
 
 
PLANNING COMMISSION STAFF REPORT 
 
To: Town of Independence Planning Commission 
From: Jodi Hoffman, Town Administrator 
Date of Meeting: August 13, 2025 
Type of Item: Public Hearing and Preliminary Subdivision Plat Review 
Subject: Center Creek Canyon Subdivision 

 
RECOMMENDATION: Staff recommends that the Independence Planning Commission review 
the proposed application, conduct a public hearing, and vote to approve the Center Creek 
Canyon Phase 1 Preliminary Subdivision Plat pursuant to the findings of fact, conclusions of law, 
and conditions of approval outlined in this report. 

 
PROJECT DESCRIPTION: 

Project Name:    Center Creek Canyon Subdivision Phase 1 
Applicant(s):    Lindzi Bishop 
Property Owner(s):   Signature Developers, LC 
Location:     Approximately 4100 E Center Creek Road 
Zone District:    RA-1 (1 unit/ 1.3 developable acres) 
Parcel number and size:  Parcel 20-7998, 26.46 Acres, a portion of Parcels 20-8007, 

2.06 acres total, and a portion of Parcel 21-6225, 33.22 
Acres total. Total project acreage = 31.75 Acres.  

 
VICINITY MAP: 
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BACKGROUND: 
 
The Applicant, Signature Developers LC, via Engineer Lindzi Bishop, is requesting Preliminary 
Subdivision Plat approval for a 21-lot subdivision on 31.75 acres in the RA-1 zone. The 
subdivision is proposed on Parcel 20-7998 and portions of Parcels 20-8007 and 21-6225 off 
Center Creek Road in Independence. The subject property is currently flat, alfalfa fields and is 
split by Center Creek, which is a FEMA designated Floodway. The subject parcel also contains 
FEMA Flood Zones A and AE. The Applicant owns roughly 60 acres in this area and has proposed 
access for the subdivision off Center Creek Road. The Applicant has proposed connectivity to its 
adjacent parcel to the east, 21-6225, where it plans to (but has yet to submit an application for) 
approximately 23 additional lots.  
 
The abutting parcels to the subject property contain homes and agricultural uses.  
 

 
PROPOSAL: 
 
The Applicant is proposing to develop 21 single-family lots and 5 open space parcels on 31.75 
acres in RA-1 zone. Under the base density in the RA-1 zone, the property is eligible for the 
development of one unit per 1.3 acres of developable lands. The property contains wetlands, a 
stream (FEMA Floodway), and FEMA Floodplains. The developer is proposing an 8’ wide paved 
trail along Center Creek Road that loops throughout the subdivision. Access is being provided to 
subsequent phases and the potential “toe of the slope” road to the South of the property for 
connectivity. The proposed project contains 5 open spaces parcels (A-E) containing 3.13 acres. 
 
The proposed project contains a dedication of Center Creek Road and a public trail. 
 

Zoning Total Acres Developable Land Constrained Land Total # of Units 
RA-1 31.75 28.56 3.19 21.96 

 
 
STAFF ANALYSIS and FINDINGS: 
 
The Independence Planning Commission may recommend approval, approval with conditions, 
or denial of the proposed Preliminary Subdivision plat based upon written findings of fact found 
in the record, according to each of the following standards. It is the responsibility of the 
Applicant to provide written and graphic evidence demonstrating compliance with the Town 
Code. 
 
Standard 1: Complies with the “base zone density” according to Section 16.08.04 of the Code; 
COMPLIES. 
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Analysis: There are 28.56 acres of developable land in the RA-1 zone and 3.19 acres of 
constrained lands. This results in 21.96 units, which is the total number of units allows at 
base density. The Applicant is proposing 21 lots. 

 
Standard 3: Conforms to all pertinent provisions of the Town Code; COMPLIES. 
 

Code Requirements Analysis Findings 

Section 16.08.04 – Lot Area 
and Maximum Density 
 
Density allowed in this zone 
is one unit for every 1.3 
developable acres. 
 
Open space areas shall be 
protected by a recorded 
conservation easement 
enforceable by the Town.  
 

The Proposed density of 21 
lots on 28.56 acres is 1.36 
units per developable acre. 

 

Staff has proposed a 
condition of approval for 
open space easements. 

 
 

COMPLIES 

Section 16.08.05 & 
16.08.06– Lot Width and Lot 
Frontage 
Minimum lot width and 
frontage of 100’ for lots less 
than 1 acre, and 150’ lot 
width/ frontage for lots 
greater than an acre. 
 

  
 

COMPLIES 

Section 16.08.14(5) – Water 
Requirements 
 
Each dwelling shall have 
sufficient culinary water 
available as required by the 
State Water Engineer for 
residential use only. 
 
Each dwelling shall have 
sufficient water for outdoor 
irrigation to provide for a 
minimum of .25 acres of 
landscaped area, plus any 
water required for irrigation 

Will-serve letters have been 
provided by the Center Creek 

Culinary Water System for 
indoor use for 21 homes and 

by Center Creek Irrigation 
Company for outdoor use of 

21.64 acres 

 
 

COMPLIES 
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of any agricultural use 
intended. 
 

Section 16.27.24 – Physical 
Constraints Analysis 
Constrained land is defined 
as “Property that has any 
number of elements 
identified in Sections 
16.27.23…” which includes, 
but is not limited to: 

1. Slopes over 30% 
2. Wetlands, 
3. Land within 200 feet 

of waters of the US; 
4. One 100 year stream 

flood hazard; 
5. Stream drainage 

corridor setbacks; 
6. Surface water; 
7. Areas of springs and 

seeps; 
8. Ridgelines/ 

viewsheds. 

 

The Project will not consist of 
any building envelopes on 
natural or manmade slopes 
over 30% grade;  

The project will not show any 
structures within 50 feet of a 
fault line; 

The project will not consist of 
activities on or disturbance of 
any wetland areas, except as 
approved by the Army Corps 
of Engineers; 

The Project will not contain 
any platted lot within any 
landslide hazard areas; 

The project will not consist of 
any development within any 
flood hazard area, except as 
provided in Section 16.28.04 
of the Code; 

The project will not consist of 
any development within any 
flood hazard area, except as 
provided in Section 16.28.04 
of the Code; 

The project will not consist of 
any development within any 
shallow-ground water hazard 
areas—areas of springs, 
seeps, or surface water 
areas; 

The project will not consist of 
any development within 
areas that are recommended 

 
 
 
 

COMPLIES 
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locations of detention basins 
or established road and 
utility corridors; 

The project will avoid 
development that will 
protrude above any 
ridgelines; AND 

A full geotechnical evaluation 
of the site. 

16.27.09 – Sanitary Sewer The project will be served by 
Twin Creeks Special Service 
District for sewer. A will-
serve letter has been 
provided by TCSSD for at 
least 21 homes. 

 
COMPLIES 

§ 16.27.02 - Fire Protection It is uncertain at the time of 
the Staff Report whether 
Wasatch County Fire District 
has reviewed and 
approved the access. 

 
UNCERTAIN as of 8/8/2025 

§§ 16.27.26 – 32 
Transportation, 
Infrastructure, and Access 
Design 
 
A minimum of 2 access roads 
are required for separate 
ingress and egress.  
 
Road layouts shall provide 
connectivity to adjoining 
parcels/ uses.  

The Town Engineer has 
reviewed and approved the 
designed access into the 
development. The 
“Wandering Way” Right-of-
Way is sixty feet (60’) wide, 
with thirty feet (30’) of 
pavement. The “Grassy 
Meadows” Right-of-Way is 
sixty feet (50’) wide, with 
thirty feet (24’) of pavement. 
The subdivision will be served 
by public roads that will be 
privately maintained. 
It is uncertain at the time of 
the Staff Report whether 
Wasatch County Fire District 
has reviewed and 
approved the access. 

 
 
 
 
 
 
 

UNCERTAIN as of 8/8/2025 

§ 16.27.26 – Public Utilities 
Letter must be obtained from 
each public utility company 

The Applicant has provided 
will serve letters from Heber 

 
 

COMPLIES 
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that will provide service to 
the development stating its 
ability and commitment to 
provide service to the 
development. 

Light and Power and 
Dominion Energy. 

16.08.14 & 16.21.18 – Trails 
 
A public trail is required. 

The project contains an 8’ 
paved, public trail along the 
Center Creek frontage as well 
as connecting trails within 
the project. 

COMPLIES 

 
 
Standard 4: Is not detrimental to the health, safety, and general welfare of the residents of the 
Town of Independence. COMPLIES 
 

Analysis: The project complies with all applicable standards of the Code. It will not be 
detrimental to the health, safety, and general welfare of the residents of the Town of 
Independence. 
 

 
FINDINGS OF FACT: 

1. Parcel 20-7998 contains 26.46 Acres; a portion of Parcel 20-8007; and a portion of 
Parcel 21-6225. Total project acreage = 31.75 Acres. 

2. The zoning for all parcels involved in this application is RA-1. 
3. The base density in the RA-1 zone is one (1) unit per 1.3 acres of developable land. 
4. The project contains 28.56 acres of developable land in the RA-1 zone. This results in 

21.96 units. The Applicant is proposing 21 lots and 5 open space parcels. 
5. The proposed subdivision contains lots that range in size from .86 acres—1.55 acres. 

The abutting properties to the West range in size from .28 acres – 17.17 acres. The 
abutting properties to the East range in size from 1 acre – 33.22 acres. The adjacent 
properties to the North range in size from .98 acres to 15.86 acres. The abutting parcel 
to the South range in size from 1.44 acres to 63.76 acres.  

6. There is no evidence that the proposed development will adversely affect critical wildlife 
habitat. 

7. The property does not contain slopes exceeding 30%. The property does contain a 
stream corridor and FEMA designated Floodways and Flood zones. Building envelopes 
have been delineated a minimum of 50 feet from the high-water mark of the Floodway/ 
Creek; the required setback.  

8. Culinary water will be provided by the Center Creek Water Company. 
9. Irrigation water will be provided by the Center Creek Irrigation Company.  
10. Each lot will be connected to TCSSD sewer. 
11. The Wasatch County Fire District has provided its approval of the project. 
12. Heber Light and Power and Dominion Energy have provided will serve letters for the 

project. 
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13. Paved public trails are being provided throughout the subdivision.  
14. 5 open space parcels containing 3.13 acres have been provided. 
 

CONCLUSIONS OF LAW:   
1. The subdivision complies with the base zoned density according to Section 16.08 of the 

Code. 
2. The subdivision conforms to all pertinent provisions of the code. 
3. The subdivision is not detrimental to the health, safety, and general welfare of the 

residents of the Town of Independence. 
 

 
CONDITIONS OF APPROVAL:   

1. All building envelopes that contain property within the Zone AE Flood Zone shall have a 
lowest floor elevation designated on the plat. 

2. Applicant shall demonstrate clear title to all subdivided land prior to Final Plat 
recordation. 

3. Applicant shall demonstrate payment in full of all property taxes prior to Final Plat 
recordation. 

4. Applicant shall complete all requested redlines from the August 4th, 2025 review email 
from Town Staff. 

5. Applicant shall make all adjustments as provided herein on the Final Plat. 
6. Applicant shall deposit sufficient funds in the Town Out-of-Pocket account to ensure 

payment of all Town costs associated with the review, approval, and supervision of all 
infrastructure. 

7. Applicant shall execute a Development Improvement Agreement with the Town, with 
adequate financial assurances, according to state statute prior to plat recordation. 

8. Applicant shall record open space easement for all open space parcels within the 
subdivision that is enforceable by the Town.  

9. Applicant shall record and enforce CC&Rs that reflect private maintenance of the 
internal road system, clear space approved by the Fire District, and common area 
maintenance obligations, all to the reasonable satisfaction of the Town Attorney. 

 
RECOMMENDATION:  
 
Staff recommends the Independence Planning Commission review the proposed application, 
conduct a public hearing, and vote to approve the Center Creek Canyon Phase 1 preliminary 
Subdivision Plat pursuant to the findings of fact and conclusions of law, with the conditions of 
approval outlined in this report. 
 
 
 
Exhibits:  
Exhibit A — Proposed Preliminary Subdivision Plat 
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