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BACKGROUND

The subject property lies on a 1.05-acre lot located at 9459 N Sunset View Drive in the Tuhaye Dancing Sun Phase 4
subdivision. The applicant is in the process of constructing a home on the property and requires the retaining wall to
stabilize the outdoor patio area off the master suite. The subject retaining wall is proposed to have two tiers with a
maximum wall height of six feet each. In addition, the exposed wall will not have a combined total greater than twelve
feet at any point. The length of the proposed retaining walls combined for the project will be approximately 248 feet
and the applicant is proposing to use boulders for materials. The retaining wall will be located on the southern property
line and will be retaining the downhill slope of the lot, which will decrease the visibility of the wall from the street (see
Exhibit B).

Section 16.01.05(B)(h) of the Wasatch County Code gives staff the authority to approve retaining walls up to 30 feet tall
if each wall is no taller than ten feet through the conditional use process. Conditional Use Permits require notice to be
sent to all property owners within 500 feet. One objection was received related to this request for a retaining wall.
Section 16.01.05(A)(1) of the Wasatch County Code requires any conditional use that receives opposition during the ten-
day noticing period is required to go to Planning Commission for approval. Any objections or concerns received
regarding this request have been attached in Exhibit D.

KEY ISSUES TO CONSIDER

e Neighborhood compatibility and impact.

e Compliance with zoning requirements, including conditional use standards.
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RECOMMENDED MOTION

Move to Recommend Approval of item 2 consistent with the findings presented in the staff report.

— FINDINGS -
1. The staff analysis indicates the proposal complies with Section 16.27.20 of the current Wasatch County Code
relating to retaining walls.
2. The staff analysis indicates the proposal complies with Section 16.23.07 of the current Wasatch County Code
related to Conditional Uses.
3. Notice has been sent to neighboring property owners within 500 feet of the property.
4. There are no known zoning violations on the property at this time.

POSSIBLE ACTIONS

The following is a list of possible motions the Planning Commission can take. If the action taken is inconsistent with the
recommended findings listed in the staff report, the Planning Commission should state new findings.

1. Recommend Approval. This action may be taken if the Planning Commission finds that the Conditional Use
request is compliant as proposed with Wasatch County Code and all other applicable laws. *This action would
be consistent with the staff analysis.*

2. Recommend Approval with Conditions. This action can be taken if the Planning Commission feels that impacts
of the Conditional Use request can be mitigated through conditions to be compliant with applicable laws.

3. Continue. This action can be taken if the Planning Commission needs additional information before rendering a
decision, if there are issues that have not been resolved, or if the application is not complete.

4. Recommend Denial. This action can only be taken if the Planning Commission finds that the proposal does not
meet the ordinance and that impacts of the proposal cannot be reasonably mitigated.

NEXT STEPS

If the requested conditional use permit is approved, the applicant will be required to comply with the conditions of
approval and could proceed with any building permits necessary. Failure to adhere to the conditions of approval will
subject the conditional use permit to revocation under the provisions of WCC 16.23.06.

If the requested conditional use permit is denied, the applicant would not be allowed to construct the retaining walls as
designed and would need to pursue other options available under the code.

Any person adversely affected by a final decision made by the County Council may be appealed to the district court in
accordance with appeal procedures.

EXHIBITS
Exhibit A — Applicant Request ........cccceeeeeeeeciiiieeeee e, 6
Exhibit B —Site Plan.....ccccviriiiiiiiiinieecieeniec e 7
Exhibit C — Proposed Wall and Location..........ccccceeeuveeenneee. 8
Exhibit D — Letter of Objection........cccceeevvciveeiiciieeeene, 100
EXhibit E - DRC REPOIt.....ccvcueevieririeceee et evaeresre e e 12
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Exhibit A — Applicant Request

01 - PROJECT DESCRIPTION

The homeowner desires to install two tiers of boulder retaining walls, each sloping with the grade to
minimize the visual and physical impact on the site, with each tier not to exceed 6ft tall. A 4ft

minimum landscape buffer will be placed between the tiers to further minimize the visible surface
area of the boulder wall.

1. Type of conditional Use Permit: Retaining wall

2. Extent and need for conditional use operations: The cumulative height at the highest
point of the two tiers exceeds 10ft and thus triggers a conditional use permit. Once
installed, nothing further is needed.

3. Proposed efforts to mitigate impacts of the use: The wall has been stepped, it slopes wth
the natural grade to the greatest extent possible, and a lLandscape buffer is proposed to
minimize the visual surface area of the wall.

GROUP
Page10f1

7 August 2025 PLANNING COMMISSION STAFF REPORT — ITEM 2 (DEV-11079) Page | 6 of 13

ltem Page 6 of 13 Packet Page Number:24



Exhibit B — Site Plan
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Exhibit C — Proposed Wall and Location
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Each wall will be approximately six feet in height from finished grade to top of wall at most.
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Exhibit E — DRC Report

wasatCh cnuntv PrOJECT ID: DEV-11079
PROJECT NAME: CUP - KEITH AND RUTH KNOCKEART TR -

DESIGN REVIEW 9459 N SUNSET VIEW DR
COMMITTEE (DRC} VEesTinG Date: 7/14/2025

REVIEW CYCLE #: 1
COMMENTS

REevIEW CYCLE STATUS: APPROVED

Project comments have been collected from reviewers for the above noted review cycle and compiled for your
reference below. Please review the comments and provide revised plans/documents if necessary. Resubmittals
must include a plan review response letter outlining where requested changes and corrections can be found. Failure
to provide such a letter will result in the project being returned to you.

When uploading revisions please name your documents exactly the same as it was previously uploaded.
Revision numbers and dates are automatically tracked. There is no need to re-upload documents that
aren't being changed. DO NOT DELETE documents and then upload new ones.

Once you have addressed all of your items and successfully uploaded your revisions, be sure to re-submit your
project for review. Resubmittal must be made through the portal in order to receive official review. Projects requiring
Planning Commission approvals or recommendations will not be placed on a planning commission agenda until all
DRC reviewers have recommended the item to move forward.

Engineering Department Approved
Planning Department Approved
lordanelle 55D Approved
Public Works Department Approved
Sherriff Office Approved
SUR- Administration Approved
Fire 55D Approved
Health Department Approved
Building Department Approved
GIS Department Approved

Approved = Reviewing entity has approved the project under consideration of their applicable codes. Any open comments are considered
conditions of the entities recommendation.

Ready for Decision = Reviewing entity recommends the project move forward to a Planning Commission meeting (if applicable). Any open
comments are considered conditions of the entities recommendation.

Changes Required = Reviewing entity has identified an issue(s) that needs to be resolved before recommending the project move forward.

Mo Action = Reviewing entity has not taken any action for the review cycle.
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OVERALL PROJECT COMMENTS
DRC Project Comments

Comment ID Entity Comment

DRC-ENG1 ENG - Engineering Because the retaining walls are greater than 4', they will have to
be approved by the Wasatch County Building Department.

DRC-PLN1 PLN - Planners The Planning Department received a letter from one of the

property owners within 500 feet of the notice area opposing the
size of the retaining wall. The application will need to be moved
to the next Planning Commission meeting for a decision on the
retaining wall.

PROJECT DOCUMENT SHEET COMMENTS BY REVIEWING ENTITY

DRC - Engineering Dept

Comment ID Sheet Name Comment

DRC-ENG1 Because the retaining walls are greater than 4, they will have to ‘
be approved by the Wasatch County Building Department.
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Agenda Item: Rhett Riding, representing Storied Y Valley, LLC,...
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Item 3 — Tuhaye Final Site Plan Approval for
Maintenance Building Addition

Project: DEV-10467| Tuhaye Maintenance Building Acreage: 3.22 Acres

Addition Final Site Plan Location of Project: 9213 N Wakara

Meeting Date: 14 August 2025 Zoning Designation: JBOZ (Jordanelle Basin Overlay
Report Date: 7 August 2025 Zone)

Report Author: Anna Anglin, Planner Related Applications: Master Plan Amended

Council Action Required: No (10/24/2017), Plat Amendment Recorded (3/3/2006) to
Land Use Authority: Planning Commission allow existing maintenance Building

Applicant: Rhett Riding

BACKGROUND

The Tuhaye Master Development is a private community located at the northeast of the Jordanelle Reservoir. The
community was approved as a private development. The existing main entrance is accessed from Highway 248 a short
distance east of the Hideout town border. A second access exists at the eastern edge of the development on Tuhaye
Hollow Drive near the Summit County border. The application is to add a second, smaller maintenance building and cart
wash on the same property as the existing maintenance building which is close to the access at the eastern edge of the
development. The proposed additional HOA Maintenance building contains an office, break room, restrooms and garage
bay areas. The use is considered ancillary to the overall development, and all improvements are kept within the platted
parcel created through the third plat amendment of Tuhaye Phase 1.

RECOMMENDATION

Based on the analysis in this staff report, it is recommended that the Planning Commission APPROVE the maintenance
building based on the findings included in the staff report.

Planning Commiission Staff Report

ltem Page 1 of 14 Packet Page Number:32



Subject Property

PURPOSE AND INTENT

MAINTENANCE BUILDING SITE PLAN REVIEW-

The subject property is in the Jordanelle Basin Overlay Zone (JBOZ Community/Civic Facilities are allowed in the
Jordanelle Basin Overlay (JBOZ) zone as the needs arise, making an additional maintenance building allowed as a
permitted use. The use is considered ancillary to the overall Tuhaye development for maintenance needs. A permitted
use is required to go through a final site plan review to ensure that the proposed use and all the necessary ancillary
issues, i.e., parking, landscaping, lighting, architecture etc., have been considered and comply with code. The purpose
outlined in the JBOZ Zone is quoted (in part) below:

16.15.01: PURPOSE
The Jordanelle Basin overlay zone (JBOZ) is to implement the goals and standards established by the
previously adopted Jordanelle Basin land use plan and map and accomplish the following purposes:

1. The lands comprising the overlay zone include all the Jordanelle Basin;
2. To allow for development of the lands which complies with the goals and standards of the plan;
3. To preserve and protect the natural beauty of the Jordanelle Basin;
4. To establish regulations by which development may take place in the JBOZ.
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KEY ISSUES TO CONSIDER

e Does the proposal meet zoning requirements, including supplementary development standards?

STAFF ANALYSIS

—LAND USE AND DENSITY-

Tuhaye Phase 1 Subdivision was recorded on March 4, 2004, to allow for maintenance buildings at this location by
creating parcel 6, which is a Maintenance Facility Parcel. The Maintenance facility is surrounded by a common area
approved for a golf course and open space. The maintenance facility is homebase for the employees who perform
maintenance and repair throughout the development. The reason for the new structure is to accommodate employees
by providing an office area, break room, restrooms and garage bay areas. In addition, the proposed site plan includes
improving the existing cart wash at the same location with better equipment.

—SETBACKS—
Setbacks for non-residential uses in the JBOZ shall be as follows:
1. Front: Ten (10) feet minimum.

2. Side, Interior: Ten (10) feet minimum.
3. Rear: Thirty (30) feet minimum.

4. Setback from adjacent residential property line: Thirty (30) feet minimum.

The setbacks for the proposed building will meet minimum requirements. There are no residential uses adjacent to the
subject property.

-ROADS, ACCESS AND TRAFFIC-

The access to the maintenance building is off Wakara Drive which has one access point. The property is accessed by an
easement over open space that has been in place since 2006. It is the only means of access for the property and is only
used by the employees of Tuhaye. Currently the number of employees that work at this location is 12. The new building
will allow an additional five employees once it is built. In total there will be seventeen employees.

—PARKING—

The most similar use listed in section 16.33.13 (Parking Computation) to the maintenance facility is Laboratory research,
industrial, manufacturing, wholesale establishments. The parking required is one space per employee on the highest
shift. The applicant states the maximum number of employees at this location on any shift will be 17. The parking lot
currently has a total of 20 parking spaces, and the applicant is proposing to add an additional 19 spaces in total of 39
spaces, which is more than the minimum parking required.

Section 16.33.12: Parking Lot Improvement Requirements require a minimum of an 8’X8” landscaped island per every
sixteen stalls to break up the linear appearance of the parking lot. The total required parking lot landscaping for 39 stalls
is 2.4 islands. Rounding it down, the landscaping parking island requirement for this project is two islands. The applicant
is proposing an 8’ by 8’ landscape island where the fire hydrant is currently located to bring the existing parking lot into
compliance with this section of ordinance. The applicant is also proposing to incorporate a landscaping island into the
new parking area to break up the proposed parking to satisfy this requirement as well. (Exhibit B)

—LANDSCAPING —
Section 16.21.10(E) requires 35% of the front and side yards to be covered with live vegetation. In addition, 16.21.10(F)
requires one tree per 50 feet of street frontage and 1 tree per every 1,000 square feet of required landscaped area. The
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lot frontage facing Wakara Drive is approximately 260 feet and the lot frontage on Tuhaye Hollow is 350 feet. The total
number of required street trees is 12. The required landscape area is approximately 3,300 square feet. The total number
of landscaping trees required is 10 and total number of landscaping shrubs is 20. The total square footage of the lot is
140,250.44 square feet. The Landscaping Plan states the Maintenance building parcel site has 77,895 square feet of
landscape area. Making the landscaped area 55% of the total lot area. Most of the landscaping being used towards the
landscaping requirements are existing native species. The existing vegetation exceeds landscaping requirements of this
parcel. In addition, any areas that are disturbed during the construction of the building and parking area will be
hydroseeded with a seed mix with native species of grasses. (Exhibit C)

— BUILDING HEIGHT —
JBOZ does not list a height limit in the ordinance. The proposed height of the building is approximately 30 feet.
(Exhibit E)

-LIGHTING —

Section 16.21.16 Exterior Lighting Regulations states lighting outside of required lighting by the IBC and recommended
lighting for parking areas by the IES is limited to 25,000 lumens per improved acre. The site lighting for the maintenance
buildings is a total of 12,658 lumens per improved acre, which is within the ordinance requirements. In addition, the
lighting chapter requires any existing lighting on an approved property to come into compliance with the current dark
sky ordinance as to fixtures, lumens, and color. The applicant is proposing to upgrade all existing lighting with this parcel.
(Exhibit D)

DEVELOPMENT REVIEW COMMITTEE

This proposal has been reviewed by the various members of the Development Review Committee (DRC) for compliance
with the respective guidelines, policies, standards, and codes. A report of this review has been attached in the exhibits.
The Committee has accepted the item for Planning Commission to render a decision.

POTENTIAL MOTION

Move to Approve the new Maintenance Building Addition consistent with the findings presented in the staff report.
— FINDINGS -

1. On March 3, 2006, Tuhaye Phase 1 Third Amendment was recorded with the County.

2. The original Tuhaye Phase 1 Recorded Plat allowed a maintenance facility at this location.

3. The proposed building is ancillary to the Tuhaye development.

4. The proposed building meets setback requirements.

5. The proposed project has an existing access point through a recorded easement.

6. The proposal is located in the Jordanelle Basin Overlay Zone (JBOZ) and is in the common area of
development.

7. The proposed project will have adequate parking.

8. The proposed project will meet landscaping requirements found in 16.21.10 of the Wasatch County Code.

9. The proposed height does not violate the Wasatch County Code.

10. The proposed project meets the Dark Sky requirements found in section 16.21.16 of the Wasatch County
Code and will bring all lighting on the lot into compliance with current standards

ALTERNATIVE ACTIONS

The following is a list of possible motions the Planning Commission can take. If the action taken is inconsistent with the
potential findings listed in this staff report, the Planning Commission should state new findings.
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1. Approve. This action may be taken if the Planning Commission finds that the Final Site Plan is compliant as
proposed with Wasatch County Code and all other applicable ordinances. *This action would be consistent
with staff analysis*

2. Approve with Conditions. This action can be taken if the Planning Commission feels comfortable that
remaining issues can be resolved subject to the conditions noted.

3. Continue. This action can be taken if the Planning Commission needs additional information before making a
recommendation, if there are issues that have not been resolved, or if the application is not complete.

4. Deny. This action can be taken if the Planning Commission finds that the proposal does not meet applicable
codes and/or ordinances.

EXHIBITS
Exhibit A — Vicinity Plan......ccccccooeeieiiie e, 6
Exhibit B — Site Plan with Parking Calculations .................... 7
Exhibit C— Landscaping Plan..........cccoceeevciieeeccieee e, 9
Exhibit D — Lighting Plan........cccoeiiiiiieeiccieee e 10
Exhibit E — Architectural Plans........ccccoevvevvieenceeenieeceeene, 11
Exhibit F — DRC REPOIt ..cccuvveeeciieeeetiee ettt 13
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Exhibit A — Vicinity Plan
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Exhibit B — Site Plan with Parking Calculations
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ék June 4, 2025

] Attn: Wasatch County Planning Department

Re: Parking Computation for the Tuhaye Maintenance Building

Architecture

Per Wasatch County Code Ordinance 16.33.13 (Parking Computation) it is
proposed that this project have a minimum of 1 space per employee on the
highest shift, in compliance with the Industrial/Manufacturing use description. This
FLandscape Architecture use description seems to be the most appropriate and applicable from the table.
There are a maximum of 5 employees in this facility at the highest shift. 19 stalls
are being provided, which is in compliance with the minimum requirements.

 Architecture

+Land Planning
F Construction Management

tInterior Design

Thank you,
MH Rather, Architect

FRE

AR
F o F MATHANIEL H.2 %
Hio . RATHER ‘of
| 804554203017~ §
) - el )

7927 High Paint Parkway
Suite 300

Sandy, Utah 84094
B01-263-0055

www.thinkaec.com
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Exhibit C — Landscaping Plan

LANDSCAPE NOTES

SITE

CONTRACTOR SHALL BE RESPOMSIBLE FOR BECOMNG AWARE OF ALL RELATED EXISTING
CONDITIONS, UTILTIES, PIPES, AND STRUCTURES, ETC. PRIOR TO BIDDING AND
CONSTRUCTION. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING ALL UTLTY
COMPANIES FOR FELD LOCATION OF ALL UNDERGROUND UTILITY LIMES, INCLUDING
DEFTHS, FRICR TO ANY EXCAVATION. CONTRACTOR SHALL TAKE SOLE RESPONSIBILITY
FOR ANY AND ALL COST OR OTHER LIABILITIES INCURRED DUETO DAMAGE OF SAID
UMLMES, STRUCTURES/ETC.

CLEAR ALL VEGETATION AND LOCSEN COMPACTED SCIL BY SCRAPING, SCARIFYING, OR
TILUNG [OMLY IF NECESSARY]. DO NOT PLANT SEEDS DEEPER THAN 1/4 IMCH.

SOW IN SPRING, EARLY SUMMER, OR LATE FALL. FOR FALL PLANTINGS, ENSURE PLANTING
DCCURS AT LEAST 10-12 WEEKS BEFORE DORMANCY.

APPLY SEED AT 4-5 |BS/ACRE AVOID OVERSEEDING TO PREVENT COMPETITION AND
POOR PERENMNIAL ESTABLISHMENT.

KEEP SOIL CONSISTENTLY MOIST DURING ESTABLISHMENT. WATER DAILY IM EARLY SPRING,
OR TWICE DALY IN LATE SPRING, SUMMER, OR ARID REGIONS. REDUCE FREQUENCY
AFTER 4-5 WEEKS. WATER IN THE EARLY MORNING AND SUPPLEMENT DURING HOT, DRY
PERIODS.

AUTCMATIC IRRIGATION SYSTEM I3 NOT PROVIDED FOR THE LANDSCAFPING ON THS SITE.
PLANTS SELECTED ARE INTENDED TO GROW NATURALLY ON SITE WITHOUT SUPPLEMBNTAL
IRRIGATION, EXCEPT A5 NOTED ON THE PLANS

SUMMARY

SITE LEGEND

SYMBOL

DESCRIFTION

HYDROSEEDED AREA - ARC APPROVED MATIVE SEED MIX
INCLUDING THE FOLLOWING:
-ALYSSUM ALYSSIOIDES
-ASTRAGULUS

-ARTEMISIA LUDOVICIANA
-COLLOMIA LINEAIS
-GAILLARDIA

-LUPINUS ARGENTEUS
-PEMNSTEMOM STRICTUS
-SEMECIC INTEGERRIMUS
-ELYMUS SPICATUS

-POA FENDLERIAMA,

8.160 5F

EXISTING SITE VEGETATION INCLUDING MIX OF SAGEBRUSH, RABBIT 49,735 5F
BRUSH, NATIVE GRASSES AND PERENNIALS

EXISTING STREET FRONTAGE VEGETATION INCLUDING MIX OF
SAGEBRUSH, RABBIT BRUSH, NATIVE GRASSES AND PERENMNIALS

12,406 5F

REQUIRED PROVIDED
LOT SITE: 140,250 44 5F
SITE LAMDSCAFPE AREA: 77875 5F
STREET FROMNTAGE LANDSCAPE AREA 12,406 SF
STREET TREES (&48 LF): 1 PER 50 LF FRONTAGE = 13 27
SITE TREES: 1 PER 1000 5F OF LANDSCAPED AREA =78 85
SITE SHRUBS 1 PER 500 5F = 156 NATURAL AREA SHRUBS INCLUDE SAGEBRUSH AND

PLANT YEGETATION COVERAGE

35% 27 263.25 5F

RABBIT BRUSH EXCEED REQUIREMENT

100% ALL LANDSCAPE AREAS ARE COVERED SEED MIX OR EXISTING

VEGETATION, AND WILL FILL IM THE AREA WITHIMN 3 YEARS OF PLANTING

HAND WATESED B OIS

LANDSCAPING I FARKING ——

TALISKER CLUB 2.0 LLC.
PARCEL No. 20-5615

s oxcovous sy

MAINTENANCE
BUILDING

LOT 1

JAHQVEVITM

4150 TUHAYE HOLW
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Exhibit D- Lighting Plan

NOTES:

(7) existing lights on the existing building shall be
replaced with the same fixture on the new building
All exterior light switches shall be replaced with a
timer programed to turn off by 10pm but be able tc
be manually ovemdden for maintenance purposes
when necessary.

FIXTURE NOTES:

1) REPLACE EXISTING FIXTURE WITH NEW
FIXTURE THAT MATCHES NEW BUILDING.

2) NEW WALL FIXTURE, SEE CUT SHEET

3) NEW FIXTURE IN SOFFIT. SEE CUT SHEET.

WST LED

Architectural Wall Sconce

FEX Y

WSTLED
Specifications m Performance Package Color temperature
Luminaire
Height:  &1/2 —|— WSTLED P1 1,500 Lumen package 2 HGK
Width: | ‘ P2 3,000 Lumen package 30K 3000K
Depth: 1016 1 L P3 6,000 Lumen package 40K 000K
' L v J 2 50K SO0OK

Weight: 20 lbs

_———NEWROOF OVER EXIST.
MATERIAL STOR.

o EXIST.(2x1000 ga) TANK
] FUEL STOR. EACH TANK
APPROX. 78"Hx83"Wx72"L

EXISTING DRIVEWAY
TO REMAIN

_ ¢ Openand Waliwe  LED
Do reoumemoenn | SeHleS Color temperature | Lumens | Trim Style
e LDNG & round |27/ 2700K 05  SODlumens | 106 Downlight
: 30/ 3000K 07  750lumens LWs  Wallwash
35/ 3500K 10 1000 lumens
« ) ¢ ) 40/  4000K 15 1500 lumens
50/ SO00K 20 2000 lumens
Open Wilhessh T 25 zm hms
7 August 2025 PLANNING COMMISSION STAFF REPORT — ITEM 3 (DEV-10467) Page | 10 of 14
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Exhibit E- Architectural Plans

e

FULL BED MASONRY: WOOD SIDING (VERTICAL):

DD AN A0 2SO AL MO OCE. AN T T G R, S ST
M QA St AN LR W VR AP S ST W AR S
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VIEW FROM TURN IN

* )

o
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Exhibit F — DRC Report

Wasatch CDLII'It‘V ProJECT ID: DEV-10467

PROIECT NAME: FINAL SITE - HOA MAINTENANCE
DESIGN REVIEW BUILDING
CUMM"TEE (DRC) VESTING DATE: 6/10/2025

REVIEW CYCLE #: 2
COMMENTS

RevVIEW CYCLE STATUS: READY FOR DECISION

Project comments have been collected from reviewers for the above noted review cycle and compiled for your
reference below. Please review the comments and provide revised plans/documents if necessary. Resubmittals
must include a plan review response letter outlining where requested changes and corrections can be found. Failure
to provide such a letter will result in the project being returned to you.

When uploading revisions please name your documents exactly the same as it was previously uploaded.
Revision numbers and dates are automatically tracked. There is no need to re-upload documents that
aren't being changed. DO NOT DELETE documents and then upload new ones.

Once you have addressed all of your items and successfully uploaded your revisions, be sure to re-submit your
project for review. Resubmittal must be made through the portal in order to receive official review. Projects requiring
Planning Commission approvals or recommendations will not be placed on a planning commission agenda until all
DRC reviewers have recommended the item to move forward.

Engineering Department Ready for Decision
lordanelle 55D Ready for Decision
Planning Department Ready for Decision

Approved = Reviewing entity has approved the project under consideration of their applicable codes. Any open comments are considered
conditions of the entities recommendation.

Ready for Decision = Reviewing entity recommends the project move forward to a Planning Commission meeting (if applicable). Any open
comments are considered conditions of the entities recommendation.

Changes Required = Reviewing entity has identified an issue(s) that needs to be resolved before recommending the project move forward.

Mo Action = Reviewing entity has not taken any action for the review cycle.

Project 1D: DEV-10467 — Wasatch County Project DRC Comments - August 1, 2025 Page 1of 3
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OVERALL PROJECT COMMENTS
DRC Project Comments

Comment ID Entity Comment

DRC-I155D2 DRC - Jordanelle Prior plan set had a sheet C104 for utilities which included
S50 comments. Please provide revised C104.

DRC-155D4 DRC - Jordanelle Landscape irrigation is not needed for the project as per the
55D updated landscape plan provided to 155D on 7/31/2025. Will

Serve letter reflects this.

PROJECT DOCUMENT SHEET COMMENTS BY REVIEWING ENTITY

DRC - Planning Dept

Comment ID Sheet Name Comment
DRC-PLNG 11 - Lighting & All the replaced lighting shown on the existing maintenance
Signage Plan building are the proposed wall sconces at 3,276 lumens and

3000 kelvins per fixture. Replacing 7 existing lights and adding
three new wall sconces to the proposed maintenance building
totally 10 wall sconces. (32,760 lumens)

Four new in soffit fixtures being proposed at 2,000 lumens and
3,000 kelvins per fixture (8,000 lumens).

Total lumens proposed: 40,760

Section 16.21.16(1)(3)(c) of the WCC

Total lumens allowed is 80,500

A timer for the exterior lights is required to meet section
16.21.16(1){6) of the WCC

7 August 2025 PLANNING COMMISSION STAFF REPORT - ITEM 3 (DEV-10467) Page |14 of 14
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COUNTY MANAGER 4 ® COUNTY COUNCIL
Dustin A. Grabau Kendall Crittenden
Colleen Bonner
COUNTY PLANNERS Karl McMillan
Doug G. Smith, Director Mark Nelson
Austin Corry, Assistant Director Spencer Park
Anders Bolfe, Planner COUNTY Erik Rowland
Anna Anglin, Planner Luke Searle
Caden Lyon, Planner PLANNING
To: Wasatch County Planning Commission
From: Austin Corry, Assistant Planning Director
Date: 6 August 2025
Re: Item # 4 — Goals and Policies for Public Services, Environmental and Resource Management,

and Economic Development elements of the General Plan

Commissioners,

As progress continues on the General Plan, the Advisory Committee has established concepts to address
in the plan and begun the process of drafting goals and policies. Staff has taken those concepts and
prepared draft goals and policies for your consideration and feedback as the Advisory Committee
continues to work on refining the recommendations.

It is requested that the Planning Commission review the draft goals for the three elements under
discussion at this time and provide feedback for staff and the advisory committee. Key questions to
consider are:

Do the drafted goals accurately support the Vision as established through community input?
Are there goals or policies included in the list that contradict the community Vision?

Are there issues not being addressed by the drafted goals and policies?

Is the level of specificity of the goals and policies in line with the intended objectives of the
General Plan rewrite process as directed by the Planning Commission and Council?

PwnNPE

35 $500 East | Heber City, UT 84032 | 435.657.3205 | wasatch.utah.gov/planning



Chapter 1 - Introduction
e Describe scope of Plan (unincorporated county only, not incorporated municipalities or master
plan for various SSDs, not school district, etc. but to facilitate coordination)
e Describe planning process and community engagement efforts

Chapter 2 - Background

Historical Context

e Defined Values
o Pragmatism
o Frugality
o Simplicity
o Cooperation
o Framework for Plan (objectives of plan)
o Preserving our Character
o Enhancing Quality of Life
o Fostering Community Engagement
o Sharing Our Values

Goals and Policies

Vision: Wasatch County stands as a community where rural heritage and natural wonders
endure as we deliberately guide our future.

GOAL 2.1: Enhance the quality of life in Wasatch County through comprehensive planning and
effective resource allocation.

POLICY 2.1.1: Develop an Annual Indicator Report to review the General Plan policies
against quantitative indicators and triggers, ensuring the community is on
the right path and adjust as necessary.

POLICY 2.1.2: Review completed work and annual indicators, and prioritize strategies for
implementation as part of the budget process.

POLICY 2.1.3: Systematically respond to changing conditions by reviewing Plan amendment
proposals annually in coordination with the Annual Indicator Report and
budgeting process.

POLICY 2.1.4: Seek partnerships with public and private organizations to secure funding or
other resources that support the goals of the Plan.

GOAL 2.2: Promote broad-based and informed decision-making process through citizen
participation at all levels of community governance.

POLICY 2.2.1: Identify key elements affecting quality of life in Wasatch County using
community surveys, open houses, and various technological means.

Item Page 2 of 10 Packet Page Number:47



POLICY 2.2.2: Continue to provide opportunities for citizen involvement in the County’s
decision-making process through the Planning Commission and other boards
or committees.

POLICY 2.2.3: Educate the public on the public input process and available avenues for
discussion and comment.

POLICY 2.2.4: Publish the results of Wasatch County initiatives, studies, designs, and
budgets in multiple formats, both electronic and print, and in multiple
locations.

POLICY 2.2.5: Establish clearly defined methods for responding to community input on
planning and zoning matters and monitor these methods to ensure their
effectiveness.

GOAL 2.3: Improve collaboration between the county, municipalities, special service districts,
the school district, and other public and private entities where shared values can be
discussed and coordinated to maximize public benefit.

POLICY 2.3.1: Be a driving force to coordinate with public and private groups to address
quality of life issues related to cultural, social, and educational opportunities
on a regional scale.

POLICY 2.3.2: Meet regularly with outside agencies or boards to improve review processes,
align shared values, and ensure timely and accurate information sharing.

POLICY 2.3.3: Partner with Wasatch County School District to incorporate school planning
into the process of community planning and zoning.

Chapter 6 — Environment and Resource Management
e Identify key environmental constraints
o Air quality
o Water quality — note the water quality study
o Wildlife corridors
e Wildland Urban Interface, timber harvesting, grazing
e Noise
e Light Pollution
e Ridgelines/Viewshed
e Address coordination for management of Public Lands (CRMP)
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Goals and Policies

Vision: As stewards of the important natural resources that bring both aesthetic and life-
sustaining value, Wasatch County will strive to create a lasting balance between human
interaction and environmental preservation.

GOAL 6.1: Ensure the County’s air quality exceeds National Ambient Air Quality Standards.

POLICY 6.1.1: Support the implementation of air quality monitoring throughout the County
to provide objective, data-driven policy decisions.

POLICY 6.1.2: Assess the impacts of proposed development on air quality and implement
measures to eliminate or mitigate negative impacts before approval of a
development or change of use.

POLICY 6.1.3: Discourage extensive use of wood-burning stoves in large-scale master-
planned developments.

POLICY 6.1.4: Consider air quality standards and objective data when reviewing any land
use or transportation policy.

GOAL 6.2: Maintain the pristine designation of underground water and ensure surface streams
meet their water quality classifications.

POLICY 6.2.1: Prohibit the use of septic tank drainfields in all areas where ground-water
periodically rises within four (4) feet of the ground surface, unless the design
of the individual waste water disposal system is approved by the State and
County for use in high ground water condition.

POLICY 6.2.2: Restrict septic drainfields in developments with a density greater than one
(1) unit per five (5) acres, except for non-conforming lots of record.

POLICY 6.2.3: Require new dwellings or commercial uses within three hundred (300) feet of
a sewer collection system to connect to the sewer system as part of the
development or building permit approval.

POLICY 6.2.4: Require all development proposals to include an erosion control plan and
comply with all necessary local and state permits.

GOAL 6.3: Protect sources of culinary water from pollution.

POLICY 6.3.1: The Wasatch County Health Department should establish and maintain
standards for culinary water that meet or exceed the Utah State Division of
Drinking Water regulations.

POLICY 6.3.2: Develop land use regulations that assist in the protection of identified
culinary water source protection zones.
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POLICY 6.3.3: Coordinate with the Division of Environmental Quality and the Division of
Natural Resources to track water quality, identify threats, and update county
regulations as required.

GOAL 6.4: Protect wildlife habitat and scenic views important to Wasatch County’s identity

POLICY 6.4.1: Preserve views and ridgelines from development as viewed from prominent
locations by prohibiting structures from encroaching above the ridgeline.

POLICY 6.4.2: Protect the views of the night sky and reduce the health impacts of artificial
light by requiring dark sky compliant lighting for all developments.

POLICY 6.4.3: Limit land disturbance that would remove significant clusters of native
vegetation or be highly visible on hillsides and steep slopes.

POLICY 6.4.4: Protect against catastrophic events in the Wildland Urban Interface area by
prohibiting incompatible land uses and by implementing cost-effective fuel
management strategies such as grazing and timber harvesting where

appropriate.

POLICY 6.4.5: Require development proposals in identified wildlife corridors to mitigate
impacts in a way that preserves critical habitat and allows safe wildlife

migration.

POLICY 6.4.6: Coordinate with responsible agencies and stakeholders to implement
measures that limit wildlife-vehicle collision.

POLICY 6.4.7: Preserve agricultural zoning in the North Fields and Round Valley areas for
their cultural significance, open space qualities, and positive contributions to
water quality and resources. Oppose any development that could harm the
area’s character or hinder farmers’ ability to operate and maintain their land.

GOAL 6.5: Support the wise use, conservation, and protection of public lands and resources
through well-planned management prescriptions.

POLICY 6.5.1: Utilize a Public Lands Committee to regularly meet and coordinate with State
and Federal land managers regarding public land policies.

POLICY 6.5.2: Maintain a County Resource Management Plan to coordinate with public
lands managers regarding County policies.

Chapter 8 — Public Services

e Relationship of boundaries of SSDs to land use and growth management
e Rural area limitations / lack of services / costs of sprawl
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Goals and Policies

Vision: Wasatch County will proactively coordinate with the various entities providing utilities,
emergency services, and public infrastructure to ensure necessary facilities and services are
provided to the community in a fiscally responsible way. Through prudent policy guidance, we
will promote systems that endure and serve the community.

GOAL 8.1: Prioritize development near existing municipalities and service providers to avoid
sprawl, reduce infrastructure costs, and preserve the County’s open and agricultural
lands.

POLICY 8.1.1: Boundaries or services of special service districts should not be expanded
except where in alignment with the future land use map.

POLICY 8.1.2: Establish mechanisms to regularly review the capacities of utility providers
and their alignment with the General Plan.

POLICY 8.1.3: Limit the change of use from agricultural (irrigation or stock watering) to
residential (domestic water) except within areas served by a culinary water
provider or where water rights already allow for the use.

POLICY 8.1.4: Clearly communicate to residents, developers, and other stakeholders
regarding the limitations of services in unincorporated area as part of the
rural character.

GOAL 8.2: Support the development of cost-effective infrastructure that meets the needs of
unincorporated areas of the County.

POLICY 8.2.1: Prepare and maintain a Capital Improvement Plan, reviewed yearly during
the budget process, and make it available to the public.

POLICY 8.2.2: Require all developments to be connected to an existing approved culinary
water system or be operated by a certified operator of an approved system,
unless in compliance with added restrictions in the land use code.

POLICY 8.2.3: The primary method of sewer disposal shall be through a public sewer
collection system.

POLICY 8.2.4: Ensure new developments pay for Fthe extension or expansion of roads,
water infrastructure, and sewer collection systems-shal-be-paidforby-new
developments.

POLICY 8.2.5: Storm water runoff from each-new development shall be controlled and
limited to the discharge rate that occurred during the pre-developed
condition.

POLICY 8.2.6: Wasateh-County-and-the-CitiesandFowns-of HeberValleysheuld-dDevelop a
joint storm drainage system with the Cities and Towns of Heber Valley to
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replace the irrigation ditch system that has been eliminated due-te-the
instatlatien-efby pressured irrigation systems.

POLICY 8.2.7: Collaborate with other entities on projects to reduce resource use necessary
to complete projects and to limit the disturbance duration of public facilities
or access.

GOAL 8.3: Ensure adequate water sources for all new developments or changes in use.

POLICY 8.3.1: Before giving final approval, require new developments or changes in use to
demonstrate that adequate water rights and sources of water are available
that have been approved by the Divisions of Water Rights and Drinking
Water.

POLICY 8.3.2: Regulary identify wet water supply concerns with each SSD or water
provider.

POLICY 8.3.3: Engage special service districts or other public water providers in
development review when applicable.

GOAL 8.4: Maintain the existing-green agricultural leek-appearance of the land without relying
on treated culinary water.

POLICY 8.4.1: Where irrigation has been provided in the past, require developments to

provide adequate irrigation water rights-shal-be-provided-foreachlot

lecatedwithina-developmenttoprovide-the-irrigation-of for one hundred
percent (100%) of the lot not occupied by buildings, driveways, walks, patios
etc..

POLICY 8.4.2: Where irrigation has not been provided in the past, prioritize water-wise
landscape practices and limited development densities.

POLICY 8.4.3: Require new developments to provide pressurized irrigation systems instead
of using culinary sources for outdoor watering.

POLICY 8.4.4: Protect the Heber Valley Special Service District’s wastewater treatment
facility.

GOAL 8.5: Conserve water throughout the County.

POLICY 8.5.1: Partner with municipalities and special service districts to enforce
conservation measures like secondary water metering, expanding secondary
water connections, and watering schedules.

POLICY 8.5.2: Consider a code amendment to include operation limits that restrict the
hours for irrigation for residential, commercial, industrial, or institutional
uses.

POLICY 8.5.3: Encourage sustainable landscape design by prioritizing water-wise practices
that reduce reliance on turf grass and overhead spray irrigation.
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POLICY 8.5.4: Discourage the use of turfgrass in nhon-functional areas such as narrow strips
or ornamental zones except where turf serves a recreational or playfield

purpose.

POLICY 8.5.5: Educate residents on water rebates and services available through the
Central Utah Water Conservancy District and other local programs,
recommended watering schedules, drought information and relevant
drought response.

POLICY 8.5.6: Coordinate with County departments and special service districts to identify
gaps in water efficiency or waste in parks and public service buildings and

properties.

POLICY 8.5.7: Support agricultural irrigation efficiency projects, similar to the Wasatch
County Water Efficiency Project to reduce waste in agricultural lands.

Chapter 9 - Economic Development

e Incorporate Jordanelle Area Plan and focus of recreation/commercial tax base focus.
e Address local business needs
o Little desire to accommodate large corporate entities
o Acknowledge higher prices and less convenience
o Workforce availability constraints
e The need for industrial sites to reduce local costs of materials
e Impacts of tourism on residential community character
e The positive impacts on tourism in the community (employment and recreation)
e Address the value that the community places on preserving agriculture
e Address the desire to improve and support the existing businesses rather than encouraging new
development. New development also creates additional nuisances and reduces open space

Goals and Policies

Vision: Economic activity in Wasatch County will primarily occur in the incorporated
municipalities and the Jordanelle Basin. Commercial activity in identified centers will provide
employment opportunities for local residents, reduce residential property tax burdens, and
respect and augment existing agricultural activities.

GOAL 9.1: Support the tourism economy through the development of recreational
opportunities_in key locations.

POLICY 9.1.1: Utilize the countywide trails system to support the tourism industry and
connect to commercial centers, open spaces and other areas of interest.

POLICY 9.1.2: Promote recreational opportunities that increase the length of time visitors
spend in the county.
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POLICY 9.1.3: Approval of resorts or short-term housing that provide overnight
accommodations should be limited to areas that are associated with
destination recreation activity.

POLICY 9.1.4: Support existing tourism businesses and explore additional tourism
opportunities in the Provo Canyon area.

GOAL 9.2: Promote the development of strategic commercial centers in the Jordanelle Basin
and incorporated municipalities to meet the needs of residents, provide
employment opportunities, and reduce residential property tax burdens.

POLICY 9.2.1: Implement strict development standards in the Jordanelle Basin to create
walkable shopping districts and ensure a comprehensive resort theme.

POLICY 9.2.2: Utilize resort development in the Jordanelle Basin to provide a sustainable
tax base and alleviate residential property tax increases.

POLICY 9.2.3: Incentivize the development of commercial businesses in the Jordanelle Basin
that will provide services such as grocery stores to the local population.

POLICY 9.2.4: Promote the development and improvement of main streets in cities by
discouraging the development of new commercial and industrial areas in
unincorporated Wasatch County outside of the Jordanelle Basin.

POLICY 9.2.5: Foster intergovernmental cooperation between local government entities,
including the local school district, colleges, and the business community, to
meet economic development objectives and to ensure that appropriate
locations and services are available.

GOAL 9.3: Promote economic development opportunities that support long-term residency.

POLICY 9.3.1: Expand the opportunities for small home-based businesses or clean cottage-
type industries while ensuring they do not adversely impact the community.

POLICY 9.3.2: Support businesses that provide local workforce opportunities without the
need to commute.

GOAL 9.4: Support industrial opportunities that directly benefit local needs, such as reducing
supply chain costs for local businesses or facilitating reduced housing construction
costs.

POLICY 9.4.1: Maintain the existing industrial zoning between 300 south in Midway and the
Heber Valley Special Service District’s wastewater treatment facility, south of
Heber City’s existing industrial park, and between Heber City Airport and
Daniel Road.

POLICY 9.4.2: |dentify appropriate locations for gravel mining and concrete batch plants
without impacting the scenic values, air quality, or general peace and quiet of
the community.
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GOAL 9.5: Ensure that new commercial and industrial development does not create adverse
impacts in residential areas, natural areas, recreational areas, or scenic byways.

POLICY 9.5.1: Limit commercial development along SR 113, US 189, US 40 and River Road in
the unincorporated area.

POLICY 9.5.2: Evaluate regulations for home occupations to ensure that they do not create
nuisances such as noise, smell, parking, and traffic.

POLICY 9.5.3: |dentify strategies to reduce the amount of land occupied by commercial uses
such as considering adjustments to shared parking regulations and clustering
commercially zoned areas.

POLICY 9.5.4: Prohibit industrial or manufacturing activities that would require the
development of a pretreatment program by a Special Service District or
create adverse impacts of air, ground water, surface water, or background
noise.

POLICY 9.5.5: Ensure that in-holdings within the state park and their uses are not changed
to allow uses that are detrimental to the park.

GOAL 9.6: Recognize the existing agricultural operations as playing an important role in the
rural character of Wasatch County.

POLICY 9.6.1: Create an Agricultural Protection Program in the Development Code,
consistent with State Law, to protect agricultural lands and practices from
impacts and complaints associated with non-agricultural growth and
development on nearby properties.

POLICY 9.6.2: Establish an Agricultural Protection Area Advisory Board, as required by State
Law, to recommend appropriate areas to the County legislative body and to
assist in identifying and promoting bonafide active agricultural operations in
Wasatch County.

POLICY 9.6.3: Utilize the tourism economy to support agricultural operations through
mechanisms such as the Value-Added Agriculture program.

POLICY 9.6.4: Encourage commercial and industrial uses that provide local equipment and
supplies for the agriculture industry in order to reduce supply-chain expenses
and increase the potential for successful local agricultural operations.
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