PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING: October 8, 2019

NAME OF PROJECT: Midway Growth Boundary Amendment

NAME OF APPLICANT: Midway City

AGENDA ITEM: Midway Growth Boundary Land Use Map Amendment

LOCATION OF ITEM: Wasatch Mountain State Park area near the
Visitor’s Center

ZONING DESIGNATION: RA-1-43

ITEM: 6

Midway City is proposing an amendment to the City’s Land Use map. The proposal is to
extend the Midway growth boundary to include property that is part of the Wasatch
Mountain State Park. The area that would be included is around the visitor’s center,
Wasatch Mountain golf courses, camping areas and other surrounding properties.

BACKGROUND:

Midway City is requesting an amendment to the Midway City Land Use Map that would
adjust the Growth Boundary to include some of Wasatch Mountain State Park along with
two smaller parcels. The proposed extension of the City’s growth boundary is
approximately 3,172 acres which is about 4.96 square miles. Wasatch Mountain State
Park is 21,592 acres and the City is proposing to include only small percentage of those
acres in the future growth boundary. The reason for the proposal is for the communal
benefit of continuing to have the ability to collect resort tax. The area proposed for
annexation includes the campground area which would greatly benefit the City regarding
complying with State Code requirements to collect resort tax. The addition of the camp
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spaces in the City limits would allow the City to continue to collect the resort tax which
is worth hundreds of thousands of dollars to the City each year. Area added to the map
would still need be officially annexed into Midway before the area would be in Midway’s
jurisdiction. This is the first step of a two-part process. The second step is annexation
which can only occur of the property is in Midway’s declared growth boundary.

The vast majority of the property that would be included in the extended growth
boundary is State Park property. There are only two other relatively small parcels that
would be included in the proposal. The first is a small parcel of 1.81 acres owned by
Heber Light and Power. This property is surrounded by Wasatch Mountain State Park
and, therefore, must be included in the growth boundary. The second is a 15-acre parcel
owned by Duane Moss that is located directly north of Turnberry Woods Planned Unit
Development. This parcel must be included because of its shape and location with
surrounding property in the City and the State Park property. If the State Park is annexed
in the future, then this parcel would need to be annexed also. State Code does not allow
an unincorporated County parcel peninsula to occur and if this property were not
included then it would create this specific situation.

The proposed zoning for the property would be RA-1-43 which is the City’s lowest
density zone. Staff has considered creating a new zone for the State Park property and the
Heber Light and Power property that would better suite the use of the land. This idea
should be considered by the Planning Commission and the City Council as future land
use 1s considered. It seems the most likely zoning designation for the 15-acre Moss parcel
is RA-1-43 though all options should be considered. Currently all the Moss property is
zoned RA-1 in Wasatch County which is similar to the City’s RA-1-43 zone. The State
Park Property and Heber Light and Power property is zoned P-160 which is a very low-
density zone. If the State Park property is annexed into the City, it appears the City would
not have much control over future development in the park much like the County
currently does not have much control over current development. The property is owned
by the State and the State has land use authority over the property even if the property is
in the City limits. The obvious gain would be the ability for the City to count the
campground in the City limits which would help the City to continue to collect resort tax.
The exact ability of the City to influence development will be determined during the
annexation process.

The City has discussed annexation with the State Park and both parties agree that
annexation is a possibility. The City cannot force the State Park to annex any of its
property because, in this situation, the State Park would need to petition the City for
annexation in order for the City to have the ability to annex the property. The State park
has some requests that appear to be reasonable, such as the City would take test samples
of the State Park’s water system and submit those for water testing along with our own
water samples. Those requests will be considered during the annexation process.
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ANALYSIS:

Midway City is a small community with an estimated population of 5,257 that is
significantly impacted by tourism. It is surrounded by the Wasatch Mountain State Park,
Wasatch Mountain Golf Course, Soldier Hollow Olympic Venue, Soldier Hollow Golf
Course, Deer Creek Reservoir, Deer Creek State Park, Jordanelle Reservoir, Jordanelle
State Park, and the Wasatch National Forest. It is home to the Zermatt Resort, Homestead
Resort, Crater Springs Golf Course, Blue Boar Inn, and several bed and breakfasts.
Because of its location it has become a resort and tourism-oriented community with the
associated benefits but also the inevitable traffic, demands on infrastructure, and other
challenges.

In 2006 the City imposed the Resort Communities Tax (UCA 59-12-401). This tax can be
levied if a communities” “transient room capacity” is greater than 66% of its census
population. In Fiscal Year 2019 this tax provided almost $685,877 or 15% of the City’s
general fund revenue. Since 2006 the City has received almost $6.13 million in revenue
from the tax.

The additional revenue from the Resort Tax has been valuable to the City. It allowed the
City to implement a ten-year plan to replace, repair and maintain the infrastructure that is
in part impacted by tourism. This infrastructure includes roads, water, parks, sidewalks,
and trails. The extra revenue also allows the City to purchase additional equipment, such
as snowplows, to better maintain this infrastructure. Additionally, other tourism related
impacts such as increased law enforcement will need be addressed.

Unfortunately, the City’s transient room capacity has remained constant while the impact
of tourism has increased. Wasatch Mountain State Park, Jordanelle State Park and Deer
Creek State Park are some of the State’s most visited parks and have seen year over year
visitation increases. For example, Wasatch Mountain State Park had 366,230 visitors in
FY 2018 which was a 29% increase from FY 2015. Many of these visitors live or stay
along the Wasatch Front or in Park City. They visit the area but do not stay overnight.

The City has created a multistep plan to continue to collect the resort tax. The first step to
annex this relatively small area of the State Park. The addition of the current campground
sites will help the City to continue to collect the resort tax for some years. The second
step that will help the City to continue to collect the resort tax is to add additional rooms
in Resort Zone areas. There are several options available, but the most likely option is
redevelopment of The Homestead Resort.
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POSSIBLE FINDINGS:

e The proposed amendment will allow the area on the proposed growth boundary to
be considered for annexation if a petition is submitted to the City.

¢ Annexing the campground into the City limits will help the City to continue to
collect the resort tax which is beneficial to all residents of Midway.

o The State is agreeable to the proposal and has worked with the City so that
annexation can occur.

e The proposed boundary will not create any future unincorporated parcel
peninsulas or islands which are not allowed by State Code.

ALTERNATIVE ACTIONS:

l.

ITEM 6

Recommendation of Approval. This action can be taken if the Planning
Commission finds the proposal is acceptable and in the best interest of the
community.

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

Continuance. This action,can be taken if the Planning Commission finds there
are unresolved issues.

a. Accept staff report
b. List accepted findings
c. Reasons for continuance
1. Unresolved issues that must be addressed
d. Date when the item will be heard again

Recommendation of Denial. This action can be taken if the Planning
Commission finds that the request is not acceptable and not in the best interest
of the community.

a. Accept staff report
b. List accepted findings
c. Reasons for denial
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MIDWAY CITY - Land Use

January 31, 2019

Ty An——

= &
y
Pa l
.l
5 i S
G > Ces
Erdig :
S 3
= :
i |
&
a
Tl |
b 2 ,
1w T B |
£ G g —i
& ':
¥ e !
= |
L~ i |
iz I
i
"R e -
S ey i .
% b E
| Sl !
N i . . B
ol
|
2o
i &
| S
Legend
ding .
_-““;Mayscmsmy&nmg -R-t-zz
Yoo 07 sawp Ell R e S i ik i - //\\‘/”MOUNTAINLAND
8 c2 .R.g.g —— EEEOCIAT ON OF GOVERNMENTS
[ wiciway city oundary Blic: = ratas -
s Ped sy Sy, G O3 g
i R141 RZ hnrird Arocation f G et
Rivers LR Bl BT ) e SO Feot * S

Bl R B ra143inz

‘e==n Roads




MIDWAY CITY - Land Use

September 19, 2019
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