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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 13 lot subdivision on 20 acres in the Residential Agriculture (RA-1) zone. This determination is an 
administrative decision to be made by the Wasatch County Administrative Land Use Committee. 

RECOMMENDATION 

Based on the analysis in this staff report, it appears that the proposal can be compliant with applicable laws subject to 
revisions that are not anticipated to constitute a materially substantive change. Therefore, it is recommended that the 
Administrative Land Use Committee APPROVE the proposed final plat based on the findings and subject to the 
conditions included the staff report. 
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BACKGROUND 

The subject property lies at the southeastern portion of the valley near Center Creek and 2400 East. The property is in 
the RA-1 zone and consists of 20.016 acres. The applicant is seeking to develop the property into a residential 
subdivision of 13 residential lots and a 0.370-acre Common Space. 
 
The project received conditional preliminary approval from the planning commission on October 10, 2024.  

KEY ISSUES TO CONSIDER 

• Compliance with zoning requirements, including supplementary development standards. 

• Road and trail connectivity with adjacent undeveloped lands. 

• Compatibility with the General Plan. 

STAFF ANALYSIS 

– LAND USE AND DENSITY – 

The RA-1 zone permits residential single family housing lots (land use 1111) at a minimum size of five acres, but 
with an ability to increase density to 1.3 a/u and reduce lot sizes to one acre upon meeting certain eligibility 
criteria. Code also permits properties between Mill Road (1200 East) and 2400 East to use variable lot sizes with 
lots as small as 1/3 acre. With the 1/3-acre lot size however, the density still must remain 1.3 a/u. This is meant 
to accommodate developments that wish to cluster lots in favor of providing more usable open space areas or 
to protect environmentally sensitive areas. 
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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 20.016 net acres, this results in an anticipated maximum density of 
15 lots, assuming all other aspects of the County Code could be met. The proposed density of the project is 
1.540 acres per lot with lots ranging in size from 0.605 acres to 1.49 acres with a single 5.005-acre lot. There is a 
total of 13 lots in the development.  

 
– 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. Side yard setbacks are 10 feet minimum with the two sides being required to be 
24 feet total. The 2400 East collector road requires a more substantial setback of 50 feet in order to provide 
greater separation for the higher traffic facility. 

 
– 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. The documentation 
provided by the developer asserts that the code requirements are complied with. 
 
If a full and complete representation has not been produced by the developer with the final application, or if any 
evidence later discovered indicates that such representation has not been accurately made after a full 
inspection, or there has been any change in circumstances indicating the likelihood of a failure to be able to 
meet the standards of WCC 16.27.25, the County may require that certain site specific reports be prepared. 
Additional evidence discovered may decrease the density originally approved for the project. 

 
– OPEN SPACE & PARKS –  

The subdivision includes a 16,103 square foot Common Space towards the entrance of the development near 
2400 East. This area includes landscaping, a detention basin, and a pickleball court. The landscaped area will 
need to include 33 shrubs and one tree for each 50 feet of frontage along the proposed Mayberry Lane.  

 
– SEWER & WATER –  

All lots are required to provide adequate water rights for the culinary use, as well as sufficient water to irrigate 
any land that has been historically irrigated. In addition, developments more dense 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 these providers will be 
required prior to final approval.  

 
– 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.   

 
– ROADS AND ACCESS –  

The proposed development would be served through two proposed roads, Mayberry Way and Mayberry Lane, 
which provide access to 2400 East. County code requires blocks of 400 feet to no more than 1300 feet. In order 
to provide the County with a clear understanding of the relationship of the proposed development with the 
surrounding context, the County requires submission of a conceptual connectivity plan that demonstrates the 
developments relationship to adjacent properties and the ability for connectivity standards of the code to be 
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met. This plan was part of the County Planning Commission review at preliminary for the Commission to decide 
whether the application adequately addresses the connectivity policies established in the County Code. The 
proposed Connectivity Plan shows that Mayberry Way, which is shown to end in a temporary cul-de-sac, can 
continue through the property to the South and connect to Center Creek Road. The Connectivity Plan does not 
propose future connections to other neighboring properties because they are already developed. See Exhibit D.  

 
– PARKING –  

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

 
– TRAILS –  

The current trail plan shows a required ten-foot trail along the West side of the Timpanogos Canal which passes 
through this development. The trail plan also requires an eight-foot trail on the West side of 2400 East. Both 
trails are shown on the proposed site plan. However, the site plan shows a ten-foot asphalt trail rather than an 
eight-foot trail along 2400 East. See Exhibit B 

 
– GEOTECHNICAL REVIEW –  

The applicant has provided a geotechnical report that has been reviewed by the county review 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 Timpanogos Canal. This area is included in a canal easement and is not 
buildable.  

 
– 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. One of the primary factors 
that code addresses is the need to ensure that adequate fencing is provided by the development. The below 
excerpt is from Wasatch County Code 16.21.14: 
 

D. Obligation To Fence: The Wasatch County council recognizes the importance of agricultural pursuits 

within the county. As development encroaches upon agricultural uses, fencing becomes an important 

issue. Therefore, large scale subdivisions must provide a fencing plan at the time of preliminary 

application. This fencing plan shall adequately address the following: 1) existing and potential 

agricultural uses in the area; 2) materials that will be used in the fencing; 3) safety; 4) traffic and roads; 

and 5) aesthetics. If the proposed large scale subdivision is in the vicinity of existing or potential 

agricultural land, the proposed fencing must be reinforced so as to be of suitable quality to keep farm 

animals out of residential properties. The sufficiency of the proposed fencing plan will be determined, and 

approved or rejected, by the land use authority prior to preliminary approval. 

 
The application has provided a fencing plan that proposes the installation of a new livestock fence in some areas 
and proposes that the existing fences remain in other areas surrounding the property. See Exhibit F. Many of the 
existing fences do not meet the minimum requirements of Wasatch County Code for livestock fencing. The code 
requirement, however, is to ensure that the fencing is “suitable quality to keep farm animals out of residential 
properties.” As such, acknowledgement or agreement from the adjacent landowner can be used to permit 
fencing that does not meet the county code minimums. The applicant has provided fencing agreements signed 
by all neighboring properties where the applicant is proposing that the existing fence remain.  
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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 forwarded the item for the Land Use Authority to render a decision. 
 

RECOMMENDED MOTION 

Move to Approve item Mayberry Farms consistent with the findings and subject to the conditions presented in the staff 
report. 
 
– FINDINGS –  

1. The subject property is 20.016 acres per the applicant’s survey. 

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

3. The subject property received preliminary approval from the planning commission on October 10, 20224. 

4. 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. 

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

6. The proposed subdivision includes 13 lots with a density of 1.540 acres per unit. 

7. The public trails in the project are required to be maintained by the HOA. 

8. The proposed subdivision connects to 2400 East and provides a connection for potential development to the 
property to the South. 

9. The proposal includes a Common Space area that will include a pickleball court and landscaping. 

10. Wasatch County Code 16.21.06 requires specific ownership and maintenance responsibilities for open space 
parcels. 

11. Final approval does not grant a variance from County Code standards as a project proceeds with further stages 
in the approval process. 

12. 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. 

 
– CONDITIONS –  

1. Improvements to 2400 East will meet all engineering requirements and include an eight-foot not the 10’ trail 
shown on the plans. 

2. The commitments made by the developer in the submittal documents shall be considered part of the approval. 

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

4. Plat note #5 mentions that lot 10 will have a trail along the lots rear property line. This note needs to be checked 
to see if it is accurate.  

5. Add a note to the plat that the canal trail is open to the public.  



17 February 2025  ALUC STAFF REPORT – ITEM Mayberry Farms (DEV-10309)  Page | 6 of  17  

POSSIBLE ACTIONS 

The following is a list of possible motions the Admintistrative Land Use committee can take. If the action taken is 
inconsistent with the recommended findings listed in the staff report, ALUC should state new findings. 

1. Approve.  This action may be taken if the ALUC finds that the final plat 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.   

4. Deny.  This action can only be taken if the 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 plat is approved, the applicant could proceed with a mylar to turn into the County for signatures.  
 
If the requested final plat is denied, the applicant would need to address issues cited in the denial.  
 
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 Plan ........................................................ 7 
Exhibit B – Proposed Site Plan .............................................. 8 
Exhibit C – Proposed Subdivision Plat .................................. 9 
Exhibit D – Conceptual Connectivity Plan .......................... 10 
Exhibit E – Grading Plan ..................................................... 11 
Exhibit F – Fencing Plan ...................................................... 12 
Exhibit G – Landscape Plan................................................. 13 
Exhibit H – DRC Report ....................................................... 15 
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Exhibit A – Vicinity Plan 
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Exhibit B – Proposed Site Plan 
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Exhibit C – Proposed Subdivision Plat 
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Exhibit D – Conceptual Connectivity Plan 
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Exhibit E – Grading Plan 
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Exhibit F – Fencing Plan 

 
  



17 February 2025  ALUC STAFF REPORT – ITEM Mayberry Farms (DEV-10309)  Page | 13 of  17  

Exhibit G – Landscape Plan 
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Exhibit H – DRC Report 
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