PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING:

July 14, 2020

AGENDA ITEM: General Plan Amendment
DOCUMENT: Road System Master Plan
NAME OF APPLICANT: Berg Engineering
PROPERTY OWNER: Ryan Davis

ITEM: 4

Berg Engineering, agent for SC Partners and Ryan Davis, is proposing a General Plan
Amendment. The proposal is to amend the City’s Road System Master Plan and remove part of a
planned connection of 600 North between Pine Canyon Road and Farm Springs Road.

BACKGROUND:

Berg Engineering, agent for SC Partners and Ryan Davis, is proposing a General Plan
Amendment. The proposal is to amend the City’s Road System Master Plan and remove part of a
planned connection of 600 North between Pine Canyon Road and Farm Springs Road. Further,
the City adopted an ordinance that shows the alignment for the future road which would need to
be rescinded if the proposal is approved. Ordinance 2012-22 was adopted to specifically show
the alignment of the future street. This is the only road on the entire Road System Master Plan
that has a specific alignment. Most of the roads on the plan are connecting “A” to “B” with no
specific adopted alignment. Whereas the road in question has been planned and reviewed to
dictate where the road will be constructed.

Item 4 General Plan Amendment 1



The owner of the property is proposing the amendment so that if his property is developed then
the road connection will not be required. What is offered, according to the application, is a low-
density development and to preserve open space. Exactly how this would be accomplished would
need to be determined. A concept plan was submitted as part of the application for the future
development, but the proposal does not comply with any current codes. The City is exploring the
idea that creating another small preservation subdivision code that may help the property owner,
and other property owners in the City, to develop his property in the manner shown in the
concept plan but until an ordinance is adopted, that option would not be available. A further
question would be that if a low-density option is available, what guarantees would be made to
assure that the development remains low-density and the property is not developed further in the
future.

The road section that is petitioned for removal was first found on the City’s 1977 Master Street
Plan. It has remained ever since. Multiple owners have owned the property with the road planned
to cross this area, including the current owner. Staff discussed the planned road with the current
owner before the property was purchased. The property owner does have the right to seek an
amendment.

Amending the General Plan is a legislative action. The City Council is under no obligation to
approve an amendment. All issues should be considered in a legislative process which is unlike
when the City Council acts administratively.

ANALYSIS:

The Davis property could be developed if the planned road is built. The road would create
frontage on both sides of the street for lots in the development. Staff estimates that the property
could contain up to ten lots, six on the south side of the street and four on the north, which would
allow for nine new dwellings since there is one dwelling already present on the property.

Whenever an amendment to the land use code or one of the adopted maps of the City are
proposed, the City should look to the General Plan for guidance. There should be support for any
proposed amendments in the General Plan for an amendment to be successful.

One of the goals of the General Plan is to preserve open space and a rural atmosphere. Clearly
reducing the density on the property and eliminating a future road would help meet those goals.
The following is support from the General Plan for preserving open space and a rural
atmosphere:

Elements of the Community Vision

e Effective planning through clustering, setbacks, Transfer Development Rights and
animal/agriculture ordinances will help Midway to preserve its view corridors,
maintain open spaces and reinforce a country/rural feeling.
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o  Midway is characterized by valuable open space resources that contribute to the
community’s character and overall quality of life. Open spaces hold value for
ecological, agricultural, cultural and recreational qualities, and these lands are
worthy of careful planning and conservation.

o Midway will retain a rural atmosphere through open space preservation

o Through effective zoning, Midway will plan for density closer to its core
reinforcing more open space and less density as the City grows fo its
limits.

o All developments will incorporate various kinds of open space into their
projects.

o Open spaces will be accessible, visible, appropriately landscaped
(depending on the open space purpose and use) and will be aesthetically
pleasing.

o Development and City entryways will be landscaped, aesthetically
pleasing and, where appropriate, will reinforce a Swiss/ European theme.

o Effective planning through clustering, setbacks, Transfer Development
Rights and animal/agriculture ordinances will help Midway to preserve its
view corridors, maintain open spaces and reinforce a country/rural
feeling.

o Animal rights will be protected and promoted to help preserve the rural
atmosphere and preserve open space.

® Guideline 5: Encourage the preservation of prime agricultural land and open
space within Midway and the surrounding valley. High-quality, well-planned
residential areas with open spaces that support and complement the unique rural
quality and character of the City,

e Goal 2: Encourage open space to preserve a high quality of life and to preserve
Midway's rural atmosphere.

e Development Vision

1. High-quality, well-planned residential areas with open spaces that
support and complement the unique rural quality and character of the
City,

2. Open space areas, while preserving sensitive lands.

Again, clearly there is support in the General Plan to preserve open space and to maintain a rural
atmosphere. The General Plan also focuses on transportation and the needed connectivity that
allows a community to function. The City has adopted the Road System Master Plan to assure
roads are built it areas where they have been identified that they are needed. The following are
selections from the General Plan regarding future street planning and connectivity:
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o The transportation element is designed to provide for the safe and efficient movement of
people and goods in the City. Its primary purpose is to balance current and fitture
demands generated by projected future growth with roadway improvements. In essence,
it is a long-range transportation plan which would efficiently support future land
development and ultimately Midway's vision for the future.

o Additional east-west mobility will be central to mitigating these effects. As Midway
continues to grow, building a complete system of roads and trails using multiple
corridors and alternatives will become even more important.

e Neighborhood connectivity is important for local traffic and for emergency response and
should be considered for all new development. Neighborhood connectivity will allow
local traffic to use local streets and through traffic to use the collector roads which will
allow traffic to be the safest and most efficient.

o Transportation Goals and Guidelines

o Objective 2:  Design an adequate transportation system for current and future
residents and areas of development.

o Guideline 3: Neighborhood connectivity is important for local traffic and for
emergency response and should is preferred for all new development.

One point emphasized in the General Plan is connectivity which is important for local traffic and
emergency response. Local traffic is dispersed when there are more options. Also, emergency
response is affected if there are limited options to arrive at the site of an emergency. Even road
construction benefits if there are options for traffic detours. All these items make connectivity
important to have a transportation that functions for a community.

There are limited options for an east-west connection north of Main Street. The two closest roads
that connect east-west is Burgi Lane and 200 North. These two roads are separated by nearly a
mile. This area covers most of the north area of town. If 600 North is connected, it will create an
option almost exactly between the two roads and the connection would be at bout the half mile
mark. In other words, if there is a connection, the location of 600 North is in the ideal location
being almost exactly halfway between Burgi Lane and 200 North. There is only one other option
for a connecting road which is the stub road from the Swiss Farms subdivision. The stub road
from Swiss Farms is located relatively close to Burgi Lane so there is limited advantage to a
through road that far north. All other routes are blocked because of sensitive lands and platted
subdivisions.

Another consideration is the temporary cul-de-sac that is in place on Farm Springs lots 10 and 11
until the road connects to Pine Canyon Road (see attached plat). If the road is removed from the
Road System Master Plan, then the temporary cul-de-sac will become permanent and the two
lots will be encumbered with the easement partially covering both lots.
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The City is left with the debate of several items which include:

How important is 600 North?

Do we need to have a connecting road in an area where the nearest connecting roads are a
mile apart and there are almost no other options?

How is local traffic, emergency services, and future road construction detours impacted if
the road is removed? How does this impact the community for the short-term and at full
build out when Midway’s population and traffic counts could be double or more?

Open space and a rural atmosphere are important but are they important enough on a 3.9-
acre parcel to eliminate the planned road?

Eliminating the road could possibly reduce potential density from ten lots to two lots
(assuming a code is adopted that could be used on the property). Does this make the
proposal more acceptable?

Should the impacts of Farm Springs lots 10 and 11 be considered since a temporary cul-
de-sac easement will become permanent if the petition is approved.

PROPOSED FINDINGS:

Findings supporting the amendment:

Potential density could be reduced if the road is removed.
Goals in the General Plan promote open space and a rural atmosphere.,

The General Plan promotes reducing density whenever appropriate.

Findings opposing the amendment:

Item 4

The road has been planned since 1977.
The City adopted Ordinance 2012-22 which specified the exact location of the road.
There are limited options for connecting Center Street and Pine Canyon Road.

With less connecting roads, more traffic is forced on to the existing roads which
compounds as Midway grows.

Goals in the General Plan promote connectivity for local traffic circulation and
emergency response.

More connectivity allows for options for detours when roads are under construction.
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ALTERNATIVE ACTIONS:

1.

Ttem 4

Recommendation of Approval. This action can be taken if the Planning Commission

feels there is good cause to amend the General Plan.

a.
b.
G

Accept staff report
List accepted findings
Reasons for approval (findings)

Continuance. This action can be taken if the Planning Commission feels that there
are unresolved issues.

a.
b.
€.

d.

Accept staff report
List accepted findings
Reasons for continuance
i. Unresolved issues that must be addressed
Date when the item will be heard again

Recommendation of Denial. This action can be taken if the Planning Commission

finds there is not good cause to amend the General Plan.

a.
b.

C.

Accept staff report
List accepted findings
Reasons for denial
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Exhibits

Exhibit 1 — Applicant’s submittal documents
Exhibit 2 — 1977 Master Street Plan

Exhibit 3 — Current Road System Master Plan
Exhibit 4 — Ordinance 2012-22

Exhibit 5 — Farm Spring Subdivision Plat with 600 North
connection highlighted along with temporary cul-de-sac
easement
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ORDINANCE
2012-22

AN ORDINANCE ADOPTING AN AMENDMENT TO THE
MIDWAY CITY ROAD SYSTEM MASTER PLAN MAP

WHEREAS, Utah Code Section 10-9a-407 authorizes municipalities to adopt official
maps; and

WHEREAS, the City Council of Midway City finds that certain amendments to the
current Midway City Road System Master Plan Map are necessary and will serve the public
interest.

NOW THEREFORE, be it ordained by the City Council of Midway City, Utah, as
follows:

Section 1: Pursuant to Utah Code Section 10-9a-407, the Midway City Road System
Master Plan Map, attached hereto as Exhibit A, is amended to reflect, include and incorporate by
reference the alignment of the proposed public road known as 600 North Street as shown on the
site plan attached hereto as Exhibit B and the aerial map attached hereto as Exhibit C.

Section 2: This ordinance shall take effect upon publication or posting as may be
required by law.

PASSED AND ADOPTED by the City Council of Midway City, Wasatch County, Utah
this12th day of December, 2012.

AYE NAY
Council Member Colleen Bonner X
Council Member Steve Ashton X
Council Member Dick Hines X
Council Member Danny Hofheins X
Council Member Ken Van Wagoner X




APPROVED:

Connie Tatton, Mayor

ATTEST:

Brad Wilson, City Recorder
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