WASATCH

—— COUNTY —

WASATCH COUNTY PLANNING COMMISSION MINUTES
OCTOBER 9, 2025

MEETING TIME: 6:00 P.M.

MEETING PLACE: Wasatch County Administration Bldg., 25 North Main, Heber City, Utah

COMMISSIONERS PRESENT: Chair Chuck Zuercher, Kimberly Cook, Mark Hendricks (via Zoom), Scott Brubaker,
Daniel Lyman, David Thacker

EXCUSED: Commissioner Doug Hronek

STAFF PRESENT: Doug Smith, Wasatch County Planner; Anna Anglin, Assistant Wasatch County
Planner; Jon Woodard, Assistant Wasatch County Attorney

PRAYER: Commissioner Scott Brubaker

PLEDGE OF ALLEGIANCE: Led by Commissioner Kimberly Cook and repeated by everyone

BUSINESS ITEMS

“ APPROVAL OF THE MINUTES FROM THE AUGUST 14, 2025 MEETING

MOTION

Commissioner Scott Brubaker made a motion to approve the minutes of the August 14, 2025 meeting as
written.

Commissioner Daniel Lyman seconded the motion.

VOTE (56 T100)

Charles Zuercher AYE NAY ABSTAIN Scott Brubaker AYE NAY ABSTAIN
Kimberly Cook AYE NAY ABSTAIN David Thacker AYE NAY ABSTAIN
Daniel Lyman AYE NAY  ABSTAIN

< APPROVAL OF THE MINUTES FROM THE SEPTEMBER 11, 2025 MEETING

MOTION
Commissioner Daniel Lyman made a motion to approve the minutes of the September 11'", 2025 meeting as

written.
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Commissioner David Thacker seconded the motion.

VOTE (5100)
Charles Zuercher AYE NAY ABSTAIN Scott Brubaker AYE NAY ABSTAIN
Kimberly Cook AYE NAY  ABSTAIN David Thacker AYE NAY  ABSTAIN
Daniel Lyman AYE NAY ABSTAIN

REGULAR AGENDA ITEMS
ITEM #1 ORDINANCE 25-14 PROPOSING TEXT AMENDMENTS TO SECTIONS 16.21.28 AND 16.15.03

AMONG OTHERS TO ALLOW CELLULAR TOWERS AS A CONDITIONAL USE WHEN LOCATED IN
OPEN SPACE DISTRICTS TOGETHER WITH UPDATING THE OPEN SPACE DEFINITION IN
SECTION 16.04.02 AND CHANGING THE 4712-LAND USE CATEGORY TO “WIRELESS
TELECOMMUNICATION FACILITIES” IN VARIOUS ZONING DISTRICTS COUNTY WIDE. *IF
FORWARDED, THE RECOMMENDATION BY THE PLANNING COMMISSION ON THIS ITEM WILL BE
CONSIDERED BY THE COUNTY COUNCIL AS THE LEGISLATIVE BODY, AT A PUBLIC HEARING
ON OCTOBER 15, 2025. (ANNA ANGLIN)

STAFF PRESENTATION - The Staff Report to the Planning Commission provides details of the facts of the case and
the Staff's analysis, conclusions, and recommendations.

APPLICANT AND PUBLIC COMMENT - Any comments received prior to completion of the Staff Report are
addressed in the Staff Report to the Planning Commission. Key issues raised in written comments received
subsequent to the Staff Report or public comment during the public hearing included the following:

e None

PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following:
e Commissioner Brubaker mentioned concerns regarding blending in with the surroundings were discussed.

MOTION
Commissioner Brubaker made a motion to accept the changes to ordinance 25-14 as proposed.
Commissioner Cook seconded the motion.

VOTE (5100)

Charles Zuercher AYE NAY ABSTAIN Scott Brubaker AYE NAY ABSTAIN
Kimberly Cook AYE NAY  ABSTAIN David Thacker AYE NAY  ABSTAIN
Daniel Lyman AYE NAY ABSTAIN

FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION

1. The proposal would allow telecommunication facilities in open space areas in the JBOZ.
2. The code proposes to update old terms that are no longer used.
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The proposal stipulates the criteria for a monopole to be allowed on a ridgeline.

The intent of the code is to balance public safety with maintaining the natural beauty of the area.

The code continues with the intent of establishing a hierarchy of location priorities.

The intent of the code is to allow telecommunication facilities to be located as unobtrusively as possible.

The proposed code better clarifies the zones where specific telecommunication sites can be located,

including open space districts.

8. The proposed amendment is consistent with the purpose and objectives statement for
telecommunications outlined in Section 16.21.28(A, 1)

9. The Wasatch County Council, as the legislative body, has broad discretion for amendments to the

Wasatch County Code.

No g hks~w

ITEM #2 ARX WIRELESS INFRASTRUCTURE LLC, REPRESENTING STORIED DEER VALLEY LLC, IS
REQUESTING APPROVAL OF A CONDITIONAL USE PERMIT TO CONSTRUCT A 60-FOOT
STEALTH WIRELESS COMMUNICATION FACILITY DESIGNED AS A MONO-PINE IN AN OPEN
SPACE AREA WITHIN THE TUHAYE DEVELOPMENT. THE PROPOSED FACILITY IS LOCATED
WITHIN SECTION 27, TOWNSHIP 2 SOUTH, RANGE 5 EAST, AND FALLS WITHIN THE
BOUNDARIES OF THE JORDANELLE BASIN OVERLAY ZONE (JBOZ). (DEV-11202; ANNA ANGLIN)

STAFF PRESENTATION - The Staff Report to the Planning Commission provides details of the facts of the case and
the Staff's analysis, conclusions, and recommendations.

APPLICANT AND PUBLIC COMMENT - Any comments received prior to completion of the Staff Report are
addressed in the Staff Report to the Planning Commission. Key issues raised in written comments received
subsequent to the Staff Report or public comment during the public hearing included the following:
¢« Cory Samples applicant stated that this will allow for co-location. This will allow for AT &T, Verizon, and T-
Mobile to locate on the tower.
s Mr. Samples went through a presentation regarding the proposal.
e Mr. Samples went through and showed the coverage problems without the tower for all three carriers.
* Rhett Riding addressed the commission and discussed coverage issues within Tuhaye and on the north
arm of the Jordanelle.
e Mr. Riding said that all the neighbors are aware of this and in favor of it.
e Mr. Samples showed a 3-d models and actual pictures of what the pine will look like.
e Mr. Riding showed pictures of the existing scrub oak that is approximately 15-20" tall.

PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following:
« Commission members asked if other pine trees could be planted to help the mono-pine blend in better.
= Commissioner Lyman asked why it has to be located right on the very top of the ridge.

« Commissioner Thacker asked if the power is all underground.
» Commissioner Brubaker felt that the mono-pine is more visible than a standard pole.

MOTION

Commissioner Lyman made a motion to approve the Tuhaye mono-pole consistent with the conditions and
findings and that the ordinance allowing the conditional use be approved by the County Council.
Commissioner Cook seconded the motion.

VOTE (5T100)
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Charles Zuercher AYE NAY  ABSTAIN Scott Brubaker AYE NAY  ABSTAIN
Kimberly Cook AYE NAY  ABSTAIN David Thacker AYE NAY  ABSTAIN
Daniel Lyman AYE NAY  ABSTAIN

FINDINGS [ BASIS OF PLANNING COMMISSION DETERMINATION

1. The project is located in the Open Space District of the Jordanelle Basin Overlay Zone (JBOZ).

2. The Wasatch County Ordinance will require a text amendment approval to allow for the monopole to be
located in the Open Space- District of the Jordanelle Basin Overlay Zone (JBOZ).

3. The proposal is located on a significant ridgeline in the JBOZ.

4. staff analysis indicates the proposal complies with Section 16.23.07 of the current Wasatch County Code
related to Conditional Uses if the requirements found in 16.21.28(D) are implemented as proposed by the
applicant.

5. The proposal includes the monopole to allow co-location for multiple providers.

6. According to the applicant, the project fulfills a critical health safety welfare need that is in high demand
within the area by providing service to the south portion of the Jordanelle reservoir and the Tuhaye
development.

7. The proposal does not pose any adverse impacts on traffic circulation or interfere with existing public or
private infrastructure nearby.

8. The proposal will allow for a 60-foot-tall stealth monopole to be constructed on a ridgeline and in an
open space district.

9. The proposal has made efforts to implement strategies to mitigate its visual and environmental impact.

10. Staff finds the proposal generally consistent with applicable zoning and development standards and
supportive of minimizing visual and environmental impacts.

1. The proposed stealth monopole will not have any lighting.

12. Staff analysis indicates the project will comply with Title 16 if the conditions of approval are met.

13. Notice has been sent to neighboring property owners within 500 feet of the property.

14. There are no known zoning violations on the property at this time.

CONDITIONS

. The monopole will allow co-location for multiple providers.

2. County Council must approve Ordinance 25-14 allowing monopoles in open space districts within the
JBOZ.

3. Landscaping as proposed must be maintained.

ITEM #3 ORDINANCE 25-13 AMENDING SECTION 16.21.16(G, C) REMOVING THE REQUIREMENT FOR
STREETLIGHTS TO BE LOCATED AT FIRE HYDRANTS AND REQUIRING THEM AT
INTERSECTIONS AND AT THE END OF CUL-DE-SACS. *IF FORWARDED, THE
RECOMMENDATION BY THE PLANNING COMMISSION ON THIS ITEM WILL BE CONSIDERED BY
THE COUNTY COUNCIL AS THE LEGISLATIVE BODY, AT A PUBLIC HEARING ON OCTOBER 15,
2025. (DOUG SMITH)

STAFF PRESENTATION - The Staff Report to the Planning Commission provides details of the facts of the case and
the Staff's analysis, conclusions, and recommendations.
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APPLICANT AND PUBLIC COMMENT - Any comments received prior to completion of the Staff Report are
addressed in the Staff Report to the Planning Commission. Key issues raised in written comments received
subsequent to the Staff Report or public comment during the public hearing included the following:

e None

PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following:
e Street lighting can be intrusive to neighborhoods.
¢ The County is/ should be more rural than municipalities.
¢ Public Works Department supports the lights located at the end of cul-de-sacs.

MOTION

Commissioner Scott Brubaker made a motion to forward a positive recommendation for approval to County
Council as outlined in the staff report.

Commissioner David Thacker seconded the motion.

*It was then noted that Commissioner Mark Hendricks is participating remotely and has been on and off
throughout the meeting

VOTE (6 TOO)

Charles Zuercher AYE NAY  ABSTAIN Scott Brubaker AYE NAY  ABSTAIN
Kimberly Cook AYE NAY  ABSTAIN David Thacker AYE NAY  ABSTAIN
Daniel Lyman AYE NAY  ABSTAIN Mark Hendricks AYE NAY  ABSTAIN

FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION

Current WCC 16.21.16(G) requires streetlights at intersections and at all fire hydrants.

The proposed code amendment will require streetlights at intersections and at the end of cul-de-sacs.

Heber City and Midway City do not require streetlights at fire hydrants.

All municipalities in the County have fire service provided by the same fire district.

The proposed code amendment would make us consistent with the surrounding cities.

Fire hydrants are required every 500 feet. Staff anticipates lower numbers of streetlights being required in

a typical development.

7. Alower number of lights will decrease upfront expenses for developers and ongoing maintenance by the
HOA or County.

8. Fewer streetlights will further the intent of the County code for dark skies.

9. streetlights at the end of cul-de-sacs help the public see that the road ends and provides greater
visibility for snow removal.

10. The Wasatch County General Plan and code supports furthering dark sky initiatives.

SICRESIANNEES

ADJOURNMENT

MOTION
Chair Charles Zuercher made a motion to adjourn.
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Commissioner Daniel Lyman seconded the motion.

VOTE (6 T00)

Charles Zuercher AYE NAY
Kimberly Cook AYE  NAY
Daniel Lyman AYE  NAY

Meeting adjourned at 8:00 p.m.

ABSTAIN
ABSTAIN
ABSTAIN
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CHARLES ZUERCWN

Scott Brubaker
David Thacker
Mark Hendricks
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