PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING: July 9, 2019

NAME OF PROJECT: Raynor Subdivision
NAME OF APPLICANT: Berg Engineering
AGENDA ITEM: Preliminary/Final Approval
LOCATION OF ITEM: 565 North River Road
ZONING DESIGNATION: R-1-15

ITEM: 3

Berg Engineering, agent for Eric Raynor, is requesting preliminary/final approval a one
lot subdivision 0.99 acres to be known as Raynor Subdivision. The property is located at
565 North River Road and is in the R-1-15 zone.

BACKGROUND:

This request is for preliminary/final approval of a small-scale subdivision on 0.99 of an
acre that will contain one lot. The lot proposed in the subdivision will obtain frontage
along River Road. The property is in the R-1-15 zoning district and the lot does comply
with the minimum requirements of frontage, width and acreage for a lot in this zone.

The property does not appear to have been in agriculture production though the property
has been grazed in the past. There are wetlands on the property that will be protected and
shown on the plat. There is also a ditch that runs along the north boundary of the property
which will be noted on the plat with an irrigation easement.
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It is unknown if the property is a lot of record or not. Staff has informed several parties
interested in the property that the property’s status is unknown, and staff has also
informed those parties about the process for discovering if the property is a lot of record.
If the property is a lot of record or not the approval and recording of a plat would allow a
dwelling to be constructed on the property.

LAND USE SUMMARY:

0.99-acre parcel

R-1-15 zoning

Proposal contains one lot

Frontage River Road

The lot will connect to the Midway City’s culinary water line, Midway

Sanitation District’s sewer line, and Midway Irrigation Company’s secondary
water line

ANALYSIS:

Sensitive lands — There are wetlands present on the property. It appears that at least
half of the lot is covered by wetlands which are protected as sensitive lands in the
City’s land use code. The code requires that the wetlands are shown on the plat and a
25 buffer is also shown that limits disturbance around wetland areas. The code states
in section 16.14.9 (E):

Disturbance of Wetlands. No activity will be permitted which will disturb,

fill, dredge, clear, destroy or alter any area, including water, soils and

vegetation, within wetlands and their setbacks as set forth in this Section,
except where approved in writing by the City, the U.S. Army Corp of
Engineers and/or the U.S. Environmental Protection Agency.

The City has not received any documentation from the Army Corps of Engineers that
states they have approved the delineation.

Water Connection — The future dwelling will be connected to the City’s water line
located along River Road.

Sewer Connection — The future dwelling will connect to Midway Sanitation District’s
sewer line under River Road.
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Secondary Water Connection — The lot will connect to Midway Irrigation Company’s
secondary water line which services property in the area.

Setbacks — A 50” setback is required for any structures built in the proposal. The
required setback will be noted on the plat.

River Road Bike Lane — The master trail plan shows an attached asphalt bike trail

along River Road Road. Staff is proposing that the funds to build the bike lane are
added to the general trails fund and that the bike lane is completed in the future as
part of a larger improvement project to complete trails and bike lines as shown on
the City’s master trails plan.

Further development — 1t appears unlikely that the property can ever be further
developed even though the lot is three times larger than the minimum requirement
for the R-1-15 zone. The high percentage of acreage covered by the wetlands and
the limited amount of frontage are limiting factors regarding further development.
In the Small Subdivision section of the code under 16.17.1: Purpose and Intent it
is described that no further development should take place unless state code
requires or allows the development. The code reads as follows: Once a small
subdivision has been approved by the City Council and recorded, no further
subdivision of that plat will be approved by the City of Midway, except as may be
required by Utah law.

WATER BOARD RECOMMENDATION:

The Water Board has yet to review the proposal.

POSSIBLE FINDINGS:

Item 3

The proposed lot meets the minimum requirements for the R1-1-15 zoning district

The proposal does meet the intent of the General Plan for the R-1-15 zoning
district

The subdivision will contribute to the master trails plan by either building the bike
lane along the frontage of the project or adding funds the general trails fund that
will be used to help complete the master trails plan

Wetlands that are present on the property are subject the sensitive lands code
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ALTERNATIVE ACTIONS:

1.

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

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

Continuance. This action can be taken if the Planning Commission feels that
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 feels that the request does not meet the intent of the ordinance.

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

RECOMMENDED CONDITIONS:

|

Item 3

Funds to build the bike lane along River Road are added to the general trails fund.
Those funds will be used as part of a larger improvement project that will
complete the trails and bike lane as shown on the City’s master trail plan.

A 50’ setback is shown on the plat parallel River Road.

. The submitted wetlands delineation is approved by the US Army Corps of

Engineers before the preliminary approval is granted by the City Council.
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WETLAND DELINEATION REPORT

Prepared for:

Parcel Location: 565 N. 500 E. (River Rd.),
Midway

County: Wasatch

State: Utah 84049

Date: 12/23/2017

Coordinates: Within the NW 1/4
of Section 35, T3S, R4E.

Prepared by: ahorizon Resources, L.L.C.
David W. Gardner
P.O. Box 307
Park City, UT 84060
435-714-1168
ahorizonf@msn.com

ahorizon Resources, L.L.C. Wetland Delineation for: Ken Craig.




WETLAND DELINEATION SUMMARY
Ken Craig, 565 N. 500 E. (River Road), Midway UT 84049

Property owner—

Parcel size — 1.00 acres

Location — Within the NW 1/4 of Section 33, T3S R4E

Directions — From I-80 take the US 40 Exit toward Heber. Continue on US 40 approximately 12.94
miles, turn right at the stop light onto River Road toward Midway. Proceed approximately 3.31 miles to
the round-about, take the second exit to stay on River Road (500 E.), continue for approximately .53
miles to the property on the right (west) side of the road.

Delineation method - The delineation was conducted according to the guidelines and procedures in the
US Army Corps of Engineers Wetlands Delineation Manual (Technical Report Y-87-1).

Existing field conditions — The site is at approximately 5616 to 5621 feet in elevation and consists of areas of
mildly sloping uplands (approx. 40.4%) and wetlands (approx. 59.6%) which include a channelized stream course. a
pothole, wet fresh meadow and cattail marsh. Perennial and intermittent water is supplied to the site from a
channelized stream on the north boundary that originates from irrigation waters coming from Snake Creek and
perennial water tflowing from springs and seeps west of the property. Ground water also spreads and enters along the
west boundary and surfaces on the south lot line to form a small cattail marsh. All water is linked to flows from
mountain canyons and springs that contribute water to the Provo River drainage system. The site is greatly
influenced by ground water flow charged by seasonal moisture levels and topographic position. The
hydrology of the site is further influenced and complicated by the depth of soils and consolidation,
fracturing and depth of the underlying travertine bedrock.

Vegetation — Vegetation on both upland and wetland consists of areas of introduced & native grass and herbaceous
forbs dominated by Creeping Wild Rye, Orchard Grass, Reed Canary Grass, Kentucky Bluegrass, Smooth Brome,
Canadian Thistle, Baltic Rush, Bracted American-Aster and Broad-leaf Cat-Tail. The percentage of occurrence as
dominants at the data points for these species varies between the uplands and wetlands as shown in the following
text (see Table 1). Species that occur as dominants in greater percentage on wetlands include Reed Canary Grass,
Canadian Thistle, Kentucky Bluegrass, Bracted American-Aster and Broad-Leaf Cat-Tail. Non dominant species
that occur more densely and commonly on wetlands than uplands include Fuller's Teasel, Spreading Bent Grass and
Baltic Rush. Species that occur more densely and commonly on uplands include Orchard Grass, Smooth Brome and
Showy Milk Weed. Creeping Wild Rye, Russian Olive. Gypsy-Flower and Nuttall's Sunflower shared distribution
nearly equally between wetlands and uplands.

Soils — The Summit Soil Survey maps site soils as Spaa Silt Loam (SpB) 0-5% slopes across the whole site, Near
surface soils typically encountered were 7.5YR 2.5/1 to 7.5YR 3/2. Upland soils typically ranged from 7.5YR 3/2
near surface and 7.5YR 4/1 middle levels to 7.5YR 4/1 to 5/2 in the lower levels. Wetland soils ranged from 7.5YR
2.5/1 or 3/1 near surface to 7.5YR 3/1 to 3/2 in the middle lavers and deep soils were 7.5YR 4/1 to 10YR 8/2.
Concentrations and depletions occurred in only 3 wetland soil samples from 6" to 17" in depth and ranged from 5YR
4/6 10 7.5YR 576, with one near surface (5") Gleyl 8N. Surface root layer thickness was consistent across the site
being commonly to 6”-7". Soil value, texture and moisture are affected by the undulating presence of a layer of
either continuous or fragmented travertine. A typical sample of travertine was 10YR 7/1.

Hvdrology - Site hydrology is influenced by a consistent flow channeled from mountain canyon stream
runoff, local runoff from offsite springs and ground water flow charged by seasonal moisture levels and
concentrated due to topographic position.

Wetland boundary justification ~The boundary is based on dominance of hydrophytic plant species, presence of
high soil moisture/saturation, topographic position and upper layers of dark value chroma 1 or 2 soils with mottles or
depletions occasional in the lower layers.

Observed foreign commerce connection — none

Wetlands/waters demonstrated to be present solelv due to irrigation — .0 acres

Natural wetlands/waters that appear to be isolated — none

Total jurisdictional wetlands — .596 acres

ahorizon Resources, L.L.C. Wetland Delineation for: Ken Craig.
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Wasatch County Web Map

o |
S .
7 T S ==t
5 S
t
i 0&-1577 ~ 1 17-6!
i by 21-0097
” : ;&
_— z )
i = —_— = . b.‘l’b
R i ' " >0
~ = ] P& ey v
=i D A ;\\ | ~ | N——
: a @ a2l -
T ‘ - s o o -3 !I i TR
~ 05-4589
1 D S SUUSUR—
o 21-2777
P9
. 16-8588
wer— Yl R = A | 06-4505 21-2785
T WATTS-REMUND-EARMS PUDPH L -
Tor=7 LY |~ Mo _ MEDBY pones
o Ll | A A 3
TE- SN A
- A b 59 (; 55 92
L e i
7% e 1 i
ol 3 21-3773
e - 20-89391 | eLmerdd
p A o
|y s
\ -2
e 06-4613 g
¢ c
a5] :
13"5 A i e
m 1 i
n | 14-5370 S
T 05-4553 |
= B : B Sl } TR MLy S i o
Z ROCKWELL WAY ; o
! 14-53¢ Sources: Esri, HERE, Garmin. USGS, Intermap, INCREM!
o * (Hong Kong). Esri Korea, Esri (Thailand), NGCC €0 ™
CKWELL CIR e Comrammy 0.0¢

The beurdary lines shown here have
niernal use of Wasatch County and

Questicns cencerning ownershp bot
attorney, or icensed land survayor.
or usgfulness of this informaticn. Th
cencerning ths nformation's agerop



dVIN ONVIL3M |

6r0re LN ‘AeMpIN
(Peoy JoAY) 3 005 N 595
Biean uey

ANV 1L3M
Fi

idn

anNv1dn ; ot Tatl 2y
« aNYILIM G
e - CIEED)

31va | : [ aauinoIy sEIINIONG

-— 40 nﬂOU WOX4 LINH3d & ; 2 ¢ {S2.2y,900°0
89LL-PLL-GEY i ‘OINOWIH 38 0L SIHOW 7 2B 1910430
Lo\ S

Jaupleg piaeq , et
271 seaunosay : : SFUIY 1O
uozloyy |

ol K T Lok R
TR [T AT AT

pxurspuefspiempiisiovempinbuiddey jeupies prea\S1OIrodd LL0ASLOIrOYd TIVINSWOHdV'S

AHIOVINI DOV HYLN ONY
ALNNOD HO LYSYM 308N0S

spuEd |
i
sa10Y 00'L

Asepunog
Apedoid

= )

wep Jeiem ubiH
I 158), ABOj0IPAH
ued eleq




