
 
 

Notice of Wasatch County Planning Commission Meeting 
Thursday, May 14, 2026, at 6:00 PM 

Public Notice is hereby given that the Wasatch County Planning Commission will hold a regular session on 
Thursday, May 14, 2026 at 6:00 PM in the Council Chambers in the Wasatch County Administration Building, 25 
North Main, Heber City, Utah. 

The public is welcome to attend and participate in this meeting real-time either in-person or by joining the 
Zoom Webinar at https://wasatchcounty.gov/openmeeting. A recording of the meeting may also be viewed 
afterwards at https://wasatchcout.portal.civicclerk.com. 

Agenda 
Order of agenda items subject to change without notice 

 

Work Meeting 5:30 PM 
This work meeting is for discussion purposes only. The public is welcome to attend, however 
formal presentation of items, public comment and actions will be reserved for the public 
hearing at 6:00 PM. 

Regular Meeting 6:00 PM 

 1. Prayer/Remarks  

 2. Pledge of Allegiance  

Business Items 

 1. Approval of Minutes from the April 9, 2026, Meeting  

Regular Agenda 

 1. Toll Southwest LLC, representing MEB Enterprises LLC, requests Preliminary Subdivision approval 
for Lake Creek subdivision, a 29-lot subdivision on 40 acres located at approximately 850 South 
3600 East in Section 3, Township 4S, and Range 5E in the Residential Agriculture (RA-1) zone. 

(DEV-11816) - Doug Smith 

 2. MCM Engineering Inc., on behalf of Jody Senninger, requests Preliminary Subdivision approval for 
Valor Estates, a six-lot large scale subdivision on 11.068 acres, located at 847 S. 2400 E. in the 

Residential Agricultural (RA-1) zone. (DEV-10755) - Doug Smith 

9:30 PM Approval of Motions 

Commission/Director Comments 
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Adjournment 
  

 

The Public Is Invited to Participate in All County Planning Commission Meetings. 
 
*County Council Public Hearings will be held at 6:00 PM in the County Council Chambers located at 25 N. Main Street, Heber City, Utah 
on the date specified. 
 
In compliance with the American with Disabilities Act, individuals needing special accommodations during this meeting should notify 
the Planning Department at 435-657-3205 at least one day prior to the meeting. 
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WASATCH COUNTY PLANNING COMMISSION MINUTES 
APRIL 9, 2026 

 
 
MEETING TIME: 6:00 P.M. 
MEETING PLACE:  Wasatch County Administration Bldg., 25 North Main, Heber City, Utah 
COMMISSIONERS PRESENT:  Chair Charles Zuercher, Kimberly Cook, Mark Hendricks, Scott Brubaker, Michael 

Murphy 
EXCUSED: Commissioners Daniel Lyman and David Thacker  
STAFF PRESENT:  Doug Smith, Wasatch County Planner; Austin Corry, Assistant Wasatch County 

Planner; Katie Henneuse, Assistant Wasatch County Planner; Jon Woodard, 
Assistant Wasatch County Attorney    

PRAYER:  Commissioner Scott Brubaker 
PLEDGE OF ALLEGIANCE:   Led by Commissioner Michael Murphy and repeated by everyone 

BUSINESS ITEMS 
 
 
❖ APPROVAL OF THE MINUTES FROM THE MARCH 12, 2026 MEETING 
 
 
MOTION 
Commissioner Scott Brubaker made a motion to approve the minutes of the March 12, 2026 meeting as written. 
Commissioner Michael Murphy seconded the motion. 
 
VOTE  ( 4  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
 
 
❖ ELECTION OF NEW CHAIR AND VICE CHAIR 
 
 
MOTION 
Commissioner Scott Brubaker made a motion to elect Charles Zuercher as Chair and Mark Hendricks as Vice 
Chair. 
Commissioner Michael Murphy seconded the motion. 
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VOTE  ( 4  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
   
 

 
REGULAR AGENDA ITEMS 

 
 
ITEM #1 MATT CHRISTENSEN, REPRESENTING TLC INVESTMENT ENTERPRISE LLC, IS REQUESTING FINAL 

SUBDIVISION APPROVAL FOR THE CROSSINGS AT LAKE CREEK PHASE 9. THE PROPOSED SUBDIVISION 
CONSISTS OF 28 SINGLE-FAMILY RESIDENTIAL LOTS AND 2 OPEN SPACE PARCELS, ENCOMPASSING A 
TOTAL OF 10.47 ACRES. THE PROPERTY IS LOCATED IN SECTION 3, TOWNSHIP 4 SOUTH, RANGE 5 
EAST, WITHIN THE RESIDENTIAL AGRICULTURAL 1 (RA-1) ZONING DISTRICT. (DEV-11483; AUSTIN 
CORRY) 

 
 
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. 

• Austin Corry presented his staff report. The proposed subdivision has 28 lots. There will be a trail that runs 
through Parcel Z. There will be a neighborhood park with trees. 

• A related addendum to the Development Agreement requires that construction of the clubhouse 
commence prior to recording this subdivision. The developer is required to keep 20% of the project in open 
space. With this phase, they will still be above that requirement. 

  
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: 

• Matt Christensen with Focus Engineering said the architectural and engineering plans for the clubhouse 
are complete. They are working on the landscaping plans and then they will submit a conditional use 
application. They want to record this plat, so there is "fire" behind getting the clubhouse started. 

• Colton Chronister introduced himself as the homebuilder of this phase. He asked Austin Corry to confirm 
that they can keep moving forward with all the other approvals before they record the plat. Austin Corry 
explained the options to record the plat and the potential for the engineering to be “at-risk”. 

  
PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following: 

• The definition of the word “commence”. 
• Commission Hendricks asked about the possibility of clarifying which addendum is being referred to. Jon 

Woodard briefly discussed the Development Agreement and Settlement Agreement pertaining to this 
project. He recommends referring to it as the Development Agreement addendum associated with this 
phase. 

• Chair Zuercher discussed the plans to break ground on the clubhouse. Doug Smith hopes that the 
requirement to commence construction prior to recording the plat for this subdivision will motivate the 
developer to get it started sooner rather than later. 
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• Chair Zuercher is glad to see that they are moving forward with the clubhouse. It is good to see it coming 
to fruition. 

  
MOTION 
Commissioner Brubaker made a motion to approve Item Number 1, The Crossings at Lake Creek Phase 9 Final, 
with the conditions listed by staff 1-4, and that we use the words to clarify that it is the addendum associated 
with this phase and to adopt the findings. 
Commissioner Hendricks seconded the motion. 
 
VOTE  ( 5  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
Kimberly Cook   AYE NAY ABSTAIN   
 
 
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
 

1. The proposed final plat is a partial phase of the overall Crossings at Lake Creek master development. 
2. The proposal includes 28 single-family detached home lots and 3.12 acres of open space on 10.47 acres 

total. 
3. The density being proposed is consistent with what was approved in the original master plan and 

preliminary plan and 2002 settlement agreement allowing up to 538 ERUs in the project. As of the date of 
this report, 357 ERUs have been recorded on the project. 

4. The development is required to maintain 20% minimum open space in the project. This plat would bring 
the total amount of open space in the project to 50.74 acres of 243.557 acres total platted phases. This 
equals 20.83% in the current process assuming this is the next recorded plat. 

5. Addendum 6 of the development agreement requires the developer to commence construction of the 
Clubhouse prior to 378 ERUs being recorded. At the present time, the developer has not presented any 
plans to the county to begin the approvals for that process. 

6. This proposed phase would exceed the 378 ERU threshold and, therefore, cannot be recorded until/unless 
the requirements of Addendum 6 are satisfied. 

7. With conditions, the plans demonstrate compliance with the development agreement, codes as 
applicable, and the 2002 settlement agreement. 

8. The proposal includes further construction of the regional public trail network, including areas where the 
trail crosses the Lake Creek regulatory floodway. 

9. The applicant is required to have federal and state permits in order to perform any construction activities 
in a regulatory floodway and the applicant has indicated they have initiated the permitting process as 
required. 

10. The application includes connections to public sewer and public water through Twin Creeks SSD. 
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. The motion hereby adopts the facts of the case, analysis, conclusions and recommendations outlined in 

the staff report, with any changes noted. 
 
CONDITIONS 
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1. The Development Agreement addendum associated with this phase must be completed and recorded in 
compliance with the Development Agreement requirements prior to plat recording. 

2. Applicant must obtain necessary approvals and permits from the appropriate state and federal 
agencies for the alterations of the stream, floodway, and floodplain prior to application of a subdivision 
construction permit with the county engineering department. 

3. The plat cannot be recorded until the Clubhouse construction is commenced in accordance with 
Addendum 6 to the development agreement. 

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

 
 
ITEM #2 JACKSON ENGINEERING REQUESTS A CONDITIONAL USE PERMIT TO RELOCATE A SEWER LIFT STATION 

TO A NEW SITE IN THE STILLWATER MASTER ASSOCIATION OPEN SPACE AT APPROXIMATELY 1350 
WEST RAIL TRAIL ROAD (JUST NORTH OF THE STILLWATER DEVELOPMENT AND SOUTH OF THE 
KEETLEY ROAD INTERSECTION) ON THE EAST SIDE OF THE RAIL TRAIL ROAD. LEGISLATIVE APPROVAL 
IS REQUIRED FOR ANY DEVELOPMENT IN THE PLATTED OPEN SPACE.  *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 APRIL 22, 2026. (DEV-11805, 
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. 

• The applicant is applying to move the location of the proposed lift station from the west side to the east 
side of Rail Trail in response to public comments. 

• The proposed location is out of the right-of-way and meets setbacks. No variances are required. The 
County Council will act as the land use authority due to the open space plat note requiring the County 
Council to approve. 

• The County received a letter from Mike Kosakowski citing three concerns: 1 - The project is not in the JSPA, 
therefore the JSPA Planning Committee is not the land use authority, 2 - The open space plat amendment 
requires that the County Council be the land use authority,  3 – Improper redactions. 

• Doug Smith showed maps and explained why there is confusion over whether this location is in the JSPA. 
He explained that very few people will be able to see this lift station from the proposed location.  

• Review of the Conditional Use approval requirements that must be met by the applicant. 
• Review of the architectural renderings. The JSPA Planning Committee recommended that the rendering in 

the upper right corner be approved. If this project is in the JSPA, the project will need to comply with the 
JSPA design requirements. The applicant has agreed to comply with these requirements. 

• He reviewed the other project plans and his findings. 
  
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: 

• Max Covey, General Manager of JSSD said the old retaining wall is failing and bulging. This new lift station 
will prevent the need for another lift. The old lift stations have submersible pumps. This new design will 
keep his employees out of a confined space. Although this may not be in the JSPA area, they have agreed 
to design it as if it were. They also worked with the Stillwater HOA and agreed to this architectural 
rendering. 
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• Steve Jackson with Jackson Engineering said that by building and hunkering into hillside, the pump will be 
at ground level, and behind that will be the wet well. This is one of the benefits to this location. 

  
PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following: 

• Commissioner Hendricks asked about where this was left with the JSPA Planning Committee. He said the 
JSSD was good to work with, especially being open to another location. Doug Smith reviewed the history of 
the project and informed the Commission that the JSSD Planning Committee recommended approval of 
the Conditional Use Permit. 

  
MOTION 
Commissioner Hendricks made a motion to recommend approval of Item #2, JSSD Stillwater Sewer Lift Station 
Relocation Conditional Use Permit in light of the findings and subject to the conditions as outlined in the staff 
presentation. 
Commissioner Cook seconded the motion. 
 
VOTE  ( 5  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
Kimberly Cook   AYE NAY ABSTAIN    
 
   
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
 

1. A neighboring property owner has argued that the proposal is not in the JSPA but the JBOZ. It could be 
argued wither way.  

2. The application is being reviewed by the JSPA planning committee as well as the planning commission.  
3. Due to a note on the open space plat the County Council will need to review and approve the proposal.  
4. The General Plan policy 16.1.3. requires that all uses in the JSPA use a centralized sewer system and that 

the utility infrastructure should be cost effective.  
5. The existing sewer lift station is adjacent and below a failing retaining wall.  
6. The staff analysis indicates the proposal complies with Section 16.23.07 of the current Wasatch County 

Code related to Conditional Uses. 
7. Notice has been sent to neighboring property owners within 500 feet of the property for the initial 

proposal. 
8. At the February 24th meeting the Item was continued to the March 26th date.   
9. The proposal could be an administrative approval but for the written objections of several property 

owners that require JSPA planning committee approval and a requirement for council approval due to 
development in open space.  

10. The applicant has agreed to comply with the stricter JSPA Design Handbook requirements.  
11. There are no known zoning violations on the property at this time. 
12. The Development Review Committee has reviewed the project and has forwarded the project for the 

Land Use Authority to render a decision 
 
CONDITIONS 

 
1. At building permit the plans must reflect the JSPA design requirements which are: 

a. Stone and appropriate siding  
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b. Compliance with JSPA color palette 
c. 4’ Eave overhang due to the garage door 
d. Full cutoff lighting  
e. Rock retaining walls   

2. Fencing around the site should not be allowed. The JSPA code discourages fencing (section 7.6)  
 
 
ITEM #3 CONSIDERATION OF ORDINANCE 26-05 WHICH AMENDS SECTIONS 16.02.06 AND 16.02.09 

REGARDING THE SAME OR SIMILAR APPLICATIONS FROM BEING SUBMITTED THAT HAVE FORMERLY 
BEEN DENIED.  *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 APRIL 22, 2026. (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. 

• Doug Smith reviewed the proposed code. It allows staff to deny an application for a plat amendment for 
the same or a similar proposal on the same property for a period of four years unless the applicant 
demonstrates that the proposal does not increase density, decrease open space, or affect land covered 
by a conservation easement or common area. It also allows staff to deny duplicate land use applications 
within four years of a denial. It will reduce staff and elected official frustration and will allow for changes in 
the political climate before applications are reconsidered. He reviewed his findings. 

  
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: 

• There was no additional public comment. 
  
PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following: 

• The frequency that denied applications are resubmitted. Doug Smith explained that this has happened 
once or twice in the past few years. 

• Whether four years is enough time. Jon Woodard explained that four years allows for changes in the 
elected officials.  

• Whether Lot of Record determinations should be excluded from this code amendment. Jon Woodard 
agreed but reviewed an issue that came up in the North Fields. The applicant tried to challenge a Lot of 
Record determination. It took over 50 hours of staff time and the decision was upheld.  

• Jon Woodard reviewed his proposed changes to the code text amendment to exclude a Lot of Record 
determination.  

• The process staff will use to deny an application. Doug Smith reviewed the process. It will be staff-level 
decision, but it can be appealed. 

  
MOTION 
Commissioner Brubaker made a motion to recommend this to go forward to County Council with the findings 
and the language change. 
Commissioner Murphy seconded the motion. 
 
VOTE  ( 5  TO  0 ) 
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Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
Kimberly Cook   AYE NAY ABSTAIN    
 
   
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
 

1. Current WCC would not preclude an application from being resubmitted right after the denial of the 
same or similar application either for a land use application/regulation or plat amendment. 

2. The proposed code introduces a time frame for the resubmission of a similar application for a plat 
amendment/vacate or land use regulation or application.  

3. A duplicate application submitted after a denial would most likely have the same outcome as the 
previous application, creating frustration for staff, applicants and elected and appointed officials.  

4. A time frame between applications allows for possible changes to the makeup of the County Council and 
planning commission, changes in perspectives, land use patterns, demographics etc.     

5. A time frame for a re-submission of a duplicate application saves time, money and effort on the part of 
the staff, applicant and appointed and elected officials.   

6. The planning commission has held a public hearing on this ordinance and forwarded it to the County 
Legislative Body. 

7. The County has properly noticed public hearings before the County Legislative Body and has fulfilled all 
requirements of Wasatch County Code 3.03.01 for the enactment of an ordinance, including conducting a 
first and second reading, and making this ordinance available to the public on the County Website.  

 
 
 
ITEM #4 DISCUSSION AND POSSIBLE RECOMMENDATION OF A PROPOSED ORDINANCE ADDING NEW 

LANGUAGE TO 16.21.36 ENTITLED, “ILLEGAL OR NON-DEVELOPABLE LOT CREATION AND 
CORRECTION”. THE PURPOSE OF THIS SECTION IS TO PROVIDE OPTIONS TO RECTIFY ILLEGALLY 
CREATED PARCELS.  *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 APRIL 22, 2026. (JON WOODARD, 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. 

• Doug Smith presented the proposed code amendment ordinance. He explained that illegal subdivisions 
create lots that have not been through a legal process and do not meet the County Development 
Standards. Sometimes people inadvertently create illegal parcels. He discussed the current code 
definition of a Lot of Record. If a parcel is a Lot of Record, it allows the owner to build a residential structure 
and ancillary residential uses as long they meet the requirements from the other County departments. 

• The current process used to determine if a parcel is a Lot of Record.  
• The issues with the current process and code and the proposed changes. 
• Doug Smith is not sure the impact this will have. It could potentially make hundreds or thousands of 

previously denied lots or record valid lots of record if the date is changed from 1965 to 1971.  
  
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: 
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• There was no additional comment. 
  
PLANNING COMMISSION DISCUSSION - Key points discussed by the Planning Commission included the following: 

• The process by which illegal parcels are created. Doug Smith and Jon Woodard explained that deeds can 
create illegal parcels from illegal subdivisions. 

• State Code allows the County to charge any person that records a deed which illegally changes a lot 
boundary to be charged with a misdemeanor. The County has not adopted this type of ordinance.  

• The issues that have resulted from the current Lot of Record requirement and the current process to make 
a lot buildable if a lot was illegally subdivided and the pieces were sold to different owners. 

• The legal repercussions for selling a lot and representing it as a buildable when it is not. Commissioner 
Hendricks spoke from his experience as an attorney and said that you should never purchase a property 
based solely on what the seller tells you about the property. He explained some of the legal issues with 
deeds and liens. He thinks this code clarifies a lot of issues. 

• Doug Smith explained that this amendment codifies that if a building permit was issued, the County will 
allow for the continuation of that residential use and if the lot acreage has not changed it can be 
considered a lot of record.  

• Changing the "grandfathered" date from 1965 to 1971 and allowing a property owner that meets all the 
County requirements to build. The amendment codifies what a property owner can do if they have an 
illegal lot. 

• Jon Woodard explained that up until a few years ago, property owners could record an Ag split legally. 
With the code amendment, it will be easier to develop the parcel than another type of illegal lot split.  

• Jon Woodard explained that the State Legislature has attempted to fix this issue with State Law. The 
proposed law would have effectively removed all land use requirements. The State narrowed it so that if a 
building permit was issued, the County cannot pull it back.  

• If someone does an Ag split, they cannot come in a year later and apply for a building permit. The 
property needs to be in greenbelt for at least ten years first. This could potentially increase development 
in the North Fields where there have been many Ag splits, but property owners will still need to meet the 
requirements of the underlying zone. 

• Whether the public should be made more aware of this proposed amendment and the potential for this 
amendment to bring contention between neighbors. Jon Woodard brought up a previous issue with the 
North Fields. He thinks there are some people who will oppose it and others who will support it. One option 
is to reach out to the County Public Relations department to try to publicize this proposed amendment.  

• Doug Smith believes that this amendment could prevent some legal issues but is also concerned that this 
could result in an onslaught of new Lot of Record applications. There was discussion as to whether this 
change will result in a large increase in work for the Planning Department and potentially setting a limit on 
the number of applications that can be submitted.  

• Commissioner Brubaker thinks this is in the best interest of property owners. Some neighbors may be 
upset, but overall, this should be a positive change. 

  
MOTION 
Commissioner Hendricks made a motion to forward Item #4 with the approval and recommendation of the 
Planning Commission to amend 16.21.36 to provide options to rectify illegally created lots in light of the findings 
and the discussion we've had tonight. 
Commissioner Brubaker seconded the motion. 
 
VOTE  ( 4  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
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Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
Kimberly Cook   AYE NAY ABSTAIN    
 
   
FINDINGS / BASIS OF PLANNING COMMISSION DETERMINATION 
 

1. Lots either need to be a lot of record or a “grandfathered” lot or a platted lot in a subdivision to be able to 
be issued a building permit or be further developed.  

2. Any property that has any partition of land divided off without approvals has to rectify the illegal spilt 
before any further development can be allowed (16.21.36).  

3. A lot of record is a lot created before August 1965 (which predates the adoption of a code requiring an 
approval process) 

4. Lots subdivided after 1965 have to comply with zoning regulations in place at the  time and show that 
they went through the required County process outlined in the 1965 code.   

5. The County does not have consistent meeting minutes until March 1971.  
6. The property owner wanting to develop their property may no longer own or control properties that were 

illegally subdivided and therefore cannot correct the infractions.  
7. Planning has typically approved a lot of record on a lot with a home that was issued a valid building 

permit if the acreage of the lot has not decreased since the issuance of the building permit. This proposal 
codifies that.    

8. There are no building permit records until 1979, and those records were not the actual permits but notes 
saying who applied and the general area of the permit.   

9. Properties that cannot correct the infractions are in limbo even if the property can meet county code 
requirements. 

10. Illegal splits can create sub standards parcels, that do not have frontage, water, access, septic suitability, 
and compliance with constraints like slopes and ridgelines etc. 

11. A property can be many times greater than the acreage for the underlying zone but cannot be 
developed because of one or more illegal parcel splits. 

12. Parcels split for agricultural purposes are not illegal however they are only legal for Ag. uses. Once 
proposed for anything other than Ag. pursuits the development code fully applies including what the 
partition did to the original lot of record.   

 
 
ADJOURNMENT 
 
 
MOTION 
Commissioner Zuercher made a motion to adjourn. 
Commissioner Brubaker seconded the motion. 
 
VOTE  ( 5  TO  0 ) 
  
Charles Zuercher AYE NAY ABSTAIN  Scott Brubaker  AYE NAY ABSTAIN  
Mark Hendricks AYE NAY ABSTAIN   Michael Murphy AYE NAY ABSTAIN   
Kimberly Cook   AYE NAY ABSTAIN   
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Meeting adjourned at 8:00 p.m. 
 
 
 
CHARLES ZUERCHER/CHAIRMAN 
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Wasatch Planning Commission Agenda Item 

 
Meeting Date: May 14, 2026 Department: Planning 
Presenter: Doug Smith Applicant: Toll Southwest LLC  
Requested Time: 30 Mins 
 

Item Title: 

Toll Southwest LLC, representing MEB Enterprises LLC, requests Preliminary Subdivision approval for Lake Creek 
subdivision, a 29-lot subdivision on 40 acres located at approximately 850 South 3600 East in Section 3, Township 4S, 
and Range 5E in the Residential Agriculture (RA-1) zone. (DEV-11816) 
 

Issue:   

Whether or not the application meets the applicable laws governing the use and development of land in Wasatch 
County and is in compliance with regulations for a variable lot size development and if the proposal meets the purpose 
and intent of the requirements of the Residential Agriculture (RA-1) zone. 
 

Background:   

This proposal is located at approximately 850 South 3600 East in the RA-1 zoning district. The property is on the west side 
of 3600 East and is bordered by Hidden Meadows to the north, and the Crossings at Lake Creek to the west, both platted 
subdivisions. No opportunities for street connections are possible other than at the southwest corner. 
 

Proposed Motion:   

Move to Approve item 1 consistent with the findings and subject to the conditions presented in the staff report. 
 

Impact:   

N/A 
 

Attachments: 

1. PC Staff Report 05-14-2026 - Item 1 - Toll Brothers Lake Creek Preliminary 
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Planning Commission Staff Report 

 
 

Item 1 – Toll Southwest LLC., preliminary approval for the Lake 
Creek subdivision consisting of 29 lots located at approximately 850 

South 3600 East in the RA-1 zone 
 
Project: DEV-11816 | Lake Creek 40-acre subdivision   
Meeting Date: 14 May 2026 
Report Date: 7 May 2026 
Report Author: Doug Smith, Planning Director 
Council Action Required: No  
Type of Action: Administrative 

Applicant: Toll Brothers  
Address: 850 South 3600 East   
Acreage: 40  
Open Space: 12 acres equaling 30%   
Zoning Designation: RA-1 
Density:  29 lots 

DETERMINATION ISSUE 

Whether or not the application meets the applicable laws governing the use and development of land in Wasatch 
County and is in compliance with regulations for a variable lot size development and if the proposal meets the purpose 
and intent of the requirements of the Residential Agriculture (RA-1) zone.  
 
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 
Planning Commission APPROVE the proposed preliminary plan subject to the findings and conditions included in the 
staff report. 
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7 May 2026  PLANNING COMMISSION STAFF REPORT – ITEM 1 (DEV-11816)  Page | 2 of  23  

 

BACKGROUND 

This proposal is located at approximately 850 South 3600 East in the RA-1 zoning district. The property is on the west 
side of 3600 East and is bordered by Hidden Meadows to the north, and the Crossings at Lake Creek to the west, both 
platted subdivisions. No opportunities for street connections are possible other than at the southwest corner.  
 
The applicant is proposing to use the variable lot size subdivision allowed in the RA-1 zone. In this location the code 
requires ½ acre minimum lot sizes and 30% open space. The purpose statement is below:  
 

16.27.04(E) Variable Lot Size Development: Variable Lot Size developments are allowed in 
specified areas of the RA-1 zoning district as a means of protecting agricultural operations, open 
spaces, unique features, or environmentally sensitive areas, as long as the overall density does 
not exceed the densities specified in the zone. Sensitive areas and areas worth preserving shall 
be incorporated into open space.  
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The proposal does propose to protect a “unique feature” as well as a “sensitive area” in that it preserves the Lake Creek 
channel and provides for a trail along the creek from east to west that stubs into the Crossings and their future trail.  
 
If approved the development will provide 12 acres of dedicated open space, which is 30% of the overall project and will 
have a total of 29 lots. The lots range in size from .54 -.78 acres in size. The development is serviced by Twin Creeks for 
sewer and water.   

REGULATIONS FOR VARIABLE LOT SIZE DEVELOPMENTS 

The subject property is in the RA-1 zone, and the proposal uses the Variable lot size development option. The 
regulations and intent of the variable lot side development is stated below:   
 

Variable Lot Size Development: Variable lot size developments are a permissible development type in the 
RA-1 zone to provide flexibility for creative developments to incorporate usable open space in a 
development. If the variable lot size option is used, the following additional criteria will apply: 

1. The overall density of the development shall be limited to the density permitted by the zone, 
including bonus densities, if applicable. 

2. Lot size minimums (not density) may be adjusted in a way that does not violate the following: 

a. Developments on the east end of the valley between Mill Road and 2400 East may have lots 
as small as 1/3 acre (14,520 square feet). 

b. Developments between 2400 East and 3600 East may have lots a minimum of 1/2 acre 
(21,780 square feet). 

c. Developments in all other areas of the RA-1 zone shall have minimum lot sizes of 1 acre 
(43,560 square feet). 

3. The development shall include a large, undivided open space parcel totaling a minimum of five acres 
or 30% of the overall acreage of the development, whichever is greater, and in compliance with the 
requirements of 16.21.06. Alternatively, the open space parcel may be allowed, at the discretion of 
the County legislative body, for the donation as a civic or institutional facility if in compliance with 
the General Plan. 

4. If a large-scale development is proposing clustering with variable lot sizes and open space, the county 
encourages the developer to have some of the open space along the collector roads to enhance the 
rural feel and provide a buffer for residents along the larger county roads. 

KEY ISSUES TO CONSIDER 

• Does the proposal comply with the purpose and intent statements of the RA-1 zone and variable lot size 
developments? 

• Does the proposal meet the code requirements for variable lot size developments?  

• Can the proposal comply with the requirements that would allow a cul-de-sac? 

• Does the proposal comply with FEMA floodplain/floodway requirements?    
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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. Developments between 2400 East and 3600 East may have lots that are a minimum of 1/2 acre (21,780 
square feet) as part of a variable lot size development. Density is calculated using the net acreage of the project 
(gross density, minus property that falls under the physical constraints analysis). With 38.24 net acres, there is the 
potential for a maximum density of 29 lots, assuming all other aspects of the County Code can be met. Lots range 
in size from .54 - .78 acres. 

 
– 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 for interior lots are 10 feet minimum with the two sides being 
required to be 24 feet total. The 3600 East Collector Road requires a more substantial setback of 50 feet for lots 
7-11 in order to provide greater separation for the higher traffic facility, however due to the open space 
property between 3600 East and lots 7-11 the added setback requirement is met with the inclusion of the open 
space.  

 
– 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. 
 
The application shows that there are 1.76 acres in the FEMA floodplain. According to the applicant there are no 
other constrained lands on the site.  

 
– OPEN SPACE/LANDSCAPING–  

The subdivision includes 12 acres of open space or 30% of the development as required by code. This area 
includes landscaping, a detention basin, the Lake Creek Channel and trails. The development must comply with 
code section 16.21.10. A landscape plan with species, quantities, sizes and irrigation must be provided at the 
final application. The code requires that open space protect unique features or sensitive areas as mentioned 
below:   
 

16.27.04(E) Variable Lot Size Development: Variable Lot Size developments are allowed in specified 
areas of the RA-1 zoning district as a means of protecting agricultural operations, open spaces, 
unique features, or environmentally sensitive areas, as long as the overall density does not exceed 
the densities specified in the zone. Sensitive areas and areas worth preserving shall be 
incorporated into open space.  
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The proposal does protect a “unique feature” as well as a “sensitive area” in that it preserves the Lake Creek 
channel and provides for a trail along the creek from east to west that stubs into the Crossings and a future trail.  
 

– 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.  

 
– 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 has access to 3600 East at two locations. County code requires blocks of 400 feet to 
no more than 1300 feet. As mentioned, the development is bordered on the north and west by two platted 
subdivisions and access is not an option in the area where plats are recorded.  
 
The proposal shows a cul-de-sac on the north side of the Lake Creek channel. Cul-de-sacs are typically not 
allowed unless the following criteria can be met.  
 

16.27.29(C) Cul-de-sacs and non-though streets are prohibited, except that the land use authority may 
allow cul-de-sacs to be used only where unusual drainage, topography or land ownership 
configurations exist which make other designs undesirable or impossible, and where review of the 
conceptual connectivity plan or other street plans for the area do not require through circulation. 

 
Staff believes that due to the parallel roads, the requirement to cross a FEMA regulated floodway and 
floodplain, install an additional culvert and require another intersection for the trail the need to connect the cul-
de-sac as a through street is not necessary.  
 
Along the southwest portion of the development the applicant has stubbed a cul-de-sac into the property line. 
The final plat will need to provide platted right of way for the full 60’ right of way to the property to the west.  
 
In discussion with the engineering department the following options can be looked at for final approval:  
 
1) work with the adjoining property owner to get a temporary turnaround on their property. If that is not 
possible; then,  
2) consider the following: 

- install the turnaround on the developing property; 
- make sure the right-of-way is recorded as if the road continues through; 
- have an easement on the plat for the temporary turnaround; 
- make sure easements and buildable areas of the affected lot are offset from the temporary turnaround 

(as if the turnaround is permanent); and, 
- require proper connection and improvements when the future property develops. In order to NOT mess 

with bonds, the future developer pays for the connection and required improvements. It is not 
uncommon for developers to pay for “offsite” improvements to make their development work.  
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– STREETLIGHTS –  

Streetlights are required at the intersections on 3600 East. Streetlight renderings will need to be submitted  at 
final in compliance with 16.21.16.  

 
– FLOOD HAZARDS –  

The site has a portion in the FEMA floodway. No lots are part of the floodway. There is a portion of lots 28 and 
29 that are in zone X (500-year flood potential) which will require a note on the plat typically alerting people to 
the potential for flooding. This note has been provided on the plat. 

 
– TRAILS –  

The current trail plan shows a required eight-foot trail along 3600 east. The proposal also shows an 8’ asphalt 
trail along the Lake Creek channel. Both trails are a requirement and are public. There are additional trails in the 
interior of the development that are labeled as private. Streets are public as well as sidewalks along all streets. 
Trails are required to be maintained by the HOA.   

 
– GEOTECHNICAL REVIEW –  

The applicant has provided a geotechnical report that has been reviewed by the county review engineer and 
determined that the soil’s stability is generally acceptable.  

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 1 consistent with the findings and subject to the conditions presented in the staff report. 
 
– FINDINGS –  

1. The subject property is 40 acres according to the applicant’s 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. 

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

5. The proposal is using the variable lot size development code.  

6. The proposed subdivision includes 29 lots with a density of 1.37 acres per unit. 

7. The development shows a public trail along 3600 East and the Lake Creek Channel.  

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

9. The proposed subdivision has a stub street that connects to the Crossings at the southwest corner.  

10. The proposal includes 12 acres of Common Space/open space that equals 30%. 
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11. Wasatch County Code 16.21.06 requires specific ownership and maintenance responsibilities for open space 
parcels. 

12. Additional information will be required at final to comply with landscape requirements, floodplain requirements 
and street light requirements.  

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

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

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

3. At final a landscape plan that complies with the requirements of 16.21.10.  

4. At final a “no rise” analysis will need to be provided for the culverts and any impacts to the floodway.  

5. At final a streetlight detail in compliance with 16.21.16 for the two intersections onto 3600 East.   

6. A full 60’ right-of-way dedication stubbed into the Crossings at the southwest property line and consideration of 
the options for the temporary turnaround.  

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. Approve.  This action may be taken if the Planning Commission 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 Planning Commission 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 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. Deny.  This action can only be taken if the Planning Commission 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 Conditional Use Permit is approved, the applicant shall be required to comply with all conditions of 
approval and may proceed with obtaining any required building permits. Failure to comply with the conditions of 
approval may result in revocation of the Conditional Use Permit in accordance with Wasatch County Code §16.23.06. 
 
If the requested conditional use permit is denied, the applicant would not be allowed to operate a utility facility at this 
site. 
 
Any person affected by a final decision made by the County Council can be appealed under the provisions outlined in 
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Wasatch County Code 2.02.02. 

EXHIBITS 

Exhibit A – Location ..............................................................................................................................9 
Exhibit B – Proposed Plat .................................................................................................................. 10 
Exhibit C – Site Plan ........................................................................................................................... 11 
Exhibit D – Road Connectivity ........................................................................................................... 12 
Exhibit E – Landscape Plan and trail plan .......................................................................................... 13 
Exhibit F – Architecture ..................................................................................................................... 15 
Exhibit G – Viewshed Analysis ........................................................................................................... 18 
Exhibit H – DRC Report ...................................................................................................................... 20 

Page 21 of 52



7 May 2026  PLANNING COMMISSION STAFF REPORT – ITEM 1 (DEV-11816)  Page | 9 of  23  

Exhibit A – Location 
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Exhibit B – Proposed Plat  

 
 

Page 23 of 52



7 May 2026  PLANNING COMMISSION STAFF REPORT – ITEM 1 (DEV-11816)  Page | 11 of  23  

Exhibit C – Site Plan  
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Exhibit D – Road Connectivity 
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Exhibit E – Landscape Plan and trail plan  
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Exhibit F – Architecture  
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Exhibit G – Viewshed Analysis  
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Exhibit H – DRC Report 
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Wasatch Planning Commission Agenda Item 

 
Meeting Date: May 14, 2026 Department: Planning 
Presenter: Doug Smith Applicant: MCM Engineering Inc  
Requested Time: 30 Mins 
 

Item Title: 

MCM Engineering Inc., on behalf of Jody Senninger, requests Preliminary Subdivision approval for Valor Estates, a six-lot 
large scale subdivision on 11.068 acres, located at 847 S. 2400 E. in the Residential Agricultural (RA-1) zone. (DEV-10755) 
 

Issue:   

Whether or not the application meets the applicable laws governing the use and development of land in Wasatch 
County for a proposed 6-lot subdivision on 11 acres in the Residential Agriculture (RA-1) zone. The planning commission 
shall be the land use authority for preliminary subdivision approvals where the application is only for single-family 
dwellings, two-family dwellings, or townhomes and the project is not in the Geologic Hazards Overlay Zone. (16.01.05). 
 

Background:   

The applicant is seeking approval for a large-scale subdivision made up of six lots. The proposal is on the east side of 

2400 East at approximately 847 South in the RA-1 zoning district.  
 

Proposed Motion:   

TBD 
 

Impact:   

N/A 
 

Attachments: 

1. PC Staff Report 05-14-2026 - Item 2 - Valor Estates Subdivision 
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Planning Commission Staff Report 

 
 

Item 2 – Preliminary approval for Valor Estates a large scale 6-lot 
Subdivision at 847 South 2400 East in the RA-1 zone. 

 
Project: DEV-10755 Valor Estates Subdivision 
Meeting Date: 14 May 2026 
Report Date: 7 May 2026 
Report Author: Doug Smith, Planning Director 
Council Action Required: No 
Applicant: MCM Engineering  

Address: 847 South 2400 East 
Existing Land Use: Agricultural 
Proposed Land Use: Residential 
Parcel Size: 11 Acres 
Proposed Density: 6 Lots (1.83 acres/lot) 
 

DETERMINATION ISSUE 

Whether or not the application meets the applicable laws governing the use and development of land in Wasatch 
County for a proposed 6-lot subdivision on 11 acres in the Residential Agriculture (RA-1) zone. The planning commission 
shall be the land use authority for preliminary subdivision approvals where the application is only for single-family 
dwellings, two-family dwellings, or townhomes and the project is not in the Geologic Hazards Overlay Zone. (16.01.05). 

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 Planning Commission Approve the proposed preliminary plan based on the 
findings and subject to the conditions included in the staff report. 
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BACKGROUND 

The applicant is seeking approval for a large-scale subdivision made up of six lots. The proposal is on the east side of 
2400 East at approximately 847 South in the RA-1 zoning district.  
 
The subject parcel is characterized as relatively flat land that’s has been irrigated and farmed. There is a FEMA floodplain 
and floodway on the property that is contained in lot 1. There is a zone X (500-year floodplain) that covers portions of 
Lot 1 and all of lot 2.  
 
The parcel has an existing home and outbuildings on the proposed lot 1.  All lots will be on sewer and water provided by 
Twin Creeks SSD.  
 
This application went through 5 review cycles starting in June of 2025. It was signed off by planning in the third review 
cycle in February of this year. This project was reviewed by a former employee.   

Subject 
Property 
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PURPOSE AND INTENT OF THE RA-1 ZONE 

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

A. 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. The intent of the zone is to increase 
lot sizes as development moves away from incorporated areas as a means of facilitating a 
transitional development area and to maintain, as much as possible, the rural character of the 
County. 

B. The development options provided in the residential-agricultural zone (RA-1) are 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 densities appropriate for the 
context of the area. 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. 

3. Provide services to residential development for street maintenance, fire and police 
protection, and health and sanitation services, and other available services. 

4. Provide a zone where residents can have farm animals in reasonable numbers and 
conduct agricultural activities with provisions that protect the rights of farmers and 
ranchers from complaints regarding noise, odors, length of working hours and general 
operation from surrounding non-agricultural neighbors.  

5. To maintain and protect Wasatch County's rural character by providing development 
options that can preserve important elements, including those areas containing unique 
and environmentally sensitive natural features. Subdivision design shall preserve 
natural or prominent features of the site first, and laying out the lots after the portions 
of the site worth preserving are addressed. 

6. To provide the option in specified areas for the development of varied lot sizes in 
clustered, single-family, low density residential uses, allowing for large areas of 
permanently protected open space for active or passive use by residents of the 
development or by the public.  

 

KEY ISSUES TO CONSIDER 

• Compliance with zoning requirements, including supplementary development standards. 

• Compliance with FEMA regulations.  
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• Compliance with requirements for cul-de-sacs 

STAFF ANALYSIS 

– LAND USE AND DENSITY – 
The proposed large-scale subdivision includes 6 lots on 11 acres for a density of 1.83 acres per unit. The RA-1 
code allows for a bonus density of up to one unit for every 1.3 net developable acres. The net developable acres 
of the property is 8.62 which allows for a maximum density of 6 lots. 
 
The code also states that each lot has the entitlement to build one single family home. Currently, lot 1 in the 
proposed subdivision has an existing home on it and has met the lot’s entitlement.  
 

– LOT SIZE –  
Wasatch County Code 16.07.04 requires that lots within the RA-1 zone be a minimum of 1 acre. All 6 lots within 
the proposed subdivision are a minimum of 1 acre. Thus, the subdivision is in compliance with the lot size 
requirement. 
 

– LOT WIDTH AND FRONTAGE –  
All lots/parcels within the RA-1 zone that are 1 acre or more must have a minimum lot width of 150 feet at the 
30-foot setback. All corner lots are required to have a width of 150’ on both frontages. The proposal is compliant 
with these standards. 
 

– ENVIRONMENTAL CONSTRAINTS ANALYSIS –  
Wasatch County will not allow building or development on constrained lands. The applicant identified a FEMA 
floodplain as well as floodway in lot 1. There is also a zone X that encompasses the entirety of lots 1 and 2. There 
should be a note on the plat stating that lots 1 and 2 are within a FEMA zone X and that flood insurance is 
recommended. Lot 1 has a small portion of zone A as well as a floodway. A FEMA floodway should have no work 
done in the channel unless there are studies done to show that the work will not increase the elevation of the 
water upstream. At final there should be some notes on the plat regarding the floodway.   
 
The culvert that will be used for the trail should go through a “no rise” permit process to ensure that the culvert 
will not affect upstream water levels or change the floodplain.    
 

– ROADS AND ACCESS –  
The subject parcel is adjacent to 2400 East. Direct driveways onto 2400 East are not allowed. All corner lots must 
use the local road access. Lots 1 and 2 will use a shared driveway.  
 
Code requires that cul-de-sacs are typically not allowed except in specific occasions as noted in the code below.  
 
16.27.29 through Street Requirements: Developments that are required to provide a through street shall build 
the street to the required public standard and as a through street even if the development is proposed to be 
private or gated. Through streets shall connect higher classification streets and provide a traffic network. Cul-de-
sacs and non-though streets are prohibited, except that the land use authority may allow cul-de-sacs to be used 
only where unusual drainage, topography or land ownership configurations exist which make other designs 
undesirable or impossible, and where review of the conceptual connectivity plan or other street plans for the 
area do not require through circulation. 
 
As mentioned above, the application was made in June of 2025. The first submittal did show a cul-de-sac 
stubbed to the south property line that could have been a future connection to the south. The subsequent four 
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reviews did not show the cul-de-sac stubbed to the property line. There was discussion about the stubbed cul-
de-sac and CUP (Central Utah Project) infrastructure as part of a DRC meeting. In discussion with the CUP and 
the previous engineering company it was mentioned that the change might have been due to access/impacts to 
the CUP infrastructure as well as alignment of the cul-de-sac and future lot layout with the property to the 
south. The last three review cycles showing the current cul-de-sac configuration were signed off by the planning 
department and no mention of the through street requirement was made.      
 

– FENCELINE –  
Wasatch County places high priority on protecting current agricultural land. This priority is addressed through 
Right to Farm regulations in Wasatch County Code. The proposed subdivision is located adjacent to agricultural 
farmland to the south. To uphold the Right to Farm Regulation code standards, the applicant shall maintain the 
existing fence and repair any portions that need to be repaired. For final application please provide pictures of 
the fencing and a description to ensure farm animals will not be able to get into the residential lots.   
 

– TRAILS –  
Wasatch County Master Plan establishes a goal to develop a connected multi-modal infrastructure to meet the 
demand of current and future residents. Part of the multi-modal infrastructure is a non-motorized trail system. 
The proposed subdivision will have an 8’ asphalt trail along 2400 East in the public right-of-way as well as an 8’ 
asphalt trail within a 20’ easement along the Lake Creek channel. Maintenance of the trail will need to be 
determined as part of the final approval. It has been discussed that the trail along the creek is maintained by the 
County.   

 
– SEWER/WATER –  

The existing home on lot 1 is required to tie into the sewer and water within Twin Creeks. All other parcels will 
be on sewer and water.  

 
– PLAT NOTES –  

There are a number of notes on the plat some of which are redundant, and other notes that need to be added 
or amended. Changes to the notes have been added as conditions to be addressed at final.  

 
DEVELOPMENT REVIEW COMMITTEE 
 
At the time of this staff report, a complete review by the various members of the Development Review Committee (DRC) 
has not yet been completed. Key items that have been raised to planning staff have been included in the staff analysis 
above. In order for the Planning Commission to make a motion, the DRC report must be completed prior to the Planning 
Commission hearing. If the report has not been completed, or if comments received in the report are inconsistent with 
this staff report, the Planning Commission may continue the item. 
 
RECOMMENDED MOTION 
 
Findings: 

1. The application is for a 6-lot subdivision on 11 acres. 
2. The project has areas that are in a Zone A, floodway and zone X.  
3. Lots are not allowed to have direct access onto 2400 East. 
4. A number of notes on the plat will need to be corrected as stated in the conditions.  
5. The proposal complies with the density for the RA-1 zoning district.  
6. Code typically does not allow cul-de-sacs.  
7. Due to CUP infrastructure and alignment of the original proposed stub street the stubbed cul-de-sac was 

changed after the first review in June of 2025.   

Page 42 of 52



7 May 2026  PLANNING COMMISSION STAFF REPORT – ITEM 2 (DEV-10755)  Page | 6 of  15  

8. Each lot in the proposed subdivision is over 1 acre in size.  
9. There is an existing home on parcel one in the subdivision that will be required to tie onto sewer and water. 
10. Each lot within the subdivision is compliant with lot frontage and width standards. 
11. The development is adjacent to agricultural land to the south.  

 
RECOMMENDED CONDITIONS: 
 

1. A note on the plat stating that corner lots will not directly access 2400 East. 
2. A note on the plat stating that lots 1 and 2 will use shared driveway accesses.  
3. Note 1 on the plat can be removed because the trail is in the ROW and will be maintained by the County.  
4. Note 6 will need to be amended for the 8’ trail along Lake Creek and a 20’ easement shown on the plat. Trail 

maintenance will be done by the County.   
5. Note 7 will need to be clarified and at final show that the fencing provided is adequate for fencing out animals.  
6. Note 9 can be deleted since it is a public road.   
7. The existing home on lot 1 will need to connect to sewer and water. 
8. Front PUE’s shall be 15’ not 10’. 
9. There should be a note on the plat stating that lots 1 and 2 are within a FEMA zone X and that lot 1 has a 

floodway and floodplain and that flood insurance is recommended for lots 1 and 2. 
10. A “no rise” analysis done for the culvert across the creek at final.     

 
POTENTIAL 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. 
 

1. Recommendation for Approval.  This action may be taken if the Planning Commission finds that the Preliminary 
Plan is compliant as proposed with Wasatch County Code and all other applicable ordinances. 

 
2. Recommendation for Approval with Conditions.  This action can be taken if the Planning Commission feels 

comfortable that remaining issues can be resolved prior to final approval.  
 
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. Recommendation for Denial.  This action can be taken if the Planning Commission finds that the proposal does 

not meet the intent of the ordinance. 

EXHIBITS 

Exhibit A – Vicinity Map ....................................................... 7 
Exhibit B – Proposed Subdivision Plat .................................. 8 
Exhibit C - Constraints analysis….………………………………………9 
Exhibit D – Prior Layout .................................................... 111 
Exhibit E – Plat Notes ....................................................... 112 
Exhibit F – DRC report ...................................................... 133 
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Exhibit A – Vicinity Map 
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Exhibit B – Proposed Subdivision Plat 
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Exhibit C – Constraints Analysis 
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Exhibit D – Prior Layout 

 
 

Page 48 of 52



7 May 2026  PLANNING COMMISSION STAFF REPORT – ITEM 2 (DEV-10755)  Page | 12 of  15  

Exhibit E – Plan notes on proposed plat  
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Exhibit F – DRC Report 
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