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DETERMINATION ISSUE 

Whether or not the application meets the applicable laws governing the use and development of land in Wasatch 
County for a proposed 37 lot subdivision on 48.4 acres in the Residential Agriculture (RA-1) zone. Where the application 
is only for single-family dwellings and is not in the Geologic Hazards Overlay, the determination is an administrative 
decision to be made by the Wasatch County Administrative Land Use Committee (ALUC). No public hearing is required 
(16.01.05 C, 2). 

RECOMMENDATION 

Based on the analysis in this staff report, it appears that the proposal can be compliant with applicable laws subject to 
revisions or conditions that are not anticipated to constitute a materially substantive change. Therefore, it is 
recommended by County Staff that the ALUC Approve the proposed Final Plat based on the findings and subject to the 
conditions recommended in the staff report. 
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BACKGROUND 

The application being considered is the Final Plat of a single-phase large-scale development called The Cummings Ranch 
Subdivision. The subject property is 48.4 acres adjacent to the east of the recently approved Ranches at Farm Meadows 
development and is between 2400 East and 3600 East and directly north of the Bar L Ranch Farm Preservation 
Subdivision which is adjacent to Center Creek Road. The property is south of the Wild Mare Farms development and is 
directly west of the Eden Valley Development. The land has been historically used for agriculture. The applicant is 
seeking to develop the property into a residential subdivision (land use 1111) that consists of 37 residential lots that are 
a minimum of 1 acre in size. The neighboring developments are all at a similar density to the proposed development.   

PURPOSE AND INTENT 

The subject property is in the RA-1 zone where the residential lots for detached single-family homes (land use 1111) is 
listed as permitted. The purpose outlined in the RA-1 zone is quoted (in part) below: 
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16.08.01: PURPOSE 

A. The purpose of this section is to encourage rural densities in accordance with the general plan. 

Subdivision design should preserve natural or prominent features of the site first and laying out 

the lots after the portions of the site worth preserving are addressed. The residential-agricultural 

zone (RA-1) is established to preserve the high quality of life for the citizens of Wasatch County by 

allowing residential development near the incorporated areas, while maintaining the rural 

atmosphere of Wasatch County. 

B. The specific intent in establishing this residential-agricultural zone (RA-1) is to promote the 

protection of natural resource areas, prominent features of the site, farmland and other large areas 

of open land, while permitting residential development at low, rural densities. The intent of the 

code is to increase lot sizes as development moves away from incorporated areas and maintain, as 

much as possible, the rural character of the County. Specific objectives are as follows: 

1. Provide a place in the county where residential dwellings may be constructed as a 

transition from population centers to more rural agricultural uses. 

2. Facilitate the provision of essential services needed by the residents within urbanizing 

areas of the county, particularly sewage and culinary water service, through the 

instrumentality of a special service district…   

7. To provide the option in specified areas for the development of varied lot sizes in clustered, 

single-family, low density residential uses, allowing the potential for large areas of 

permanently protected open space…   

9. To promote active and passive recreational use of open space by residents of a cluster 

development or by the public. 

10. To provide opportunities for open space and or regional trails in existing developments. 

11. To allow for the potential for developments with variable lot sizes in larger acreage 

development in accordance with the specified areas…   

KEY ISSUES TO CONSIDER 

• Is the proposal in compliance with zoning requirements, including supplementary development standards? 

• Is the proposal compatible with the General Plan? 

• Is the proposal in compliance with Preliminary Plan Conditions? 

STAFF ANALYSIS 

– LAND USE AND DENSITY – 

The RA-1 zone permits five acre lots with an ability to increase density to 1.3 a/u and reduce lot sizes to one acre 
if connected to an approved sewer and water system. Density is calculated using the net acreage of the project, 
which is the gross density, minus property that falls under the physical constraints analysis. With 48.4 net acres, 
this results in an anticipated maximum density of 37 lots (48.4 total acres/1.3 acres per unit), assuming all other 
aspects of the County Code are met. The density of the proposed development could decrease if there are any 
constraints determined to be on site in future approvals. 
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– SETBACKS –  

Setbacks in the RA-1 zone are required to be 30 feet front and rear. Corner lots are considered to have two 
“front” yards with each street. The side yard setbacks are 10 feet minimum with the two sides being required to 
total 24 feet.  
 

– BUILDING HEIGHTS –  

Structures in the RA-1 zone are limited to 35-feet from natural grade. The height of buildings will be reviewed 
through individual building permits for each future lot.   

 
– ENVIRONMENTAL CONSTRAINTS ANALYSIS  –  

Wasatch County Code 16.27.25 requires an environmental constraints analysis to be submitted with any 
preliminary application which outlines the potential constraints on development activity. Preliminary review of 
the project identified some areas of the project that may require some consideration by the Army Corps of 
Engineers. At the time, the applicant proposed realigning the stream bed, so it is diverted between lots two and 
three and at the rear of lots 24-29 and then between lots 21 and 30 with a 20’ access and maintenance 
easement. In addition, a condition of approval was for the applicant to acquire a stream alteration permit from 
the state before approval of the stream’s new location. However, when the applicant applied for a stream 
alteration permit with the state, the Division of Water Rights determined that the subject watercourse does not 
meet the State Engineer’s definition of a natural stream and does not require a realignment permit. (see 
attachment B) In place of the streambed alignment, the revised subdivision plat shows a 50’ wide easement for 
the Center Creek Irrigation Company who will be serving the new development.  
 
The current FEMA floodplain maps indicate the property is in a 500-year floodplain area (zone-X). This does not 
prohibit the property from being developed, but during the preliminary approval the County recommended a 
note being added to the subdivision plat stating that flood insurance could potentially be required. The note has 
been added and is on the subdivision plat.  
 

– ROADS AND ACCESS –  

The proposed subdivision is located in the middle of four developments that have either received approval and/ 
or are already developed. This subdivision will connect to the stub street at 3100 East to the north (part of the 
Wildmare development); 1830 South to the east (connecting to the Eden Valley development) and will stub into 
3200 East to the south that if developed in the future will provide access to Center Creek through the Bar L 
Ranch Farm Preservation Subdivision. The project to the west is a recently approved development Called 
Ranches at Farm Meadows. The subject subdivision will provide a connection to their proposed Jays Way. All 
roads are proposed to be dedicated public roads. The surrounding connecting roads are public as well. This 
subdivision will complete a road network providing access not only for this development but for surrounding 
developments to have transportation options to go north, south, east and west (See Exhibit F).  
 

– LIGHTING –  

The project includes the installation of Streetlights; however, the submitted plans do not specify the type of 
streetlight fixtures proposed. For permitting approval, all proposed lighting fixtures must be clearly identified 
and demonstrated to comply with the requirements outlined in Section 16.21.28 of the Wasatch County Code. 
Compliance with this section is a condition of final plat approval. 
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– TRAILS –  

The trails in this development are 8’ asphalt trails that are required to connect to Wild Mare and the Ranches at 
Farm Meadow trails. There is an existing 20’ trail easement to the north of the proposed subdivision that is to 
remain and provide trail access for the existing and proposed development. The development will provide a 
connection to existing trails to the west as well.   
 

– PARKING –  

Parking requirements for single-family homes are easily met in lots of this size. Driveway locations and parking 
will be reviewed with individual lot building permits. 
 

– SEWER & WATER –  

All lots are required to provide adequate water rights for culinary use, as well as sufficient water to irrigate any 
land that has been historically irrigated. In addition, developments denser than five acres per unit are required 
to be connected to a public sewer system. Sewer will be provided by the TCSSD (Twin Creeks Special Service 
District), and water will be provided by Center Creek. A will-serve letter from both Center Creek and Twin Creeks 
has been included in this application.  
 

– GEOTECHNICAL REVIEW –  

The applicant has provided a geotechnical report that has been reviewed by the county engineer and 
determined that the soils stability is generally acceptable. The report and plans have not identified areas of 15-
30% slope except for areas along the proposed Center Creek easement and is not buildable. This property has 
been farmed for many years and is all relatively flat.  
 

– RIGHT TO FARM REGULATIONS –  

Wasatch County places a high value on the protection and preservation of agricultural land for residents who 
wish to continue agriculture practices. As such, large-scale developments that may impact existing or potential 
agricultural uses are required to consider the impact and potential needs to mitigate.  
 
Preliminary approval included a fencing plan that meets the four-foot agricultural field fence with stranded barb 
wire requirements on the south and southeast side of the project as a condition of approval (See Exhibit G). The 
agricultural fence will need to be installed once the property begins development and this condition will 
continue as part of the final subdivision plat approval. 

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 to the exhibits. 
The Committee has forwarded the item for the Planning Commission to render a decision. 

RECOMMENDED MOTION 

Move to Approve Cumming Final Subdivision Plat consistent with the findings and subject to the conditions presented in 
the staff report. 
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– FINDINGS –  

1. The subject property is 48.4 acres per the applicant survey. 

2. The subject property is in the Residential Agriculture 1 (RA-1) zone. 

3. The RA-1 zone is a 5-acre minimum lot size zone but allows a greater density of 1.3 acres per unit if certain 
criteria outlined in 16.08.04(C) of the Wasatch County Code are met, which is the maximum density allowed. 

4. The proposal is on sewer and water and is therefore in compliance with the RA-1 density standards.  

5. The proposal is surrounded on three sides by platted subdivisions and the fourth side by an approved 
subdivision all of which have similar densities to this proposal 

6. The proposal is using stub streets in the neighboring subdivisions for access and this proposal completes the 
street network for the surrounding subdivisions.  

7. The application includes connections to public sewer and public water through Center Creek SSD and Twin 
Creeks SSD. 

8. The trail plan provided makes connections to adjacent properties through either proximity or through road 
rights-of-way. 

9. The proposal includes a road stub at the south property boundary into undeveloped agricultural land platted as 
the farm piece in the Bar L Ranch Farm Preservation Subdivision. 

10. The Division of Water Rights determined that the subject watercourse does not meet the State Engineer’s 
definition of a natural stream and does not require a realignment permit.  

11. The Development Review Committee has reviewed the technical requirements of the proposed project and 
determined the project is ready for decision by the Land Use Authority. 

12. ALUC is the land use authority and approves or denies this Final Subdivision Plat application.  

 
– CONDITIONS –  

1. The applicant will need to install the proposed agricultural fencing plan that meets the agricultural field fence 
requirements on the south and southeast side of the project boundaries. 

2. Street Light renderings were not provided. The streetlights used in the project are required to meet County code 
and shall be provided before the subdivision construction permit is issued.   

3. All issues raised by the DRC shall be resolved to the satisfaction of the applicable review department in 
accordance with applicable standards. 

POSSIBLE ACTIONS 

The following is a list of possible motions the ALUC 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. Approve.  This action may be taken if the ALUC finds that the Preliminary Plan request is compliant as proposed 
with Wasatch County Code and all other applicable laws. 

2. Approve with Conditions.  This action can be taken if the ALUC feels comfortable that remaining issues can be 
resolved prior to final approval. *This action would be consistent with the staff analysis.* 

3. Continue.  This action can be taken if the ALUC needs additional information before rendering a decision, if 
there are issues that have not been resolved, or if the application is not complete.   
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4. Deny.  This action can only be taken if ALUC finds that the proposal does not meet the ordinance or that the 
application is insufficient to comply with applicable law. 

NEXT STEPS 

If the requested Final Subdivision Plat is approved, the applicant will need to submit a mylar copy of the subdivision to 
the Planning Office for review and to obtain all required signatures to be filed with the Wasatch County Recorder’s 
Office.  
 
If the requested Final Subdivision Plat is denied, the applicant would not be allowed to develop the property as 
proposed. If the applicant desires to request an alternative plan for approval, they will need to submit a new application. 
 
Any person adversely affected by a final decision made by the Land Use Authority can be appealed under the provisions 
outlined in Wasatch County Code 2.02.02. 

EXHIBITS 

Exhibit A- Vicinity Map…………...………….……………………..8 
Exhibit B- Letter from the State of Utah……………………..9 
Exhibit C- Will Serve Letters from Providers……………...10
Exhibit D- Final Subdivision Plat……...………………………..19 
Exhibit E- Grading Plan………………………………………………21 
Exhibit F- Connectivity Plan ………………………………………22 
Exhibit G- Fencing Plan …………………………………………….23 
Exhibit H- DRC Report ………………………………………………24
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Exhibit A – Vicinity Map 
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Exhibit B - E-mail from Army Corp. of Engineers 
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Exhibit C– Will Serve Letters from Providers 
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Exhibit D – Proposed Subdivision Plat 
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Exhibit E – Grading Plan 
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Exhibit F – Connectivity Plan 
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Exhibit G – Fencing Plan 
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Exhibit H – DRC Report 
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