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PLANNING COMMISSION MEETING STAFF REPORT 
 
 
DATE OF MEETING:  December 10, 2024 
 
NAME OF PROJECT: Whispering Creek Subdivision 
 
NAME OF APPLICANT: Berg Engineering 
 
OWNER OF RECORD: Cari Lane LLC and Jeremy Clark 
 
AGENDA ITEM: Preliminary Approval 
 
LOCATION OF ITEM: 515 Cari Lane 
 
ZONING DESIGNATION: R-1-15 

 
 

 
 
ITEM: 4 
 
Berg Engineering, representative for MKR Properties LLC, has submitted a final 
application for a large-scale subdivision to be known as Whispering Creek Subdivision. 
The final plan includes seven lots on 4.54 acres. The property is in the R-1-15 zone at 
approximately 515 West Cari Lane. 
 
 
BACKGROUND: 
 
This request is for preliminary approval of a large-scale subdivision on 4.54 acres and 
will contain seven lots. The seven lots proposed in the subdivision will obtain frontage 
along a new road built within the subdivision. The property is in the R-1-15 zone and all 
lots in the subdivision comply with the requirements of the code regarding frontage and 
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acreage. The proposed subdivision will combine two parcels (OMI-0186-0 and OMI-
0550-0) and the Cosper Subdivision. The Cosper Subdivision is a one lot plat that was 
recorded 5-31-2017. The plat will need to be vacated before the proposed subdivision 
may be recorded, which requires approval by the City Council. There is one dwelling on 
the property that will be on lot 2 in the Whispering Creek Subdivision. 
 
This property was originally proposed for a subdivision in 2020 and was reviewed by 
both the Planning Commission and the City Council. It was discovered through the 
review process that some alterations were made by the applicant to the floodplain and 
wetlands on the property. The City Council continued the item until outstanding issues 
could be addressed which included restoring the FEMA floodplain and wetlands back to 
their original condition.  
 
The applicant has submitted several documents, which are available for review in the 
Planning Office, that address the restoration of the floodplain and the wetlands on the 
property among other required documents. These include the following: 
 

• Wetlands Disturbance Restoration Letter from Frontier Environmental 
Consultants 

• Whispering Creek Geotechnical Report by Gordon 
• Whispering Creek Wetlands Report & Request for Aquatic Resources Restoration 
• Whispering Creek Lot 3 Floodplain Study for Proposed Bridge Report 
• Stream Alteration Permit for the vehicular bridge to Lot 3 for the sewer lateral 

and culinary water lateral 
• Army Corps of Engineer approval of the wetlands delineation on the property 
• A letter verifying that the FEMA Floodplain has been restored to its original 

condition 
 

 
LAND USE SUMMARY: 
 

• 4.54-acre property (per the application) 
o OMI-0186-0 – 1.22 acres 
o OMI-0550-0 – 2.25 acres 
o Cosper Subdivision 1.57 acres 

 
• R-1-15 zoning  
 
• Proposal contains seven lots 
 
• Access from Cari Lane 
 
• Sensitive lands are present including floodplain and wetlands 
 
• The lots will connect to the Midway Sanitation District sewer, Midway City’s 

culinary water line, and Midway Irrigation Company’s secondary water line 
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ANALYSIS: 
 
Access – Access will be from Cari Lane. A second access is not required because the 
cul-de-sac is less than 1,300’ in length and there are not more than 11 lots in the 
subdivision. The new road will create a four-way intersection on Cari Lane and 520 
West which accesses the Lodges at Snake Creek.  
 
Geotechnical Study – A Geotechnical Study has been submitted to the City and is 
available for review in the Planning Office. A copy of the entire report is available in 
the Planning Office for review.  
 
Sensitive lands – There are wetlands and FEMA floodplain areas in the proposed 
subdivision area. A wetland map has been submitted to the City along with a 
wetlands delineation and inventory investigation. The code requires a 25’ buffer area 
for any structures and disturbance from any delineated wetlands. The buffer area has 
been included in the plans. The study has been submitted to the City and to the US 
Army Corp. of Engineers for their review and approval. The US Army Corp has 
approved the wetlands delineation.  
 
The proposal includes FEMA flood zone areas including Zone AE (1% chance annual 
flood) which requires a 50’ setback. The 50’ setback has been marked on the plans 
from Zone AE. No structures may be located in this area, but the setback area may be 
filled and landscaped. Landscaping is allowed in the FEMA flood area, but nothing is 
allowed that will modify the FEMA flood zone, this includes not placing rocks or fill 
of any type in this area that impacts the topography of the floodplain. There is area in 
the subdivision that is designated Zone X which is area of the 500-year flood (0.2% 
annual chance flood) and is considered a low-risk area but there is flooding potential. 
Flood insurance is not federally required but it is recommended in the Zone X area. A 
note should be placed on the plat that advises future owners of lots 2, 4, and 5 of the 
potential flood hazards from a 500-year chance flood.  
 
Water Connection – The lots will connect to water lines that will be built by the 
developer and connect to the City’s water lines along Cari Lane. 
 
Sewer Connection – The lots will connect to Midway Sanitation District’s sewer lines 
located in the area. There is a sewer lateral that crosses the property from the home at 
465 West Cari Lane. The proposed plan is to reroute the lateral to the new sewer main 
that will be built under the new road in the subdivision. The location of the lateral 
will be required to be shown on the plat.  
 
Secondary Water Connection – The lots will connect to Midway Irrigation 
Company’s secondary water system which is already servicing the property. Laterals 
will be created for all seven lots. Secondary water meters are required for each lateral.  
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Trails – There are no planned trails on the Trail System Master Plan in the proposal 
area. 5’ sidewalks will be included on both sides of the proposed street and around the 
cul-de-sac.  
 
Public Street – The developer will build the proposed road that will create access and 
frontage for the development. The right-of-way will be 56’ wide except where it will 
extend at the bulb of the cul-de-sac to 90’. The street will be 26’, with modified curb, 
8’ park strips, and 5’ sidewalks.  
 
Open Space – Because the property is less than six acres there is not an open space 
requirement. The proposed plan does include common area on both sides of the road 
that will be built to access the subdivision where it connects with Cari Lane. A 
Homeowners’ Association will need to be created to manage the common area.  
 
100’ Setback Requirement – The subdivision code requires a 100’ setback from the 
edge of the right-of-way from Cari Lane for any structures. The setback line will be 
noted on the plat so no structures, including accessory structures, are placed in this 
area.  
 
Lot 3 Access – The driveway for lot 3 will cross Snake Creek and a Stream Alteration 
Permit and a Zero Rise Analysis is required for the crossing. The developer must 
build the crossing to lot 3 as part of the subdivision infrastructure.  
 
Existing Dwelling – The existing dwelling that will be located on Lot 2 is 
nonconforming to the current code regarding the 50’ setback required from the AE 
floodplain. If the dwelling is demolished, the new structure will need to comply with 
the required 50’ setback from the floodplain as shown on the plat. If an addition is 
added to the existing dwelling, the new addition must comply with the 50’ setback 
from the floodplain as shown on the plat.   
 
Existing Accessory Structures – The existing accessory structures of the proposed lot 
2 must comply with the required setbacks for the proposed road. The structures must 
either be removed or be moved to a location that complies with code requirements 
before the plat is recorded.  
 
Building Pads – Normally building pads are not shown on Midway subdivision plats 
but staff feels that they could be helpful in the proposed development. The 
development is in an area with sensitive land that has special setback requirements. 
This could be confusing to future lot owners. It would be much easier for them to see 
the dwelling setbacks on the plat. If a building pad is shown on the plat, it would be 
specifically for dwellings and not for accessory structures since setbacks for 
accessory structures are different than for dwellings.  
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WATER BOARD RECOMMENDATION: 
 
The Water Board has recommended that 6.8-acre feet are tendered to the City before the 
recording of the plat based on the formula below. The Water Board also recommended 
secondary water meters are installed on each lot. 
 

• 4.54-acre parcel (197,762 sq. ft.) 
• Irrigated area 

• Lots – 162,231 sq. ft. (3.72 acres) 
• Park strip – 8,276 sq. ft. (0.19 acres) 
• Common area – 5,896 sq. ft. (0.14 acres) 

• Impervious area for lots 
• 56,000 sq. ft. (7 x 8,000) 

• Total irrigated acreage 
• 2.76 x 3 = 8.28-acre feet 

• 7 culinary connections 
• 5.6-acre feet (7 x .8) 

• Credits 
• Cosper – 6 acre feet 
• Existing dwelling – 1.5 acre feet 

• 13.9 acre feet requirement 
 

• 6.4 acre feet (13.9 – 6 – 1.5 = 6.4) 
 
 
POSSIBLE FINDINGS: 

 
• The proposal does meet the intent of the General Plan for the R-1-15 zone 

 
• The proposal does comply with the land use requirements of the R-1-15 zone 

 
• Sensitive lands on the property and setbacks will be included on the plat along 

with notes informing future lot owners of any risk 
 

• The City has received approval of the wetlands study by the Army Corps of 
Engineers 
 

• A stream alteration permit is required for the driveway crossing on lot 3 
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ALTERNATIVE ACTIONS: 
 

1. Recommendation for Approval (conditional).  This action may be taken if the 
Planning Commission finds that conditions placed on the approval can resolve 
any outstanding issues. 

 
a. Accept staff report 
b. List accepted findings 
c. Place condition(s) 

 
 
2. Continuance.  This action may be taken if the City Council finds that there are 

unresolved issues. 
 
a. Accept staff report 
b. List accepted findings 
c. Reasons for continuance 

i. Unresolved issues that must be addressed 
d. Date when the item will be heard again 

 
 

3. Recommendation for Denial.  This action may be taken if the Planning 
Commission finds the request does not meet the intent of the ordinance. 

 
a. Accept staff report 
b. List accepted findings 
c. Reasons for denial 

 
 
PROPOSED CONDITIONS: 
 

1. A note shall be placed on the plat that advises future owners of lots 2, 4 and 5 of 
the potential flood hazards from a 500-year flood. 
 

2. The developer must build the driveway crossing in lot 3 as part of the subdivision 
infrastructure. 
 

3. The plans must be updated to show the common area that borders Cari Lane in the 
plan submittal for final approval.  
 

4. The existing accessory structures of the proposed lot 2 must either be removed or 
be moved to a location the complies with code requirements before the plat is 
recorded. 
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5. An advisory notice must be noted on the plat and recorded on Lots 2, 3, and 4 
regarding the AE floodplain on the lots. The document will explain the limitations 
of what is allowed in the floodplain. The document will have language similar to 
the following: Landscaping is allowed in the FEMA AE flood area which includes 
planting grass, plants, and trees, but nothing is allowed that will modify the 
FEMA flood zone, this includes not grading or placing rocks or fill of any type in 
this area that impacts the topography of the floodplain. 
 

 







Our vision for the City of Midway is to be a place where citizens, businesses and civic leaders are partners in building a city that is family-oriented, 

aesthetically pleasing, safe, walkable and visitor friendly. A community that proudly enhances its small-town Swiss character and natural 

environment, as well as remaining fiscally responsible. 

 
 
 
 
 
 
 
 
 
 

 

Whispering Creek Subdivision Final Approval 
 
December 2, 2024 
 
Michael Henke Midway City Planning Director, 
 
I have reviewed the plan for Whispering Creek Subdivision for compliance with the 2021 International 
Fire Code (2021 IFC) for final approval. I have no fire code concerns for the final plan for Whispering 
Creek Subdivision. 
 
 
 
 
 
Tex R. Couch CBO/MCP 
Midway City Building Official/Fire Marshal 
75 West 100 North 
Midway, Utah 84049 
tcouch@midwaycityut.org 
(435)654-3223 Ext. 107 
 

Midway City Corporation 
 

 

Mayor: Celeste T. Johnson 
 

City Council Members  

Lisa Christen • Jeffery Drury 

J.C. Simonsen • Steve Dougherty  

Kevin Payne 

75 North 100 West 

P.O. Box 277 
Midway, Utah 84049 

 

Phone: 435-654-3223 

Fax: 435-654-4120 
 

midwaycityut.org 

mailto:tcouch@midwaycityut.org
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NOT REQUIRED IN SOD AREAS.

3" CEDAR OR ROCK MULCH,
PLACE WEED BARRIER FABRIC
UNDER ALL ROCK MULCH AREAS.

SOIL BACKFILL, 1/3 VOLUME TO BE AMENDED WITH COMPOST

6" SOIL MOUND

WIRE BASKET TO BE REMOVED BEFORE BACKFILL IS PLACED
,BURLAP AND TYING MATERIALS TO BE
REMOVED FROM 1/3 OF THE ROOT BALL

UNDISTURBED SOIL

1.5X WIDTH
ROOT BALL

120 D
EG

R
EES

2" X 6' TREATED LODGEPOLE PINE STAKES, PLUMB TO GROUND
(3) PER DECIDUOUS TREE
(3) PER EVERGREEN TREE

36
" M

IN
.

PREVAILING WIND

PLANT TREE PLUMB TO GROUND
1.5" NYLON TREE STRAPS WITH GUY WIRE

4"X2" TREATED WOOD POST W/ SAFETY CAP

4" SAUCER AROUND PLANTING PIT
IN ROCK MULCH BEDS ONLY,
NOT REQUIRED IN SOD AREAS.

3" CEDAR OR ROCK MULCH,
PLACE WEED BARRIER FABRIC UNDER ALL ROCK MULCH AREAS.

SOIL BACKFILL, 13 VOLUME TO BE AMENDED WITH COMPOST

6" SOIL MOUND

WIRE BASKET TO BE REMOVED BEFORE BACKFILL IS PLACED,
BURLAP AND TYING MATERIALS
TO BE REMOVED FROM 13 OF THE ROOT BALL

1.5X WIDTH
ROOT BALL UNDISTURBED SOIL

2" X 6' TREATED LODGEPOLE PINE STAKES, PLUMB TO GROUND
(3) PER DECIDUOUS TREE
(3) PER EVERGREEN TREE

36
" M
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.
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PREVAILING WIND
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI
RAIN BIRD 1804 ADJ
TURF SPRAY 4.0" POP-UP SPRINKLER WITH CO-MOLDED WIPER SEAL.
1/2" NPT FEMALE THREADED INLET.

279 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI GPM RADIUS
RAIN BIRD 5006-PL-PC, FC-SAM-R-NP-SS-LA 1.0
TURF ROTOR, 6" POP-UP. STAINLESS STEEL RISER, ADJUSTABLE AND
FULL CIRCLE. WITH LOW ANGLE NOZZLE, IN-STEM PRESSURE
REGULATOR, FLOW SHUT-OFF DEVICE, SEAL-A-MATIC CHECK VALVE,
AND NON-POTABLE PURPLE CAP.

18 35 0.92 28'

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY
RAIN BIRD PESB
1", 1-1/2", 2" PLASTIC INDUSTRIAL VALVES.  LOW FLOW OPERATING
CAPABILITY, GLOBE CONFIGURATION, AND PRESSURE REGULATOR
MODULE.  WITH SCRUBBER TECHNOLOGY FOR RELIABLE
PERFORMANCE IN DIRTY WATER IRRIGATION APPLICATIONS.

23

RAIN BIRD 44-NP (2)
1" BRASS QUICK-COUPLING VALVE, WITH CORROSION-RESISTANT
STAINLESS STEEL SPRING, LOCKING NON-POTABLE PURPLE RUBBER
COVER, AND 2-PIECE BODY.

4

RAIN BIRD ESP8LXMEF-LXMM WITH (02) ESPLXMSM4
16 STATION CAPABLE COMMERCIAL CONTROLLER.  MOUNTED ON A
POWDER-COATED METAL CABINET.  FLOW SENSING AND WATER
MANAGEMENT CAPABILITIES.

1

RAIN BIRD ESP8LXMEF-LXMM WITH (02) ESPLXMSM4
16 STATION CAPABLE COMMERCIAL CONTROLLER.  MOUNTED ON A
POWDER-COATED METAL CABINET.  FLOW SENSING AND WATER
MANAGEMENT CAPABILITIES.

1

AMIAD 2-OL-MSIG- STEEL SCREEN
AMIAD 2" MINI SIGMA, ON-LINE SELF-CLEANING FILTER, BSPT OR NPT
INLET-OUTLET. STAINLESS STEEL WEAVEWIRE SCREEN ELEMENT.
ADI-P BLUETOOTH RANGE CONTROLLER. MAXIMUM WORKING
PRESSURE 116PSI.

2

IRRIGATION LATERAL LINE: PVC SCHEDULE 40 2,775 L.F.

IRRIGATION MAINLINE: PVC SCHEDULE 40 853.6 L.F.

PIPE SLEEVE: PVC SCHEDULE 40
TYPICAL PIPE SLEEVE FOR IRRIGATION PIPE.  PIPE SLEEVE SIZE
SHALL ALLOW FOR IRRIGATION PIPING AND THEIR RELATED
COUPLINGS TO EASILY SLIDE THROUGH SLEEVING MATERIAL.
EXTEND SLEEVES 18 INCHES BEYOND EDGES OF PAVING OR
CONSTRUCTION.

45.0 L.F.

104 6 8

12 15 18

1.0

C.A.

C.B.

F

Valve Number

Valve Flow

Valve Size

Valve Callout

#

##"

IRRIGATION SCHEDULE

Generated: 2024-09-11 10:55

P.O.C. NUMBER: 01
Water Source Information:

FLOW AVAILABLE
Point of Connection Size: 1"
Flow Available 19.62 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 60 PSI
Pressure Available: 60 PSI

DESIGN ANALYSIS
Maximum Station Flow: 19.62 GPM
Flow Available at POC: 19.62 GPM
Residual Flow Available: 0.0 GPM

Pressure Req. at Critical Station: 0 PSI
Loss for Fittings: 0 PSI
Loss for Main Line: 0 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Critical Station Pressure at POC: 0 PSI
Pressure Available: 60 PSI
Residual Pressure Available: 60 PSI

P.O.C. NUMBER: 02
Water Source Information:

FLOW AVAILABLE
Point of Connection Size: 1"
Flow Available 19.62 GPM

PRESSURE AVAILABLE
Static Pressure at POC: 60 PSI
Pressure Available: 60 PSI

DESIGN ANALYSIS
Maximum Station Flow: 19.62 GPM
Flow Available at POC: 19.62 GPM
Residual Flow Available: 0.0 GPM

Pressure Req. at Critical Station: 0 PSI
Loss for Fittings: 0 PSI
Loss for Main Line: 0 PSI
Loss for POC to Valve Elevation: 0 PSI
Loss for Backflow: 0 PSI
Critical Station Pressure at POC: 0 PSI
Pressure Available: 60 PSI
Residual Pressure Available: 60 PSI

CRITICAL ANALYSIS
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FINISH GRADE
ROTOR POP-UP SPRINKLER:
RAINBIRD 5004-PL-FC/PC
PRE-FABRICATED SWING JOINT:
RAINBIRD TSJ-075-PRS W/ 55 PSI PRESSURE REGULATOR

LATERAL PIPE
PVC SCH 40 TEE OR ELL

FINISH GRADE
POP-UP SPRAY SPRINKLER
RAINBIRD 1804 W/ SPRAY NOZZLE PER NOTES
1/2" BARB MALE NPT X .490 INCH

PVC SCH 40 TEE OR ELL
1/2" BARB MALE NPT X .490 INCH
SWING PIPE, 12 INCH LENGTH MIN.
PVC LATERAL PIPE AS SPECIFIED REFER TO SCHEDULE

WHISPERING CREEK

DATE:
REV: 00

SHEETDESIGN BY:
DRAWN BY:MB

DAA

01 02

380 E Main St, Suite 204
Midway, Ut 84049  ph. (801) 723-2000

JEREMY CLARK

23 OCT 2024DATE:
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IRRIGATION DETAILS

RAINBIRD 5004-PC,FC -MPR, TYP.
NTS01 RAINBIRD 1804, TYP.

NTS02

380 E Main St, Suite 204
Midway, Ut 84049  ph. (801) 723-2000

NOTES:
1- SEE IRRIGATION LEGEND FOR MAINLINE AND LATERAL LINE PIPE SIZE AND TYPE.
2- DIRECT BURIAL CONTROL WIRES SHALL BE INSTALLED IN SCH. 40 PVC ELECTRICAL CONDUIT IF REQUIRED.
3- 2-WIRE IRRIGATION WIRE SHALL BE INSTALLED IN SCH. 40 PVC ELECTRICAL CONDUIT.
4- DETECTABLE LOCATOR TAPE SHALL BE LOCATED SIX INCHES (6") ABOVE THE ENTIRE MAINLINE RUN.

DIRECT BURIAL LOW VOLTAGE
CONTROL WIRES.

24" MIN.
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NON-PRESSURIZED LINE (LATERAL LINE).

DETECTABLE LOCATOR TAPE.

PRESSURIZED LINE (MAINLINE).

1"

FINISHED GRADE.

2"
 IN
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HR

UB
 A

RE
AS

.

NIPPLE.
12" PVC SCHEDULE 80

QCV

2"
 M

AX
.6" MIN.

STEEL CLAMPS.
TWO STAINLESS

THREE PVC SCH 80
ELLS.

STEEL PIPE.
1/2" X 36" GALV

NIPPLE.
3" PVC SCHEDULE 80 

GALV. NIPPLE, LENGTH AS REQ.

CRUSHED ROCK.
6" DEEP LAYER OF 3/4"

SPECIFIED.
QUICK COUPLING VALVE AS

FINISHED GRADE.

WITH 2" HIGH CHARACTERS.
HEAD BRAND "QVC" ON LID
10" DIAMETER VALVE BOX.

2" ABOVE FINISH
GRADE AT SHRUBS.

3/4" ABOVE FINISH
GRADE AT LAWN.

OUTLET PIPE SAME SIZE

ON 30" LOOPED WIRES.
WATER PROOF WIRE CONNECTORS

10X15 RECTANGULAR VALVE BOX.
BELOW TOP OF BOX.
2" MINIMUM, 4" MAXIMUM 

PLASTIC I.D. TAG AT EACH VALVE.

REMOTE CONTROL VALVE, ONE PER BOX.

CLR

GRAVEL.

CL
R

6" THICK LAYER OF PEA

45 DOWN AS
REQ. TO

PIPE
DEPTH.

LATERAL 

LINE AS PER
INCREASE LATERAL

IRRIGATION PLAN.
4X4 PRESSURE TREATED LUMBER 

SCHEDULE 80 RISER.

FASTENED TOGETHER (1 OF 4)

TO FIRST FITTING.

MAIN LINE.

AS VALVE, 24" MIN.

ELECTRIC REMOTE CONTROL VALVE
NTS

QUICK COUPLING VALVE IN BOX
NTS

IRRIGATION TRENCHING
NTS04

03

05
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