 feet
from the Southwest corner of Section 10, Township 8 South, Range 3 East, Salt Lake Base and Meridian: North

3

o A ' H | 0113'48" East 240.00 feet; thence North 90°00°'00" West 288.28 feet; thence North 00°00°00" East 473.27 feet;
: N 88°50'32" E 326.54' N 89°43'12" E 333.29' __ __ __ __ __N89°34'20" E _ 355.80° __ - - 1 thence North 8850'32" Eost 326.54 feet; thence North 89°43'12” East 333.29 feet; thence North 89'34'20”
- -- -- - - -- - == - 5141 =T “TO ' - 141.88° 320.79' Y Fast 355.80 feet; thence South 01109'42" West 294.63 feet; thence North 88'46'47" West 33.00 feet; thence
' \XO\ \i South 01°09'42" West 10.08 feet; thence dlong the arc of a 10.00 foot radius curve to the right 15.51 (chord
’ 40.00' — g 840713 W | bears South 45734'51" West 14.00 feet); thence North 90°00'00" West 91.68 feet; thence along the arc of a
0 L4 : 42-7,7. 5018 - N 90°00'00" W S 87%15” W S 8550 : ) 42,48 = : : | 20.00 foot radius curve to the right 33.37 feet (chord bears North 4212'16" West 29.63 feet); thence North
i @%’ W224"%7 ,7075’34755—?7’ S47 N 90°0000" W § éDV— 48.00° _D_OV 45,63 887/}}/2% /// 3 84°28'11" West 40000 feet; thence along the arc of o 792.93 foot radius curve to the left 80.54 feet (chord
/%/ O 7z & ///ggl ‘”g///// =Y lb: ‘S 80210 £.2 A ety I _ gl//// /| S5 /// Agg ©d Lot 54 = bears South 02°40'26" West 80.51 feet); thence dlong the arc of a 274.92 foot radius curve to the left 51.17
= SI_Z‘%LOt 47 1 +© %g ;-‘;3’//////;%; éi ///%% L o Lot 51 Y Lot 52 V Lot 53 ;fL‘ V= | feet (chord bears South 8415'00" West 51.10 feet); thence along the arc of a 282.16 foot radius curve to the
0 Lot 4%5“5ﬁ & '53181 SFg Lot 48 i [ Lot 49/“’ © e § S w ot oy it 3117 SF A& 2889 SF ' | | right 51.43 feet (chord bears South 84'13'05" West 51.36 feet); thence South 00'00°00" East 86.45 feet; thence
| L L L L / ‘i/z 31 Fe3412 SF;:‘ bo, gI .p Lotd0z; s °5[RB264 SF 3% 3103 SF =2 12q, : ' I North 90°00°00” West 121.09 feet; thence South 00°06'14” West 97.82 feet; thence South 13'32'18” East 32.68
/3/ 2 ¥ g 33500 SFsl %Y 3264 SR = Sy S8 ”le/ / °g : - 8 feet; thence South 04'02'28" East 129.74 feet; thence North 89'59'57" West 321.68 feet more or less to the
S )% N 82'22'24”@2’ :EWQ! 57 s g:: § W .ZZW 4584 AZ ) _(4'2'4'8 o < point of beginning.
/) '“46";7-44' N 845507 vfm: ‘ l;/ﬁwg' S /ﬁ/ 8 4800, 120 \\N 840713 Qj>/ I e} !
! o~ ' 015 EARAN0% W A S N 900000" E ©E 13 N o —- == —  Area = 510715 sf. or 11.72 Acres
' % HHH 51.47 o 2
Decker Propert = e ARGARAN —
L=
p y l 2408 000 glz\. | | Date : Surveyor )
Entry No. 71082 | 280 3 Ty | N See Seal Below
y 0 \ N\ M 1000 - = Owner's Certificate and Consent to Record
, | z
, IS i , #3020" W N The undersigned Owners of the tract of land described hereon as Plat "C” Whisper Rock, Planned Residential
0800 Sp ) 834430 ~ 46.83' /@ @ s 862240 W IS ’ S | Development located on said tract of land have caused a survey to be made and this Plat consisting of one
- - —— = — =~ 000" “F 1 ’855-17/ s 205 o7 - - ' . 40.00 o ivigi
~1 I’- /}}0/99} = //LMO{ZV%/LQ‘ “Lq//.fé}e;/i/o‘1 EE/ =9 865343 S l‘b’—s'i.ﬁ'o’,lc,’ ./._S 89,12.4-?7\’! - -/-‘S ] 5‘?’ ! — 4975 Slt M ] 1L ! Hales SUdeVISlon sheet(s) to be prepared, does hereby dedicate the streets and other public areas as indicated hereon for the
Ny o . o b =1 { Lot 2\% 1 S Pa5 B 27 88917 £ 2 48,00 83 19.78 D ' BYN NS 2, — Plat "C" perpetual use of the and does hereby consent to the recordation of this Plat this ____ day of
o sly L0144 250 SEF2628 SE| 4200420 | lot24,y [T7RE GOt 2 oti6 A sl lot1818 S AD. 20__
S 51E/ 3878 SFEE15 §é//////-:5 2587 SR tosrg sp] |- Lot 23 - ¢ Lot22 |_¥ Lot21]_ ¢ Lot 20 s Pepyid =720 SEV= 8 (1) »
1= 2 = A [é///// S 2] (23224 SFB]s ¥ A A Y 2846 SF Aeay 8 o Zi000 |
: Vi e S ’ S Y2 L el O 7, Lo
Rl ) Wi i)
= o ey = e S ' 56.07 - - 7 — < &red = 14 2040 £ N 843020 B - _ _ o .
|=-IJ' 7y 9(}?0/ /w//s/@ . — N 891349" E N 893153 E N 855614 N 862 ! : | — Acceptance by the City of Mapleton
S uJ.// s S T T N_90/0000" W ) S13157 W
gl TS[E’? Lot 43 u){?i’lf% S /55%-51 E PTG E " TOta| Area = //.55.00’ N Approved this day of , 20___, Mapleton City, approves this subdivision and hereby accepts
o Sy 4196 SFE = S © 7 G IS ///’/ / 3 N 657434,, 510 715 SF 1,2({: Lot 172/)“ the dedication of all Streets, Easements, and other Parcels of land intended for public purposes for the perpetual
c e 7 = z Lot 27 ) Lot 28 : /45 4 ) ©rS 312 I L use of the public. The City recognizes that this plat clarifies ownership of property with the dedication shown
\% 8' /// o ; 3300 SF; = ot > é\ii 77 & 11 72 AC 2'¢2365 SE-@ f =T1 I Hales Subd|V|S|0n hereon this dayof ____,AD. 20__.
é Z' BBB 68/—99; A .§l71 § é‘ 2494 SF ’é cf”"o Ot 29 vy ) 1/_5‘5.00'/ .{' = : N Plat ||B||
N 90°00'00" E = s, S S & . S 86%1315 @
OQ « /%Z//‘g%\ﬁ/ Zj . /426%8%@ AN TR m Approved: Approved:
Q X & e « - = AN //u;/,\o' 1) | pproved: pprovea: . .
Q Q N 90°00°00” E S . - | Mayor City Engineer
AN ! ‘ Lot 30 > 9 5
Qo ng) >; @ AR , .: C E Approved: T
it lerk ecorder
?}\QJ \,06 , . }@M} -2 @ 190 North Street w T o Utility Dedication
) | 05 " oy 2] b
‘\O % 7‘75% N 90°00°00” 8\/\/5'46 C5 (X 8 Bruce R. Dickerson, Owner of the Parcel of land which is shown upon the Plat of Plat "C" Whisper Rock, Planned
Q}(\ {\\6 /é/i//~ ;7_O 5255 g L ; ; | Residential Develop.ment.,. consent t,o the preporation and recordotipn of this Plat and does hereby gffer and
@ <(/ /’g g//l/éég/ IS - o | convey to all Public Utility Agency's and their successors and assigns a permanent easement and right of way as
! & © o @ < 8 shown by the areas marked "Utility Easement”, and "Common Area” on the within Plat for the construction and
! 2880 SF Lot 40 ~ o o - -— maintenance of public utilities and appurtenances, together with the right of access thereto. It is also hereby
,g“ {?3574 SFs 22851 SFg > ) |§ 0 <« -— understggd thtat G'ltl Units have a cross easement through each other for the placement of necessary utilities to
& =) S é///////fo"/@ 245 3024 SF%J\»: | | serve adjacent units.
5 = = S\ sa510 WS RS = 0p)] [ .
: S “’/52{'/ -1 o Z> ////2 Reservation of Common Areas
- (] . _0()' - - - . . . . - . . .
D N 90100°00" E 521,A9n 4 N 90°00'00" ’ Bruce R. Dickerson, in recording this Plat of Plat "C” Whisper Rock, Planned Residential Development, has
£8.00’ 1 - - - - - - esignated certain areas of land as "Common Areas”, intended for the use e owners in Pla isper
- N T8 121.09 designated certai f land as "C Areas’, intended for th by th in Plat "C” Whi
B - - - - - - - - - bt - -9 - - o £ X |\ 0437 W .09' Rock, Planned Residential Development, for ingress, egress, recreation, and other related activities. The designated
' " ' E < w S 8670437 | ROCK, rianne p ) g , €7 ) ) qg
N 90°00'00" W 288.28 @ﬁ ;Z/:N/B/Q 4/6/30/@ S BM— =g 46'(%!/. | _g areas are not dedicated hereby for the use by the general public but are reserved for the common use and
| ote Lot 38 20, \XN\| (077255 a5 ey
| @L%?g 3318 SF&=1% |\ \ | X Lot 32/\g Lot 3354 [ @
= —~¥on (@)
(@)}
o
o
0p)

[
[
W U |
[
| SE ke .. 5
\06\ enjoyment of the owners in Plat "'C" Whisper Rock, Planned Residential Development, as more fully provided in the
[ | 6\) N Declaration of Protective Easements, Covenants, Conditions and Restriction, applicable to Plat "C" Whisper Rock,
' | 6\85 " P\ Planned Residential Development. Said Declaration is hereby incorporated and made part of this official plat and
\’\ ?\a becomes effective upon the date that this Plat is recorded in the official records of Utah County, Utah. of this
official plat and becomes effective upon the date that this plat is recorded in the official records of Utah County,
Utah.
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gn y S / D | Utility Company Approvals
S AND. 2
N s S — CM P ‘ :
s > & Approved: Approved:
' Lot 37 4 @\\‘\\\ ¢ Rocky Mountain Power Questar
AN Wt C\3
! 77,3060 S \\\ — - - _ .
\,L%,,:/// ; m\ [ Approved: Approved:
L %%‘% . 5730 Comeast Century Link
= 4442 .’." A
Mendenha” Property oo! i’ N 832950 EAw 5 ' Approved: Approved:
! = / ! Century Link iaati
™ 4 | y Mapleton Irrigation Company
Entry No. 64024 - e Lot 35 12 : .
= o % 1 Lo ;;,jo; 3264 = : Planning Commission Approval
ol s 4 N <
d 87 ! . E T
zZ! // // S /// - , - — : Approved this day of 20 by the Mapleton City
/// /// w 3 g o - s B _— ’ Planning Commission.
, | /// /// ' - — | . : : —
Private Area v il _— - | — - — - - - - i Planning Director Chairman, Planning Commission
s - !
e S |
Point of beginning. N 89059'57" W 321 68' | LOt 4 | Plat "C"
Street Dedication Area | |
I W-
1100 ’
|

North
25918

etback Note: | | er U\D .
Setback Not . Jensen | Stevens : Parham \N‘f\‘\s‘:)er Ft?z\\: " I II W h I S p e r R O C k

Setbac_ks_ between residential units shall Entry No. 7080 Entry No. 62249 Entry No. 86326 | . P\a
be a m|n|mum Of :I.SOOI aS per the Fg?_d S«I)\‘;lh quu'lerlcorner I—Ot 3 8 .
development agreement. | ;2§?§ugwlh S | Planned Unit Development
: ! | %' [
N — — . . — N\ [ [
N 88'58'42" E dlong the Section line (basis of bearing)

Found Southwest corner I ’ Subdivision

Section 10, |

R Eost : | | Mapleton Utah County, Utah

| | | . "n—
! | | > s ! | Scale: 1" = 40 Feet
.. . CORPORATE  SEAL SURVEYOR'S SEAL NOTARY PUBLIC SEAL CITY—COUNTY ENGINEER SEAL CLERK—RECORDER SEAL
Prepared By CRAPHIC SCALR Acknowledgement Occupancy Restriction Notice
: STATE OF UTAH
Dudley and Associates, Inc. » o s m o0 120 COUNTY OF UTAH }’ S.S. | | o o
The City of Mapleton has an Ordinance which restricts the occupancy of buildings within this subdivision.
353 East 1200 South Onthe ____dayof _________, AD. 20___, personally appeared before me the signers of the foregoing Accordingly, it is unlawful to occupy any building located within this subdivision without first having obtained a
\_/ Orem, Utah 84058 ( IN FEET ) Owner's Dedication who duly acknowledged to me that they did execute the same. Certificate of Occupancy issued by the City.
801-224-1252 1 inch = 30 ft.
My Commission Expires (See Seal Below)
NOTARY PUBLIC
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Whisper Rock PUD

Mapleton City Utah
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Il ™~ Existing 6" Combination

[ Curb, Gutter and Sidewalk

I

Proposed 6" High vinyl with
wrought Iron design fence.

il Hales Subdivision
I Plat "B"

Prior to construction, the

Developer and City Staff are to
coordinate the final details of

the Entrance island including

Monument Sign and Landscaping details.

HH', Existing 6" Combination

:h/ Curb, CGutter and Sidewalk
I

4
[
I \l R
In|
IH
L]
I
e T T T T —
Hur
L]
I
IH
LI
|
ni
-
I
|
IH

Proposed 6’ High vinyl with
_ wrought Iron design fence.

I

”\ \l Existing 6" Combination
In] Curb, Gutter and Sidewalk
IH

IL

I

N

_____________________ - |
| L
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3. All ADA ramps are to have ADA approved yellow truncated | | :| /
domes, per standards. | | | . Te]]
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7. Clearing and Grubbing of the subject site will be required. | | | 8 ' \ Lot 1 3 %
| S 2\2189SF\z ¥ /'
| | | o) v :
| | © - 5
| | | ® o ‘
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Found Southwest corner
Section 10,
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Range 3 East

Found South quarter corner
Section 10,

Township 8 South

GENERAL NOTES

1. Al materials, workmanship, and construction of site improvements shall meet or exceed specifications set
forth in the Mapleton City Public Works, Regulations and applicable state and federal regulations (including
ADA quidelines). Where there is a conflict between these plans and the specifications, or any applicable
standards, the higher quality standard shall apply. Al work with public R.O.W. or easements shall be
inspected and approved by the Mapleton City Public Works Inspector and/or UDOT. Inspection services and
construction certification to be provided by engineer of record.

2. The contractor is specifically cautioned that the location and/or elevation of existing utilities, as shown
on these plans, is based on records of the various utility companies and where possible, measurements taken
in the field, the information is not to be relied upon as being exact or complete. The contractor must call
the local utility location center at least 48 hours before any excavation to requested exact field locations of
the utilities. Prior to construction, the contractor shall verify pertinent locations and elevations, especially at
the connection points and at potential utility conflicts. It shall be the responsibility of the contractor to
relocate all existing utilities that conflict with the proposed improvements shown on these plans.

3. The contractor shall be responsible for obtaining all necessary permits from all applicable agencies. The
contractor shall notify the Mapleton City Public Works Inspector at least 48 hours prior to the start of any
earth disturbing activity, or construction on any and all public improvements.

4. The contractor shall coordinate with Mapleton City and dll utility companies involved with regard to
relocations or adjustments of existing utilities during construction and to assure that the work is
accomplished in a timely fashion and with a minimum disruption of service. The contractor shall be
responsible for contacting all parties affected by any disruption of any utility service.

5. The contractor shall have one (1) signed copy of the approved plans, one (1) copy of the appropriated
standards and specifications, and a copy of any permits and extension agreements needed for the job,
on—site at all times.

6. The contractor shall be responsible for all aspects of safety including, but not limited to, excavation,
trenching, shoring, traffic control and security.

7. If during the construction process, conditions are encountered by the contractor, his subcontractors, or
other affected parties which could indicate a situation that is not identified in the plans or specifications,
the contractor shall contact the engineer immediately.

8. Al references to any published standards shall refer to the latest revision of said standard, unless
specifically stated otherwise.

9. The contractor shall submit a traffic control plan in accordance with the manual on uniform traffic
control devices to the appropriate right—of-way authority (city, county or state) for approval, prior to any
construction activities within, or affecting the right—of-way. The contractor shall be responsible for providing
any and all traffic control devices as may be required buy the construction activities.

10.  The contractor is responsible for providing all labor and materials necessary for the completion of the
intended improvements shown on these drawings or designated to be provided, installed, constructed, removed
and relocated unless specifically noted otherwise.

11. The contractor shall be responsible for keeping roadways free and clear of all construction debris and
dirt tracked from the site.

12. The contractor shall be responsible for recording as—built information on a set of record drawings kept
at the construction site, and available to the Mapleton City Public Works Inspector at all times.

13. Dimensions for layout and construction are not to be scaled from any drawing. If pertinent dimensions
are not shown, contact the consultant engineer for clarification and annotate the dimension on the as-built
record drawings.

14. Al structural erosion control measures shall be installed, at the limits of construction, prior to any
other ground—disturbing activity. All erosion control measures shall be maintained in good repair by the
contractor, until such time as the entire disturbed areas are stabilized with hard surface or landscaping.

15, The contractor shall sequence installation of utilities in such a manner as to minimize potential utility
conflicts, in general, storm sewer and sanitary sewer should be constructed prior to installation of water lines
and dry utilities.

16.  All work within the public right-of-way is subject to the jurisdiction of the Mapleton City Engineering
Department Standard Details Specifications and Utah Department of Transportation Standard Details and
Specifications.

17. The contractor shall submit a phasing plan for all work in all public roads and R.O.W.'s to Mapleton City
before beginning any work on these streets. Contractor shall begin work only after Mapleton City approves
the phasing plan, and a preconstruction meeting is held between the city, the engineer and the contractor.

18. All operations conducted on the premises, including the warming up, repair, arrival, departure, or running
of trucks, earthmoving equipment, construction equipment and any other associated equipment shall be
limited to the period between 7:00 a.m. and 10:00 p.m. everyday, unless otherwise approved by the city.

19. It is the responsibility of the contractor to coordinate all utility relocations consistent with the
contractor’s schedule for this project. Whether shown or not shown as it relates to the construction
activities contemplated in these plans.

20.  Contractor shall be responsible for obtaining all temporary power and water to the sire, paying all fees
excluding tap fees and system development fees, referring to the geotechnical report prepared by (EarthTec
Testing and Engineering P.C.)

21, In generdl, limits of site work are up to (and excluding) constructing sidewalks.

Property Description

Commencing at a point located North 88'58'42” East along the Section line 1395.22 feet from the
Southwest corner of Section 10, Township 8 South, Range 3 East, Salt Lake Base and Meridian; thence North
251.12 feet; thence West 451.87 feet; thence North 0113'51" East 238.12 feet; thence North 88°51'00" West
23.52 feet; thence along the arc of a 83.00 foot radius curve to the right 44.54 feet (chord bears North
73'27'26" West 44.01 feet); thence West 386.17 feet; thence North 0113'51" East 210.00 feet; thence West
288.29 feet; thence North 473.27 feet; thence North 88'50'32" East along a fence line 326.54 feet; thence
North 894312 East dlong a fence line 333.29 feet; thence North 89°34'17” East dlong a fence line 355.80
feet; thence South 01'09'42" West partially along a fence line and along the Westerly boundary line of Hales
Subdivision Plats, A, B and C, 970.77 feet to the Section line; thence South 88'58'42" West dlong the
Section line 260.91 feet to the point of beginning.

Parking is allowed on one side of the street only.

Area to be dedicated
as Public Streets = 0.87 Acres

Developer:

Cory Anderson

1013 South Orem Blvd.
Orem, Utah 84058
801-787-3073

Engineer:

Dudley and Associates, Inc.
353 East 1200 South
Mapleton, Utah 84058
801-224-1252

Site Data:

Total Area = 740,325 sq. ft. 17.00 acres
Total number of Units = 58

Density = 3.41 Units / Acre

Total open space provided = 474,752 sq.ft. or 10.09 Acres

(€11 — Area Light, 250W MH on 12' pole

1™
N %

DUDLEY AND ASSOCIATES
ENGINEERS PLANNERS SURVEYORS
353 EAST 1200 SOUTH, OREM, UTAH

801-224-1252
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CAUTIONHT Notice to contractors

The Contractor is specifically cautioned that the location and/or
elevation of existing utilities as shown on these plans is based on
records of the carious utility companies and where possible from
measurements taken in the field. the information is not to be
considered exact or complete. The Contractor must notify the utility
location center at least 48 hours prior to any excavation to request
the exact location of the utilities in the field. It shall be the
responsibility of the Contractor to relocate all existing utilities which
conflict with the proposed improvements shown on the plan.

Know what's helow. :
__ @_, Call 811 vefore you dig.

BLUE STAKES OF UTAH
) UTILITY NOTIFICATION CENTER, INC.

www.bluestakes.org
1-800-662-4111
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Utility Notes:
GRAPHIC SCALE
1. All Sewer Main shall be 8" PVC SDR 35 pipe. 0 0 20 40 "
2. All CUlinary Water Main shall be 8" Ductile Iron, class 350 W
pipe.
3. All Secondary Water Main shall be 8" PVC C900 / 905 SDR ( IN FEET )
18 pipe. 1 inch = 20 ft.
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6" BGS@";
Compacted Sub-— -
Base If requ’red/

by solls report

30"

Modified Curb & gutter
Refer to City Standard (CG-08)
(to be used in PRD only)

JONE D ZONE A SHALL BE GRANULAR ROADBASE AT THICKNESS SPECIFIED
OR EQUAL TO PREVIOUSLY EXISTING CONDITIONS AND

MINUS 4" MATERIAL COMPACTED TO WITHIN 95% OF MAX.

DENSITY AS DETERMINED BY AASHIO T-160 METHOD C.

ZONE B MINUS 6" MATERIAL COMPACTED AS DESCRIBED IN THE
SPECS TO WITHIN 95F OF MAX. DENSITY AS DETERMINED
BY AASHIO T-180 METHOD C.

JONE C
SLOPE AS JONE C MINUS 6" MATERIL EXCAVATED FROM THE TRENCH:
REQUIRED EXCAVATION CONSOLIDATED BY WATER JETTING OR LIGHT
MECHANICAL COMPACTION.
JONE D SHALL CONSIST OF LOOSE TOPSOIL SALVAGED BEFORE
EXCAVATION OF MATERIAL,
FIPE ZONE
(SEE DETAIL) JONE 1 CONSOLIDATED MINUS 2" GRANULAR MATERIAL

ZONE 2 SHALL BE CONSOLIDATED MINUS 2" MATERIAL WHERE
FOUNDATION CONDITIONS CONSIST OF ROCK, HARD CLAY
ROCKS LARGER THAN 2" OR OTHER UNSUITABLE CONDITIONS.
1T MAY CONSIST OF UNDISTURBED EARTH WHERE NATURAL
SUITABLE FOUNDATION CONDITIONS EXIST.

BACKFILL FOR OUISIDE OF ROADWAYS OR FPARKING AREAS

ZO0NE S SHALL CONSIST OF CONSOLIDATED GRANULAR MATERIAL
WITH MAX. PARTICLE SIZE NOT TO EXCEED 1IN SIZE
FOR EACH FOOT DIA. OF THE PIPE UP 10 3~ IN SIZE.

ASPHALT WHERE APPLICABLE
/ AT SPECIFIED THICKNESS ZONE 4 SHALL CONSIST OF THE SAME MATERALS AS ZONE 3

; COMPACTED BY PNEUMATIC TAMPERS TO A MIN. DENSITY

12°M. ZONE A OF 90% OF STANDARD PROCTOR WAX. DENSITY (PASHTO

7-99.) LIFTS SHALL NOT EXCEED 6" IN THICKNESS.

ZONE 5 SHALL BE MINUS 1/2" GRANULAR MATERIAL COMPACTED
10 THE SAME REQUIREMENTS AS ZONE 4 MATERIAL.

SHALL CONSIST OF CONSOLIDATED MINUS 1/2" MATERIAL.
SHALL CONSIST OF CONSOLIDATED SAND.

JONE B JONE 6

SLOPE AS
REQUIRED
ZONE 7

CONSOLIDATION — SHALL CONSIST OF DENSIFICATION BY WATER
JETTING OR BY HAND OR LIGHT MECHANICAL
TAMPER COMPACTION AFTER THE PIPE ZONE HAS
BEEN FILLED WITH PROPER MATERIAL.

FIPE ZONE
(SEE DETAIL)

BACKFILL IN ROADWAYS OR PARKING AREAS

Trench Detalls

13" Public Utility &

Drainage Easement

/

13" Public Utility &

32" Right of Way

5 Sidewalk

8" compacted
Road Base (min.)

14" Bankrun Granular

Secondary Water
Sewer Main

32' Street Cross Section

The Minimum street grade is to be 0.400%
as per City standard drawing

28" Asphalt
55" Asphalt (17 Overlay)
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L5’7
/Q
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Drainage Easement

24" "Modified” Curb & Gutter
(see attached detail)

Q‘\Cuhqry Water

DUDLEY AND ASSOCIATES
ENGINEERS PLANNERS SURVEYORS
353 EAST 1200 SOUTH, OREM, UTAH

PROPERTY

LINE L0
LOCATOR YRLEAL
TRACE WIRE L 17 BRASS SERVICE METER

SECONDARY IRRIGATION
SAME AS | f/ COMPRESSION x SEE STANDARD DRAWING
DPPOSITE\ |

1" SCHED. 40 PVC SERVICE LINE
WITH SCHED. 40 PVC CAP EXTENDED
1"-0" OUTSIDE OF BOX

1" BRASS NIPPLE\

MIPT ADAPTER PRESSURIZED IRRIGATION-02

SIDE
1" SCHED. 40 PYC SERVICE SECONDARY IRRIGATION
__ 14 LINE WITH 1“ SCHED. 40 SERVICE METER \éﬁ&__
-y ; PVC CAP EXTENDED 1’/-0" SEE STANDARD DRAWING o
“I= ﬂ{i OUTSIDE OF BOX. PRESSURIZED IRRIGATION-02 : N
" EDGE OF WALK- ~“ POLYE THYLENE | h___________:)_ fffffffffffff
LINE EXISTING SERVICE LINE IRRIGATION CONNECTION NOTES: EDGE OF WALK J
OR FUTURE —— 1125" SINGLE SERVICE CONNECTION TO MAIN: LINEDEXgS;IgG |
. = UTURE
11" BRASS BRASS TEE USE MUELLER SERIES H—13490 BRONZE | -Locator
COMPRESSION x TRACER WIRE
SERVICE CLAMP AND A BRASS
MIPT ADAPTER LOCATOR COMPRESSION x MIPT ADAPTER. A RIGID
b” TRACER WIRE LINER SHALL BE USED INSIDE OF TUBING
____________________________ AT THE COMPRESSION FITTINGS ON 2° N
LBACK OF _CURB LINE—/ J|I_ ~—~ "~~~ """ "7] SINGLE SERVICE LINE LBACK OF CURB J.lME:T_I ,,,,,,,,,,,, ~
éngéIN PIPE IS DUCTILE IRON. MAKE
T TAP WITHOUT SADDLE.
___IL_IE_O_F_EU_TT_EEL‘ ______________ SEE APWA PLAN 551 & 552. | __________ :_7__| _____________
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SERVICE PIPE ey ¥ SERVICE PIPE
CTS 200 psi PVC OR L: | &7s 260 psi
11, DUCTILE IRON ALL FITTINGS SHALL BE COMPATIBLE WITH ‘
CORPORATION IRRIGATION SERVICE SIZE. 1" CORPORATION
STOP IPE
____________________________ —|  SERVICE LINE INSTALLATION AT AN B ——————— _?igﬁgﬁ_________
EXISTING CURB GUTTER & SIDEWALK WITH

A PLANTER STRIP SHALL HAVE THE UTILITY pve DR:S
BOX LOCATED IN THE PLANTER STRIP. DUCTILE  1RON

[BRUNZE SERVICE [BRGNZE SERVICE

CLAMP MUELLER SERVICE LINE INSTALLATION AT A LocATION ~ [RRICATION CLAMP MUELLER
SERIES H-13430 WITH NO CURB, GUTTER & SIDEWALK SHALL SERIES H-13430
HAVE THE UTILITY BOX LOCATED AS SHOWN
ON PLANS.
DOUBLE SERVICE CONNECTION SINGLE SERVICE CONNECTION

SECONDARY IRRIGATION SERVICE CONNECTION
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PRESSUR I ZED IRRIGATION-O]

ADCPTED JULY 2010

MAPLETON CITY
CORPORATION

GRADE RING
Height Code Weight

GR304 [180#]
[ 6” [ GR306 [270#]

RING & GRATE
RC30RG
WT. 405#

LIFTING INSERTS
Typ n
5

Riser Height

LID
CB33L
WT. 1,440#

RISER —
(if needed)

T

7 g
CATCH BASIN v
CB333
WT. 3,800#

|- 24" KNOCKOUTS
Typ. All 4 Sides

ﬂ\ GENERAL NOTES:

» Riser . g ) »” 1. Catch Basins are Designed to
Height Code Weight Meet ASTM C858 with AASHTO

477017 1'-0
1 TCB331R | 800# | HS—20 Loading.
2. Optional Grating or Cover

[ 27 TCB332R | 1,600 |
[ 5" [CB335R [ 2.4004 | Material May be Cast in as
Required.

3. Openings May be Sized
and Located as Required.

4. Check Hardware Section for
Optional Accessories.

3'-0" x 3'-0" I.D.
Catch Basin

amdusue Precast CB3X3
AMCOR -#=r" Division

Ogden, Utah, North Salt Lake, Utah, West Jordan Utch
Hurricane Utah & Las Vegas Nevada

Phone: 801.399.1171 Fax: 801.392.7849

FILE NAME: 210DIC3X30000F.DWG
ISSUE DATE: January,2002
www.oldcastleprecast.com

Copyright © 2001 @tleastie’Pracast

3/4" and 1" meter

METER PLACEMENT:

A. In new construction, install meter at center of lot or per agency requirements.

B. All meters are to be installed in the park strip or within 7 feet of the property line
(street side).

C. Do not install meters under driveway approaches, sidewalks, or curb and gutter.

METER BOX:

A. Inlandscaped areas and driveway approaches, set box so grade of the frame and
cover matches the grade of the surrounding surface.

B. In street surfaces or other vehicular traffic areas, provide the same type of meter
box as required for 1 1/2" and 2" service meters. See Plan 522.

PIPE: Coordinate with utility agency or property owner for type of pipe to be used
outside of right-of-way.

INSPECTION: Prior to backfilling around meter box, secure inspection of installation
by ENGINEER.

BACKFILL: Provide and place per APWA Section 33 05 20. Compact per APWA
Section 31 23 26 to a modified proctor density of 95 percent or greater. Maximum lift
thickness is 8 inches before compaction.

CASTING: Grey iron class 35 minimum per ASTM A 48.

3/4" and 1" service taps

TAPPING: Place taps a minimum of 24 inches apart. Use a tapping tool that is sized
corresponding to the size of the service line to be installed. No taps within 24 inches
of end of pipe.

PVC OR AC PIPE: A service saddle clamp is required on all PVC and AC pipe taps
unless specified otherwise.

TAPE: Teflon tape is required on all taps.

INSPECTION: Prior to backfilling around taps, secure inspection of installation by
ENGINEER.

BACKFILL: Provide and place per APWA Section 33 05 20. Compact per APWA
Section 31 23 26 to a modified proctor density of 95 percent or greater. Maximum lift
thickness is 8 inches before compaction.

31" Dia Access Hole
N
1 1 ™
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A
il il \
Y
70
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A
PLAN VIEW
” Lifting Inserts
%46 (4) Per Section
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i I ,ﬁ
T TSee Riser Table
, , ES \ -+ 21
24" 5@ S0 h
22” 6»
S J - >
N by
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SECTION A-A
[ J Oldcastie Precast CB3X3B 3'-0" x 3'-0" I.D.
Division FILE NAVE: 210DIC3X30000B.DWG Catch Basin
Phone: 801.399.1171 Fax: 801.392.7849 www.oldcastleprecast.com Copyright © 2001@ldcastie’Pracsstinc

BADGER E-55

18" JUMBO IRRIGATION BOX ULTRASONIC METER

PROVIDE UNIONS ON EACH SIDE
OF METER

/b
LOCATOR

TRACE WIRE

. DRAIN ROCK

BRICK BASE

FORD B43 STRAIGHT BALL METER VALVE W/ PADLOCK WING
FOR LOCKING VALVE IN CLOSED POSITION

SECONDARY IRRIGATION SERVICE METER

MAPLETON CITY STANDARD
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PRESSUR I ZED [RRIGATION-02

~DOPTED MAY 2013

MAPLETON CITY
CORPORATION

Refer to the APWA Standards and the Mapleton City
Addendum for details such as fire hydrants, sewer
laterals, Pl connections, Water lines, etc. Not all city
details are included in this document set.
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To: Bruce Dickerson H O RRO C KS

s m
From: John Dorny, P.E. E N G 1 ITI\IJI E E R S
Senior Associate

Date: May 20", 2014 P14.028

Subject: Whisper Rock Traffic Study Memo

1. Introduction

This traffic analysis is for the Whisper Rock single-family residential community located in
Mapleton, Utah. This review was performed during the PM peak hour on May 19", 2014 at the
Maple Street/1100 West intersection, near the proposed project site. Existing traffic was obtained
at the study intersection during the PM peak hour of the commute time. We then performed a
level of service analysis. Figure 1 shows the project location.

2. Level of Service Methodology

In order to quantify the traffic conditions currently exhibited in the study area, the roadway
geometries, and existing traffic data, were entered in the Trafficware Synchro 8 software
package. Using the 2010 Highway Capacity Manual (HCM) method of calculating intersection
delay, a Level of Service (LOS) grade was assigned to each intersection for both the existing AM
and PM peak hours.

Level of Service (LOS) is a term used by the HCM to describe the traffic operations of an
intersection, based on congestion and delay. LOS ranges from A (almost no congestion or delay)
to F (traffic demand exceeds capacity and intersection experiences long queues and delay). LOS
D is generally acceptable for urbanized intersections like the ones studied in this report. LOS E
is the threshold when the intersection reaches capacity. The delay criteria used to assign a letter
grade to an intersection for signalized and unsignalized intersections is shown below in

Table 1.

Table 1: Level of Service Criteria

Level Average Control Delay (sec/veh)

of

Service Signalized Unsignalized
A <10 <10
B >10-20 >10-15
C >20-35 >15-25
D >35-55 >25-35
E > 55 - 80 >35-50
F > 80 > 50

2162 W. Grove Parkway, Suite 400 Tel: 801.763.5100

Pleasant Grove, UT 84062 1 Fax: 801.763.5101
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3. Analysis of Existing Conditions

Turning movements were counted at the study intersection in May of 2014 by Horrocks
Engineers. A manual traffic count was performed during the PM peak period. The existing
turning movement volumes collected were distributed to the road network as shown in Figure 2.

We performed a peak hour LOS analysis using the existing data collected from the study
intersection. This was done using the Trafficware Synchro 8 software package to calculate the
intersection delay according to the 2010 Highway Capacity Manual (HCM) method. The
existing LOS conditions are shown below in Table 2.

Table 2 — Levels of Service Existing

Approach SB EB WB
LOS B A A
Lane Movement Left Right Left Through Through Right
HCM Delay 11.2 9.3 7.7 0 0 0
2162 W. Grove Parkway, Suite 400 Tel: 801.763.5100

Pleasant Grove, UT 84062 2 Fax: 801.763.5101
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4. Introduction of Project and Trip Generation

After determining the HCM Delay and LOS for the existing conditions, trip generation was
established to determine the impact of the project on the surrounding areas of traffic (see Table
3). According to ITE Trip Generation Manual 9" edition, each housing unit would generate 9.52
trips per day on average. This translates to 514 new trips each day, 54 of which, would be during

the PM peak hour. Dividing these new trips between the lane movements according to
surrounding attractions yielded the following HCM Delays and LOS shown below in Table 4

Table 3: Trip Generation

the

Whisper Rock

. . Daily AM Peak Hour PM Peak Hour
Variable Quantity
Total In Out | Total In Out | Total In Out
Single-Family Detached (ITE 220) 952 | 50% | 50% | 0.75 | 25% | 75% | 1.00 | 63% | 37%
Units ‘ 54 514 | 257 | 257 | 41 10 | 30 54 34 | 20
Total New Trips 514 | 257 | 257 41 10 30 54 34 20
Source: ITE Trip Generation Manual 9" edition
Table 4 — Levels of Service With Project
Approach SB EB WB
LOS B A A
Lane Movement Left Right Left Through Through Right
HCM Delay [sec] 11.8 94 7.7 0 0 0

5. Conclusions

e The existing LOS and delay is LOS A or B at all movements of the study intersection.
e After adding project traffic the LOS does not change at the study intersection.

e Based on traffic from the ITE Trip Generation Manual, the project adds an estimated 1

vehicle every three minutes exiting the site and 1 vehicle every 2 minutes entering the
site.

e The existing roadway geometries are more than sufficient to accommodate traffic from

the proposed development.

e Though not quanitified in this report, Utah housing market provides has some unique
features. Firstly, nearly every house built in the past 10 years includes a basement.
Secondly, many times adults will allow their adult childeren and family to use the
basement as a living area for periods of time. Whether young familes or active adults,
often times there is similar vehicular activity at a single residence.

2162 W. Grove Parkway, Suite 400 Tel: 801.763.5100
Pleasant Grove, UT 84062 4 Fax: 801.763.5101




City: Mapleton, UT
N-S Street: 1100 W

TRAFFIC COUNT SUMMARY

E-W Street: Maple Street

HORROCKS

Date: May 19th, 2014 ENGTINEE R S
Begin Time: 04:00 PM
Interval Length: 15 min
NB SB EB WB
Time Interval Left | Thru | Right [Trucks| Left [ Thru [ Right [ Trucks[ Left [ Thru [ Right [ Trucks [ Left | Thru [ Right [ Trucks| Total | Hourly
12 11 10 9 4 3 2 1 16 15 14 13 8 7 6 5 All Moves| Totals
04:00 PM | 04:15 PM 0
04:15 PM | 04:30 PM 0
04:30 PM | 04:45 PM 0
04:45 PM | 05:00 PM 0 0
05:00 PM | 05:15 PM 1 1 7 57 41 0 107 107
05:15 PM | 05:30 PM 0 3 3 65 54 2 127 234
05:30 PM | 05:45 PM 3 0 6 65 a7 0 121 355
05:45 PM | 06:00 PM 0 1 3 70 43 1 118 473
[ 1100 W
Southbound
North Leg 9 22 East Leg Westbound
Total Volume: Right Thru Left Total Volume:
31 5 0 4 449
3 Right
190 185 Thru 188
0 Left
[Maple Street |
Eastbound Left 19
276 Thru 257 261
Right 0
West Leg 0 0 0 South Leg
Total Volume: Left Thru Right Total Volume:
466 0 0 0
Northbound
OPTIONAL ADJUSTED PEAK HOUR TRAFFIC VOLUMES
Adjustment Factors Southbound Westbound Northbound Eastbound
Monthly: 1.00 Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Daily: 1.00 4 0 5 0 185 3 0 0 0 19 257 0
Interval: 1.00 9 188 0 276
Count: 1.00 Trucks: 0%|Trucks: 0%|Trucks: 0%]|Trucks: 0%
Total: 1 Peak Hour: 05:00 PM to 6:00 PM Peak Vol: 473|PHF: 0.93
Traffic Summary JTC 5/20/2014
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HCM 2010 TWSC

5: Maple Street & 1100 West 5/20/2014

Intersection

Int Delay, s/veh 0.5

Movement EBL  EBT WBT WBR SBL SBR

Vol, veh/h 19 257 185 3 4 5

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free  Free Free  Free Stop Stop

RT Channelized - None - None - None

Storage Length B - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 21 279 201 3 4 5

Major/Minor Majorl Major2 Minor2

Conflicting Flow Al 204 0 - 0 524 203
Stage 1 - - - - 203 -
Stage 2 - - - - 321 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1368 - - - 514 838
Stage 1 - - - - 831 -
Stage 2 - - - - 735

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1368 - - - 506 838

Mov Cap-2 Maneuver - - - - 581 -
Stage 1 - - - - 831
Stage 2 - - - - 724 -

Approach EB WB SB

HCM Control Delay, s 0.5 0 10.1

HCM LOS B

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLnl SBLn2

Capacity (veh/h) 1368 - - - 581 838

HCM Lane V/C Ratio 0.015 - - - 0.007 0.006

HCM Control Delay (s) 7.7 - - - 112 9.3

HCM Lane LOS A - - - B A

HCM 95th %tile Q(veh) 0 - - - 0 0

Whisper Rock Development 5/20/2014 Existing Peak Hour Synchro 8 Report

Page 1
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HCM 2010 TWSC

5: Maple Street & 1100 West 5/20/2014

Intersection

Int Delay, s/veh 12

Movement EBL EBT WBT WBR SBL SBR

Vol, veh/h 49 257 185 6 6 23

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length B - - - 0 0

Veh in Median Storage, # - 0 0 - 0 -

Grade, % - 0 0 - 0 -

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 53 279 201 7 7 25

Major/Minor Majorl Major2 Minor2

Conflicting Flow Al 208 0 - 0 590 204
Stage 1 - - - - 204 -
Stage 2 - - - - 386 -

Critical Hdwy 4.12 - - - 6.42 6.22

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy 2.218 - - - 3.518 3.318

Pot Cap-1 Maneuver 1363 - - - 470 837
Stage 1 - - - - 830 -
Stage 2 - - - - 687 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1363 - - - 452 837

Mov Cap-2 Maneuver - - - - 535 -
Stage 1 - - - - 830 -
Stage 2 - - - - 660 -

Approach EB WB SB

HCM Control Delay, s 12 0 9.9

HCM LOS A

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLnl1SBLnh2

Capacity (veh/h) 1363 - - - 535 837

HCM Lane V/C Ratio 0.039 - - - 0.012 0.03

HCM Control Delay (s) 7.7 - - - 118 94

HCM Lane LOS A - - - B A

HCM 95th %tile Q(veh) 0.1 - - - 0 01

Whisper Rock Development 5/20/2014 Existing Plus Project PM Peak Hour Synchro 8 Report

Page 1
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Whisper Rock PRD
AMENDED DEVELOPMENT AGREEMENT




Whisper Rock PRD
DEVELOPMENT AGREEMENT

This development agreement (the "Agreement”) is made and entered into on
May , 2014, by and between the Mapleton City Corporation, a Utah Municipal
Corporation hereinafter referred to as the “City”, and, Whisper Rock PRD dba Whisper
Rock Limited Liability Corporation, hereinafter referred to as the “Developer”.

RECITALS

A. Pursuant to enabling authority set forth in the Municipal Land Use
Development and Management Act, City amended its General Plan and Zoning
Ordinance.

B. Developer owns or controls property located generally at location in
Mapleton, Utah, and which is legally described in Exhibit “A” (the “Property”) attached
hereto and made a part of this Agreement.

C. Developer has submitted an application to create and apply a new Planned
Residential Development (PRD-1) zone to the property which would allow single family
units to be constructed on the property at a density of up to 3.5 units per acre.

D. To assist City in its review and approval of the Project and to assure
development of the Project in accordance with Developer’s representations to City,
Developer and City desire to enter into this Agreement which sets forth the conditions,
terms, restrictions and requirements whereby Developer may develop the Project.

E. To allow development of the Property for the benefit of Developer, to
ensure City that development of the Property will utilize best planning practices, and to
ensure conformance with applicable City policies, Developer and City desire to enter into
this Agreement and are each willing to abide by the terms and conditions set forth herein.
Developer and City each acknowledge that development of the Project will result in
significant planning, economic and other benefits to each party.

F. Acting pursuant to its legislative authority under Utah Code Annotated §8
10-9-101, et seq., and after all required public notice and execution of this Agreement by
Developer, the City Council of City, in exercising its legislative discretion, has
determined that entering into this Agreement furthers the purposes of the Utah Municipal
Land Development and Management Act, City’s General Plan, and Title 16, 17
and 18  of the Mapleton City Code (collectively, the “Public Purposes™). As a result
of such determination, the City has elected to consider the Project and the development
authorized hereunder in accordance with the provisions of this Agreement.




AGREEMENT

Now, therefore, in consideration of the premises recited above and the terms,
conditions and promises set forth below, and for other good and valuable consideration,
the receipt and sufficiency of which are hereby acknowledged, City and Developer
hereby agree as follows:

1. Term. The term of this Agreement shall commence on, and the effective
date of this Agreement shall be, the effective date of City action approving this
Agreement. This Agreement shall terminate when a certificate of zoning compliance, as
set forth in Section 18.12.100 of the Mapleton City Code, has been issued for every
building included in the Project and any bonds associated with the Project, including
durability bonds, have been released by City.

2. Abandonment; Reversion of Zoning. If during any one (1) year period
after approval of the Project, Developer takes no substantial action in good faith to
exercise the rights authorized under this Agreement to develop the Project, City may
declare the Project to be abandoned. Provided, however, that prior to a declaration of
abandonment, City shall give Developer thirty (30) days notice of City's intent to make
such declaration. If Developer presents evidence to City of substantial good faith efforts
to develop the Project or of economic or other conditions hindering development, City
may grant Developer an extension of time for performance. In the event no extension of
time is granted, City may elect to re-zone to an appropriate zone any portion of the
Property for which a subdivision plat has not been recorded. Lots within any portion of
the Project for which a subdivision plat has been recorded may be developed at any time
subject to provisions of the Mapleton City Code applicable to recorded lots.

3. Agricultural Use To Remain in Undeveloped Areas - Irrigation Ditches.
Any portion of the Property for which a plat has not been recorded shall be maintained in
agricultural use. Agricultural use need not be maintained for any portion of the Property
which is subject to a recorded plat. Irrigation ditches on the Property shall be maintained
as at present unless the ditch owner in consultation with the applicable irrigation
company approves piping, realignment, abandonment, or otherwise authorizes a change
in the configuration or use of a ditch.

4. Conditions Precedent. City and Developer's obligations under this
Agreement shall be subject to completion of the Specific conditions (the "Conditions
Precedent") set forth in Exhibit "C" attached hereto and made a part of this Agreement.
Upon fulfillment of the Conditions Precedent and City approval of the Project pursuant to
applicable requirements of the Mapleton City Code and this Agreement, development of
the Property shall be subject to the terms and conditions of this Agreement. In the event
City disapproves the Project this Agreement shall be null and void and neither Developer
nor City shall have any obligation hereunder.

5. Zoning Classification - Allowed Uses - Concept Plan. Subject to the
terms of this Agreement, the zoning classification on the Property shall be a PRD Zone.




Refer to Exhibits A & B, which specifies the Legal Description of the land and proposed
Concept Plan for the layout of the lots.

6. Applicable Code Provisions. All provisions of the Mapleton City Code
and Utah Code § 10-9a-509, as constituted on the effective date of this Agreement shall
be applicable to the project proposed on the Property except as expressly modified by this
Agreement. The parties acknowledge that in order to proceed with development of the
Property, Developer shall comply with the requirements of this Agreement and other
requirements generally applicable to development in Mapleton City and this Agreement
satisfies the legal requirement for the developer’s rights to vest. The developer
acknowledges the requirement to install all necessary infrastructure as stated in Mapleton
City Code Chapter 17.16, at their own expense.

7. Reserved Legislative Powers. Nothing in this Agreement shall limit the
future exercise of the police powers of City in enacting zoning, subdivision,
development, growth management, platting, environmental, open space, transportation
and other land use plans, policies, ordinances and regulations after the date of this
Agreement. Notwithstanding the retained power of City to enact such legislation under
its police power, such legislation shall not modify Developer’s rights as set forth herein
unless facts and circumstances are present which meet the compelling, countervailing
public interest exception to the vested rights doctrine as set forth in Utah Code Annotated
8 10-9a-509(1)(a)(i) or successor case law. Any such proposed change affecting
Developer’s rights shall be of general application to all development activity in city.
Unless City declares an emergency, Developer shall be entitled to prior written notice and
an opportunity to be heard with respect to the proposed change and its applicability to the
Project.

8. Project Plan Approval. In the event City approves the Project, Developer
shall cause final plans and specifications (including site and building design plans) (the
“Project Plans”) to be prepared for the Project.

A. Requirements. Project Plans shall meet the following
requirements:

1) Project building elevations and landscaping plans shall be
reviewed and approved by City in accordance with standards and
procedures generally applicable to development projects in City.

2) Project Plans shall be in sufficient detail, as reasonably
determined by City, to enable City to ascertain whether the Project design
is acceptable (including the size, scope, composition of the primary
exterior components, on and off-site vehicular and pedestrian access, and
general Project design) and in accordance with the terms and conditions of
this Agreement.

3) In order to ensure the entire Project has a consistent design,
Project Plans for all portions of the Project, including commercial
buildings and associated areas, shall conform to the design criteria set
forth in Exhibit "D" (the "Project Design Criteria" or “CC&R’s”) attache



4) Except as modified by the Design Criteria, Project Plans
shall comply with applicable standards and requirements of the Mapleton
City Code, including but not limited to Titles 15 (Buildings and
Construction), 16 (Development Code Part I-Municipal Planning), 17
((Development Code Part 11-Subdivisions), 18 (Development Code Part
[11-Zoning), and 19 (Impact Fee Procedures).

B. Construction. Developer shall ensure the Project is constructed in
compliance with the Project Plans and any other lawful requirement imposed on
the Project.

9. Subdivision Plat Approval. Either concurrently with, or subsequent to,
approval of the Project Plans, as determined by Developer pursuant to applicable
requirements of the Mapleton City Code, Developer shall cause one or more subdivision
plats (the “Subdivision Plats”) to be prepared for the Project Property. Such plats shall
conform to applicable requirements of the Mapleton City Code.

A. Fees. All impact fees shall be paid by Developer to the city for
each of the lots within the final approved plat prior to recording pursuant to
applicable requirements of the Mapleton City Code.

B. Bonding: Meet all requirements of Chapter 17.20, Performance
Guarantees, of the Mapleton City Code.

C. Culinary Water Shares. The Developer shall transfer Water to the
City as per City Ordinance in effect at the time of plat approval for each phase.
The water shares need to be East Bench, Hobble Creek, or Mapleton Irrigation.

10.  Standard for Approval of Project Plans and Subdivision Plats. All Project
and Subdivision Plans must be reviewed by the Development Review Committee and
Planning Commission, the City Council shall be the approving authority. Project Plans
and Subdivision Plats must conform to applicable requirements of the Mapleton City
Code, State and Federal Law, and this Agreement and if, as reasonably determined by
City, the Project Plans meet the design criteria attached hereto as Exhibit “B”.

11.  Commencement of Site Preparation. Developer shall not commence site
preparation or construction of any Project improvement on the Property until such time as
Subdivision Plats and Project Plans have been approved by City in accordance with the
terms and conditions of this Agreement.

12.  Project Phasing and Timing. Upon approval of Project Plans, Developer
shall proceed by constructing the entire Project at one time or in approved phases. Final
plat approval will not be given for subsequent phases until building permits have been
issued on at least 40% of the lots in the previous phase.



13. Changes to Project. No material modifications to Project Plans shall be
made after approval by City without City Council’s written approval of such
modification. Developer may request approval of material modifications to Project Plans
from time to time as Developer may determine necessary or appropriate. For purposes of
this Agreement, a material modification shall mean any modification which (i) changes
by more than fifteen (15) percent the total area (footprint) of any building to be
constructed on the Property, (ii) substantially changes the exterior appearance of the
Project, (iii) substantially changes the location of any building to be constructed on the
Property; or (iv) changes the functional design of the Project in such a way that
materially affects traffic, drainage, or other design characteristics. Modifications to the
Project Plans which do not constitute material modifications may be made without the
consent of City Council. In the event of a dispute between Developer and City as to the
meaning of “material modification,” no modification shall be made without express City
Council approval. Modifications shall be approved by the City Council if such proposed
modifications are consistent with City’s then-applicable rules and regulations and are
consistent with the standard for approval set forth in this Agreement.

14. Time of Approval. Any approval consideration required by this
Agreement shall not be unreasonably withheld or delayed and shall be made in
accordance with applicable procedures set forth in the Mapleton City Code.

15.  Successors and Assigns. This Agreement shall be binding on the
successors and assigns of Developer. Notwithstanding the foregoing, a purchaser of the
Project or any portion thereof shall be responsible for performance of Developer's
obligations hereunder as to any portion of the Project so transferred. In the event of a
sale or transfer of the Project, or any portion thereof, the seller or transferor and the buyer
or transferee shall be jointly and severally liable for the performance of each of the
obligations contained in this Agreement unless prior to such transfer an agreement
satisfactory to City, delineating and allocating between Developer and transferee the
various rights and obligations of Developer under this Agreement, has been approved by
City.

16. Default.

A Events of Default. If one or more of the following events or
conditions occurs, Developer or City, as applicable, shall be in default (“Default”)
under this Agreement:

1) A warranty, representation or statement made or furnished
by Developer under this Agreement is intentionally false or misleading in
any material respect when it was made.

(2) A determination made upon the basis of substantial
evidence that Developer or City has not complied in good faith with one
or more of the material terms or conditions of this Agreement.

3 Any other event, condition, act or omission, either by City
or Developer, (i) violates the terms of, or (ii) materially interferes with the
intent and objectives of this Agreement.




B. Procedure Upon Default.

1) Upon the occurrence of Default, the non-defaulting party
shall give the other party thirty (30) days written notice specifying the
nature of the alleged default and, when appropriate, the manner in which
said Default must be satisfactorily cured. In the event that the Default
cannot reasonably be cured within thirty (30) days, the defaulting party
shall have such additional time as may be necessary to cure such default
so long as the defaulting party takes action to begin curing such default
within such thirty (30) day period and thereafter proceeds diligently to
cure the default. After proper notice and expiration of said thirty (30) day
or other appropriate cure period without cure, the non-defaulting party
may declare the other party to be in breach of this Agreement and may
take the action specified in Paragraph C herein. Failure or delay in giving
notice of default shall not constitute a waiver of any default.

2 Any Default or inability to cure a Default caused by strikes,
lockouts, labor disputes, acts of God, inability to obtain labor or materials
or reasonable substitutes therefore, governmental restrictions,
governmental regulations, governmental controls, enemy or hostile
governmental action, civil commotion, fire or other casualty, and other
similar causes beyond the reasonable control of the party obligated to
perform, shall excuse the performance by such party for a period equal to
the period during which any such event prevented, delayed or stopped any
required performance or effort to cure a Default.

C. Breach of Agreement. Upon Default as set forth in Paragraphs A
and B above, City may declare Developer to be in breach of this Agreement and
City (i) may withhold approval of any or all building permits or certificates of
occupancy applied for in the Project, but not yet issued; and (ii) shall be under no
obligation to approve or to issue any additional building permits or certificates of
zoning compliance for any building within the Project until the breach has been
corrected by Developer. In addition to such remedies, either City or Developer
(in the case of a default by the City) may pursue whatever additional remedies it
may have at law or in equity, including injunctive and other equitable relief.

D. Institution of Legal Action. In addition to any other rights or
remedies, either party may institute legal action to cure, correct, or remedy any
default or breach, to specifically enforce any covenants or agreements set forth in
this Agreement or to enjoin any threatened or attempted violation of this
Agreement; or to obtain any remedies consistent with the purpose of this
Agreement. Legal actions shall be instituted in the Fourth District Court, State of
Utah, or in the Federal District Court for the District of Utah. The option to
institute legal action, at least in the case of defaults, is available only after the cure
provisions are complied with.




17. General Terms and Conditions. The parties agree, intend and
understand that the obligations imposed by this Agreement are only such, as are
consistent with City of Mapleton, state and federal law. The parties further agree that if
any provision of this Agreement becomes, in its performance, inconsistent with local,
state or federal law or is declared invalid, this Agreement shall be deemed amended to the
extent necessary to make it consistent with local, state or federal law, as the case may be,
and the balance of this Agreement shall remain in full force and effect.

A Recording of Agreement. In the event City approves the Project
and all Conditions Precedent have been met, this Agreement shall be recorded as
a covenant running with the Property herein described in order to put prospective
purchasers or other interested parties on notice as to the terms and provisions
hereof.

B. Severability. Each and every provision of this Agreement shall be
separate, several and distinct from each other provision hereof, and the invalidity,
unenforceability, or illegality of any such provision shall not affect the
enforceability of any other provision hereof.

C. Time of Performance. Time shall be of the essence with respect to
the duties imposed on the parties under this Agreement. Unless a time limit is
specified for the performance of such duties each party shall commence and
perform its duties in a diligent manner in order to complete the same as soon as
reasonably practicable.

D. Construction of Agreement. This Agreement shall be construed so
as to effectuate its public purpose of ensuring the Property is developed as set
forth herein to protect health, safety, and welfare of the citizens of City.

E. State and Federal Law. The parties agree, intend and understand
that the obligations imposed by this Agreement are only such as are consistent
with state and federal law. The parties further agree that if any provision of this
Agreement becomes, in its performance, inconsistent with state or federal law or
is declared invalid, this Agreement shall be deemed amended to the extent
necessary to make it consistent with state or federal law, as the case may be, and
the balance of the Agreement shall remain in full force and effect. If City’s
approval of the Project is held invalid by a court of competent jurisdiction, this
agreement shall be null and void.

F. Enforcement. The parties to this Agreement recognize that City
has the right to enforce its rules, policies, regulations, ordinances, and the terms of
this Agreement by seeking an injunction to compel compliance. In the event
Developer violates the rules, policies, regulations or ordinances of City or violates
the terms of this Agreement, City may, without declaring a Default hereunder or
electing to seek an injunction, and after thirty (30) days written notice to correct
the violation (or such longer period as may be established in the discretion of City



or a court of competent jurisdiction if Developer has used its reasonable best
efforts to cure such violation within such thirty (30) days and is continuing to use
its reasonable best efforts to cure such violation), take such actions as shall be
deemed appropriate under law until such conditions have been rectified by
Developer.

G. No Waiver. Failure of a party hereto to exercise any right
hereunder shall not be deemed a waiver of any such right and shall not affect the
right of such party to exercise at some future time said right or any other right it
may have hereunder. Unless this Agreement is amended by vote of the City
Council of City, taken with the same formality as the vote approving this
agreement, no officer, official or agent of City has the power to amend, modify or
alter this Agreement or waive any of its conditions as to bind City by making any
promise or representation not contained herein.

H. Entire Agreement. This Agreement shall supersede all prior
agreements with respect to the subject matter hereof, not incorporated herein, and
all prior agreements and understandings are merged herein. This Agreement shall
not be modified or amended except in written form mutually agreed to and signed
by each of the parties.

l. Attorneys Fees. Should any party hereto employ an attorney for
the purpose of enforcing this Agreement, or any judgment based on this
Agreement, for any reason or in any legal proceeding whatsoever, including
insolvency, bankruptcy, arbitration, declaratory relief or other litigation, including
appeals or rehearings, and whether or not an action has actually commenced, the
prevailing party shall be entitled to receive from the other party thereto
reimbursement for all attorneys’ fees and all costs and expenses. Should any
judgment or final order be issued in any proceeding, said reimbursement shall be
specified therein.

J. Notices. Any notices required or permitted to be given pursuant to
this Agreement shall be in writing and shall be deemed to have been sufficiently
given or served for all purposes when presented personally, or four (4) days after
being sent by registered or certified mail, properly addressed to the parties as
follows:

To the Developer: ~ Whisper Rock LLC
1013 South Orem Blvd.
Orem, Utah 84057

To the City: Mapleton City Attorney
125 West Community Center Way
Mapleton, Utah 84664



K. Applicable Law. This Agreement and the construction thereof,
and the rights, remedies, duties, and obligations of the parties which arise
hereunder are to be construed and enforced in accordance with the laws of the
State of Utah.

L. Execution of Agreement. This Agreement may be executed in
multiple parts as originals or by facsimile copies of executed originals; provided,
however, if executed and evidence of execution is made by facsimile copy, then
an original shall be provided to the other party within seven (7) days of receipt of
said facsimile copy.

M. Hold Harmless. Developer shall hold City, its officers, agents,
employees, consultants, special counsel, and representatives harmless from
liability for damages or equitable relief arising out of claims for personal injury or
property damage arising from direct or indirect operations of Developer or its
contractors, subcontractors, agents, employees or other persons acting on its
behalf, in connection with the Project.

1) The agreements of Developer in Paragraph M shall not be
applicable to (i) any claim arising by reason of the negligence or
intentional actions of City, or (i1) attorneys’ fees under Paragraph I herein.

2 City shall give written notice of any claim, demand, action
or proceeding which is the subject of Developer's hold harmless
agreement as soon as practicable but not later than thirty (30) days after
the assertion or commencement of the claim, demand, action or
proceeding. If any such notice is given, Developer shall be entitled to
participate in the defense of such claim. Each party agrees to cooperate
with the other in the defense of any claim and to minimize duplicative
costs and expenses.

N. Relationship of Parties. This Agreement is not intended to create
any partnership, joint venture or other arrangement between City and Developer.
This Agreement is not intended to create any third party beneficiary rights for any
person or entity not a party to this Agreement. It is specifically understood by the
parties that: (i) all rights of action and enforcement of the terms and conditions of
this Agreement shall be reserved to City and Developer, (ii) the Project is a
private development; (iii) City has no interest in or responsibilities for or duty to
third parties concerning any improvements to the Property; and (iv) Developer
shall have the full power and exclusive control of the Property subject to the
obligations of Developer set forth in this Agreement.

0. Title and Authority. Developer expressly warrants and represents
to City that it is a limited liability company in good standing and that such
company owns or controls all right, title and interest in and to the Property and
that no portion of the Property, or any right, title or interest therein has been sold,
assigned or otherwise transferred to any other entity or individual. Developer
further warrants and represents that no portion of the Property is subject to any




lawsuit or pending legal claim of any kind. Developer warrants that the
undersigned individual has full power and authority to enter into this Agreement
on behalf of Developer. Developer understands that City is relying on such
representations and warranties in executing this Agreement.

P. Headings for Convenience. All headings and captions used herein
are for convenience only and are of no meaning in the interpretation or effect of
this Agreement.

Q. Exhibits. All exhibits referred to herein are made a part of this
Agreement as incorporated by reference date.

[signature page follows]



This Development Agreement has been executed by City, acting by and through
its City Council, pursuant to a City Council motion authorizing such execution, and by a
duly authorized representative of Developer as of the date first written above.

Attest: Mapleton City, a Utah Municipal Corporation

By:

Mayor
By:

City Recorder
By:

STATE OF UTAH
COUNTY OF UTAH

The foregoing instrument was acknowledged before me on this day of
by Bruce Dickerson, of Whisper Rock LLC, a Utah limited liability company on behalf
of such company.

NOTARY PUBLIC

My commission expires:




Exhibit “A”
Legal Description
Project Name
Project Area

Property Description

Commencing at a point located Notth 88°58'42" East along the Section line 1395.22 feet from
the Southwest corner of Section 10, Township 8 South, Range 3 East, Salt Lake Base and
Meridian; thence North 251.12 feet; thence West 451.87 feet: thence North 01°13'51" East
238.12 feet; thence North 88°51'00" West 23.52 feet; thence along the arc of a 83.00 foot radius
curve to the right 44.54 feet (chord bears North 73°27'26" West 44.01 feet); thence West 386.17
feet; thence North 01°13'51" East 210.00 feet; thence West 288.28 feet: thence North 473.27
feet; thence North 88°50'32" East along a fence line 326.54 feet: thence North 89°43'12" East
along a fence line 333.29 feet, thence North 89°34'17" East along a fence line 355.90 feet:
thence South 01°09'42" West partially along a fence line and along the Westerly boundaty line
of Hales Subdivision Plats, A, B and C, 970.77 feet to the Section line; thence South 88°58'42"
West along the Section line 260.91 feet to the point of beginning.
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Exhibit «“C”
Conditions Precedent

Developer Responsibilities

1.

.\‘

+38.
8.9.
sumps and trench drains

Dedication of property for public improvements: The Developer agrees to
dedicate to the City approximately twenty (20) feet of property along its frontage
of 1100 West Street and along Maple Street for the widening of those roadways,
the Developer also agrees to dedicate an additional 5 feet of property along those
same frontages for the installation of sidewalk. The street and sidewalk
dedications described will be addressed at time of site plan approval.

Developer will provide to the City all necessary easements for connection of
project utilities to the public system.

Developer will provide no later than the construction of thirty (30) residential
units a project clubhouse, tot lot play area and sport court, as shown on the Final

Site Plan attached as Exhlblt B. w%h—a—m%quq—y-z&ef—twemy—we-kwnd;ed

Developer will provide a walking trail for the benefit of the project residents.; The
trail shall be constructed proportionally with each phase of construction as shown
on the Final Site Plan attached as Exhibit B..

All units will be single family structures of frame construction with either a two
(2) or three (3) car enclosed garage. The main floor living space of each unit will
be a minimum of twelve hundred (1200) square feet. Building exteriors shall be
of stucco, stone, brick or hard surface siding (Hardy Plank, Smart Siding or
eguttivientequivalent). Vinyl or aluminum siding is prohibited except for soffit
and fascia and architectural features. The building front shall be a combination of
stucco and stone.

With the recording of the first phase of development the developer will provide to
the City evidence of incorporation of a homeowners association with authority to
regulate common and limited common elements of the project. The homeowners
association shall be responsible for all common element maintenance and shall
maintain a look of uniform quality.

7. _The Developer will fence the perimeter of the project with a six (6) foot vinyl
fence except where adjacent to streets. All interior fencing shall be of vinyl in a
compatible design to the perimeter fence. The fence design adjacent to 1100
West and Maple Streets will be approved by the City Council as a part of each
phase.

Parking will be allowed on one side of the street only.

All storm drainage to be retained on site and dispersed through approved

9:10. Water shares will be delivered at time of approval of each phase of

development.



10:11. The project density shall not exceed three and one half (3.5) single family
units per acre for the overall site.

1112, Developer shall maintain a minimum set back of twenty (2020) feet from
the garage door and back of curb (back of sidewalk where applicable), sixteen
(16) feet from the porch or living area and back of curb (back of sidewalk where
applicable), and maintain a minimum distance of twenty (1520) feet between

units.
12.13. The Developer shall meet all requirements of Chapter 18.77, Planned

Residential Development, Mapleton City Code.

City Responsibilities

1. Inconsideration of the above mentioned Developer responsibilities and because of
the positive impact of the development as a buffer separating commercial and
future commercial development from low density residential development, the
City of Mapleton agrees to accept the surrender of seven (7) Transferable
Development Rights or TDR’s as full requirement for the increase in density.
TDR’s will be surrendered to the City concurrently with request for building
permits at the rate of one (1) TDR per each eight point two (8.2) units.

2. The City accepts the street cross sections found in Exhibit D as the standard for
street construction for the project.



Chapter 18.77
PRD-1 PLANNED RESIDENTIAL DEVELOPMENT-1
WHISPER ROCK DEVELOPMENT @ =3

18.77.010: TITLE:

18.77.020: PURPOSE:

18.77.030: LEGISLATIVE FINDINGS:

18.77.040: WHERE ALLOWED; TYPES AND USES:

18.77.050: BUILDING PERMITS:

18.77.060: DEVELOPMENT STANDARDS AND REQUIREMENTS:
18.77.070: BONDING:

18.77.010: TITLE: ® =

This chapter shall be known as the PLANNED RESIDENTIAL DEVELOPMENT-1 ORDINANCE or
PRD-1 ORDINANCE. (Ord. 2009-06, 6-17-2009, eff. 8-19-2009)

18.77.020: PURPOSE: @ =

A. The purpose of this chapter is to create diverse, quality housing in the city, while also providing a
buffer from anticipated commercial development along the state road corridor (Highway 89) and
adjacent lower residential uses.

B. The purpose of this chapter is accomplished by:
. Allowing densities higher than a typical residential development;

. Establishing standards for landscaping, building and site design, public safety, parking, aesthetics,
traffic circulation, fencing, lighting, and other similar site improvements; and

. Requiring standards that enable the PRD-1 to fit into the surrounding neighborhoods. (Ord. 2009-06,
6-17-2009, eff. 8-19-2009)

18.77.030: LEGISLATIVE FINDINGS: ¥ =1

The city council makes the following findings:

A. Requiring standards for smaller lot housing will help preserve the quality of housing in the future
within Mapleton City.

B. Smaller lot housing may be utilized to help buffer commercial uses from low density residential
development.
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C. Although small lot housing has enjoyed a strong market demand as an alternative to the
traditional large lot housing, additional standards for small lot housing are necessary to ensure
adequate light, air, privacy, and open space for each dwelling unit, and to protect residents from
the harmful effects of excessive noise, population density, traffic congestion, and other adverse
environmental effects. (Ord. 2009-06, 6-17-2009, eff. 8-19-2009)

18.77.040: WHERE ALLOWED; TYPES AND USES: @1 =1

A. The area for the PRD-1 is located generally on the northwest corner of 1100 West and Maple
Street, buffering existing and anticipated future commercial developments from low density
residential developments.

B. All uses within a PRD-1 shall comply with the development agreement provided under subsection
18.77.060M of this chapter.

C. The PRD-1 includes single-family dwellings on lots smaller than typically allowed in other zones.

D. Accessory apartments may be allowed if determined with a development agreement provided
under subsection 18.77.060M of this chapter.

E. Home occupations (subject to section 18.84.380 of this title) with the following additional
restrictions:

. Notwithstanding the provisions of subsection 18.84.380D7 of this title, parking is further limited to the
number of available off street parking spaces at the home. The home occupation owner shall ensure
that all off street parking spaces shall be located in the driveway or garage. A client or employee
shall park in the off street parking spaces designated for the home.

. A client or employee of the home occupation may not park or store a vehicle at the premises
overnight. (Ord. 2011-16, 10-11-2011, eff. 11-28-2011)

18.77.050: BUILDING PERMITS: ¥ =3

The city shall not issue a building permit for any portion of the planned residential development until
the final or final phased plat has been approved by the city council and recorded at the Utah County
recorder's office. (Ord. 2009-06, 6-17-2009, eff. 8-19-2009)

18.77.060: DEVELOPMENT STANDARDS AND REQUIREMENTS:® =3

The city requires the following development standards and requirements within the PRD-1:

A. Density: A PRD-1 may be developed with overall densities of twelve thousand (12,000) square
feet per unit with the use of TDRs. A PRD-1 not utilizing TDRs shall not exceed densities of
fourteen thousand five hundred (14,500) square feet per unit.

Thus, by way of example and not limitation, a property owner who owns a total of ten (10) acres
with an overall density of twelve thousand (12,000) square feet per unit shall be required to
submit a total of six (6) TDRs, illustrated as follows:
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10 acres multiplied by 43,560 square feet = 435,600 square feet

435,600 square feet divided by 12,000 square feet = 36 units

435,600 square feet divided by 14,500 square feet = 30 units

Total number of TDRs required = 6 TDRs (36 units subtracted by 30 units)

For the purpose of determining fractions, any fractional number shall be rounded up. For
example, if the TDR calculation is 6.25, the property owner shall be required to submit a total of
seven (7) TDRs.

B. Area: The minimum size requirement for any project applying for the PRD-1 shall be no less than
ten (10) acres.

C. Minimum Floor Area: All dwelling units shall have a minimum main floor area of one thousand two
hundred (1,200) square feet. Two-story homes shall have a minimum area of one thousand
(1,000) square feet on the main floor. Main floor areas shall be exclusive of garages, porches,
areas not normally considered occupied space.

D. Setbacks: All setbacks within the PRD-1 shall comply with the development agreement provided
under subsection M of this section.

E. General Height Requirement: A maximum of thirty feet (30") measured from the finished grade at
the foundation to the midpoint of the roof.

F. Fences:

1. Perimeter Fences: Developers shall erect a fence with a minimum height of six feet (6') on the
perimeter of the PRD-1, except that no fence is allowed along exterior street frontages. However, if
the applicant desires a fence along an exterior street frontage, the city council may approve the
fence if the fence does not interfere with traffic safety. The perimeter fence shall have a consistent
design throughout the project and use the same construction materials for the entire fence. The
purpose of the fencing requirement is to buffer the surrounding residential neighborhoods from the
PRD-1 and to buffer the PRD-1 from surrounding commercial uses. The city council may waive the
fencing requirement if the topography is such that the fence does not meet the purpose of the
fencing requirement. Wood fences and chainlink fences with slats are not permitted in the PRD-1.

2. Patio/Limited Common Area Fences: A patio or limited common area adjacent to the rear of a
dwelling unit may be enclosed with a six foot (6") high maximum fence, provided that such fence
includes an access gate from the common area. The minimum width and length of the common area
leading to the gate shall be fifteen feet (15").

G. Landscaping:

1. All land within a PRD-1 not covered by buildings, driveways, sidewalks, structures, and patios shall
be designated as common area and shall be permanently landscaped with trees, shrubs, lawn, or
ground cover and maintained in accordance with good landscaping practice. All required setback
areas adjacent to public or private streets shall be landscaped. All landscaping shall have a
permanent underground sprinkling system.



. At least one deciduous tree of two inch (2") caliper measured four feet (4') above the ground, one
evergreen tree at least five (5) gallons in size, and sixteen (16) evergreen shrubs at least five (5)
gallons in size are required for every dwelling.

H. Lighting Plan: The PRD-1 shall include a lighting plan. The lighting plan shall be designed to:
. Discourage crime;
. Enhance the safety of the residents and guests of the PRD-1;

. Prevent glare into the sky and onto adjacent properties; and enhance the appearance and design of
the project;

. The PRD-1 homeowners' association is required to control, meter, and pay for all power costs for all
outside lighting shown on the lighting plan except for front and back door lighting. The lighting plan
shall designate which lighting shall be commonly metered to the association or owner.

I. Parking: Each residential unit shall have an attached or detached two (2) car garage. There shall
be a minimum of four (4) parking spaces provided for each dwelling, two (2) in the garage and
two (2) in the driveway directly in front of the garage. All parking spaces shall measure at least
nine feet by eighteen feet (9' x 18"). Developers shall pave with asphalt and/or concrete all
parking spaces, parking areas, and driveways and provide proper drainage. Drainage shall not
be channeled or caused to flow across pedestrian walkways.

J. Streets:

. All streets within a PRD-1 zone shall comply with the development agreement provided under
subsection M of this section.

. A traffic study will be required for the PRD-1.

. All streets that are shown on the Mapleton City transportation master plan shall be developed as
public streets according to the size and general location shown on the Mapleton City master street
plan.

. The city council has the authority to require streets in a PRD-1 to connect with other public streets
outside the PRD-1 where such connection is necessary for good traffic circulation in the area.

. All streets in a PRD-1 shall be public streets constructed to city standards and specifications and
dedicated to the city. However, private drives may be permitted, provided that:

. They will not extend to or provide service to another property or parcel not included in the PRD-1.

. They shall be paved with either concrete or asphalt and shall not access or service more than five
(5) units.

. They will not provide access or travel between, or otherwise connect with two (2) or more public
streets.

. They are designed by a qualified civil engineer and constructed to city standards and specifications.



e. They are designated on the final plat as perpetual rights of way and public utility easements.
f. All access points from public streets have "Private Street” or "Private Drive" signs installed.
g. They are no less than twenty four feet (24") in width.

h. The city council or city engineer may require private streets/drives to be wider if necessary to ensure
traffic and pedestrian safety and to reduce traffic congestion.

K. Exterior Finishing Materials: The front elevation shall be of either brick, stone, cultured stone,
stucco, or a combination of these materials. The rear and side elevations shall be of either brick,
stone, cultured stone, stucco, or hard surface siding (hardy plank).

L. Homeowners' Association: The applicant shall establish a homeowners' association for the PRD-
1. The homeowners' association shall maintain all common and open areas, including any
amenities provided within the project.

M. Development Agreement Required: Prior to the rezone hearing before the planning commission
and city council for the PRD-1, the applicant shall provide a detailed development agreement
that details the entire project, an accurate legal description, the total number of units, the number
of TDRs being used, the amount of, and design of open spaces, fencing and any other amenities
the developer is going to provide. The agreement will be recorded with the Utah County recorder
and will be attached to the title of the property. (Ord. 2009-06, 6-17-2009, eff. 8-19-2009)

18.77.070: BONDING: @1 =

Meet all requirements of chapter 17.20, "Performance Guarantees", of this code.


http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=17.20
http://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=59413#766405
mailto:?subject=Mapleton City Code Regulations&body=Below is a link to the City code which contains the information you requested.

http://www.sterlingcodifiers.com/codebook/index.php?book_id%3D801%26section_id%3D766405

MAPLETON CITY DEVELOPMENT REVIEW COMMITTEE MINUTES
June 24, 2014 at 8:30am
125 West Community Center Way (400 North), Mapleton, Utah 84664

On June 16, 2014 an application was submitted for the Whisper Rock Plat “C” subdivision
consisting of 42 lots located at approximately 190 N and 1100 W. 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. All items that include an * and are bolded
are required prior to any public hearings.

Community Development Division
Sean Conroy, Community Development Director, Phone: (801) 806-9101
Email: sconroy@mapleton.org

Please submit revised drawings and the following corrections:

The project will require review by the Planning Commission and the City Council.
Submit a Utah County tax clearance showing that taxes are current for the property.
Submit a Preliminary Title Report or Policy of Title Insurance.

*Submit a brief cover letter describing the project.

*The Plat name should be “Whisper Rock Plat C”. There are some references to

phase 3 and several references to Plat “B”. Please correct.

e *The “Reservation of Common Areas” section of the final plat refers to private
streets. There will be no private streets in this plat.

e *The street dedication should be shown as cross hatched on the final plat.

e *The Point of Beginning appears to be in the wrong location on the plat. It should
be at the southwest corner of site.

e *The Development Agreement requires that the fencing along 1100 West be
approved as part of the plat approval. Please indicate what type of fencing will be
proposed. This could be included in the cover letter. Staff recommends continuing
the vinyl with wrought iron design.

e Call out 1140 West Street on the Plat.

e *The Development Agreement requires a minimum of 15 feet between each
residence. Based on the scale on the plat, it appears that many of the home sites
don’t meet this 15 foot setback. Please include a note on the plat indicating that the
setbacks between residential units shall be a minimum of 15 feet per the
development agreement.

e *Please eliminate “Qwest” from the signature line on the final plat.

e *Please submit the revised traffic study that was reference during the recent City
Council meeting regarding amendments to the Development Agreement.

e The City contact list is not required on the plans. However, if you chose to keep it on the
cover sheet, please update as shown in the attachment.

e Any and all property overlaps or property line disputes shall be resolved prior to plat

recording.


mailto:sconroy@mapleton.org

e Include the addresses on the final plat as shown in the attachment.

e Per the Development Agreement, the clubhouse shall be built prior to the issuance of a
building permit for the 30™ residential unit in the development.

e The City is in the process of updating its water conveyance requirements. If a new
ordinance is adopted prior to recording of the final plat, the applicant has the option of
either complying with the old ordinance or the new ordinance.

e The applicant has 2 water shares that were submitted as part of the Plat “B” approval that
can be used towards Plat “C”.

e 5 Transferable Development Rights (TDRs) shall be submitted prior to plat recording.

Engineering and Public Works Division

Gary Calder, City Engineer, Email: gcalder@mapleton.org

Scott Bird, Public Works Operation Director, Email: sbird@mapleton.org
Phone (801) 489-6253, Fax (801) 489-5179

Address the following concerns in revised drawings:
Project: Whisper Rock “C” Date: 6-25-2104

Site Grading:
1. Clearing and Grubbing of site will be required.

Sewer System:
1. 8” PVC SDR 35- required for mainline sewer.

Water System:

1. 8” D.I. class 350-required for main waterlines.

2. *Fire hydrant 500 spacing min.

3. Water Model is to be reviewed by RB&G (801) 374- 5771, the cost of this review is the
responsibility of the developer and will include the entire development.

Secondary Water (Pressure Irrigation):

1. 8” PVC C900/905 SDR 18-required for all secondary main.

2. Show PI connections to landscape areas.

Roadway:

1. *Road x-sections: The north east corner of development from 190 North to 1200
West should be a 40’ x-section as shown in prior plans. Include x-section with plans.

2. *1100 West: show x-section for improvements from 190 North to north boundary.

a. Show 1” overlay over entire roadway from Maple Street to north boundary,
as per prior plans.

3. Include ADA ramps at all intersecting sidewalk and roadways.
Storm Drain:

1. Boxes/Basins/Sumps (Sumps/inlets 300’ spacing)

2. *Include storm drain basin landscape and maintenance plans.

3. *Storm Water Calculations: Design for 100 year storm.


mailto:gcalder@mapleton.org
mailto:sbird@mapleton.org

4.

5.

Include revised geo-tech report and address ground water issues and restrictions on
basements/habitable floor space (prior to City Council hearing).
SWPPP will be required.

Miscellaneous:

Concrete collars required for all manhole and water valves.

A 35’ easement will be required for the sewer and water which exits the property on
North West corner.

Receive irrigation company approval for work on Mapleton Irrigation Company ditches.
*Mapleton/APWA standards are required, remove all references to Orem city and
asphalt street x-sections on page C-1.1.

1.
2.

3.
4.

Upon final plat approval from the City Council, the following items will be required:

O

a

O0Oo0Oono |

(I |

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 (amount to be determined by City
Engineer) or 2) to install any required improvements (i.e. utilities, roads, curb,
gutter, sidewalk, etc.) without a performance bond (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 ($4,528 per lot). An additional impact fee of $6,968 per
lot will be required at the time of building permit issuance.

Submittal of 5 TDR’s.

Satisfy the water conveyance requirements (currently 1 acre-foot per unit).
Payment of engineering inspection fees ($170 per lot).

Payment of street light fee ($450 per lot).

Submit a SWPPP and Land Disturbance application and fee ($500). 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 per page and $1 per lot).
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