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CITY COUNCIL MEETING STAFF REPORT 

 
 
DATE OF MEETING:  December 4, 2018 
 
NAME OF PROJECT: LaBarge Subdivision 
 
NAME OF APPLICANT: Epic Engineering 
 
NAME OF OWNER: Michael LaBarge 
 
AGENDA ITEM: Preliminary Approval 
 
LOCATION OF ITEM: 922 North Pine Canyon Road 
 
ZONING DESIGNATION: R-1-15/R-1-22 

 
 

 
 
ITEM: 5 
 
Epic Engineering, agent for Michael LaBarge, is requesting approval of a large-scale 
subdivision. The proposal is for a four-lot subdivision that is 4.2 acres in size. The 
property is located at 922 North Pine Canyon Road and is partially in the R-1-15 zone 
and partially in the R-1-22 zone. 
 
 
 
BACKGROUND: 
 
This request is for preliminary approval of a large-scale subdivision on 4.2 acres and will 
contain four lots. All four of the proposed lots in the subdivision will obtain frontage by 
extending the stub road from Swiss Farms to create a cul-de-sac in the proposed 
subdivision. There will be a stub built into the new road to access the Brown’s parcel that 
could be used to a connect a road to Pine Canyon Road if the parcel is developed in the 
future. The property is in the R-1-15 and R-1-22 zoning districts and the lots do comply 
with the minimum requirements of frontage, width and acreage for lots in these zones.  
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LAND USE SUMMARY: 
 

• 4.2-acre parcel 
 
• R-1-15 & R-1-22 zoning  
 
• Proposal contains four lots 

 
• Frontage on Pine Canyon Road and Swiss Farm Way 
 
• The lots will connect to the Midway Sanitation District sewer, Midway City’s 

culinary water line, and Midway Irrigation Company’s secondary water line 
 
 
ANALYSIS: 

 
Access – Primary access for all four of the proposed lots in the subdivision will obtain 
frontage by extending the stub road from Swiss Farms to create a cul-de-sac in the 
proposed subdivision. There will be a stub built into the new road to access the 
Brown’s parcel that could be used to a connect a road to Pine Canyon Road if the 
parcel is developed in the future. The applicant has mentioned to staff the ability to 
access Pine Canyon Road from the back of lot 1. City Council will need to 
specifically grant access for the lot owner to have this ability since the road is 
classified as a collector with limited access.  
 
Density – The proposed density of the subdivision is less then the maximum amount 
allowed by the zoning. It appears that the maximum density of the property could be 
as great as eight lots. The developer is proposing a density of four which will help 
retain a more open feel for the area. 
 
Swiss Farm Way cul-de-sac – The developer will construct a cul-de-sac on the stub 
road of Swiss Farm Way on the west side of Swiss Farm Subdivision. The cul-de-sac 
may be temporary if the Brown’s parcel (OMI-0230-0-027-034) is developed and the 
cul-de-sac becomes part of a through road to Pine Canyon Road. A note should be 
included on the plat that explains this possibility of the road connection from Swiss 
Farm Subdivision to Pine Canyon Road. In order to build the cul-de-sac, the 
developer must obtain property from Larry Brown, property owner to the south. This 
property must be deeded to the City before the recording of the subdivision plat. Staff 
recommends an agreement between the developer and Mr. Brown is in place before 
preliminary approval is granted. 
 
The proposed cul-de-sac length will be greater than the 500’ standard as described in 
the City’s construction standards. The current cul-de-sac in Swiss Farms is 
nonconforming and is about 750’ in length. The proposed cul-de-sac would extend 
the length to 1,000’. Staff has discussed this issue with the applicant and a potential 
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solution has been developed that would allow support for the proposal if two 
conditions are met: 
 

1. A stub is built into the cul-de-sac that would allow a future connecting road to 
Pine Canyon Road through the Brown property if that property is ever 
developed. This is similar to the current situation where there is a stub road 
exiting Swiss Farms into the LaBarge and Brown properties.  
 

2. Lot 1 is deed restricted so that it can never be further subdivided. Without the 
deed restriction Lot 1 could be divided easily into four lots and possible five 
lots. With a higher density, the proposed cul-de-sac should be a through road 
from Swiss Farms to Pine Canyon through the proposed subdivision. Because 
of the proposed lower density, with accompanying deed restriction, staff feels 
the current proposal should be considered. The proposed design will help keep 
an open feel and rural atmosphere along Pine Canyon Road and is also the 
description of Midway found in the General Plan. 

 
Water Connection – The lot will connect to the City’s water line located under Pine 
Canyon Road. 
 
Sewer Connection – The lot will connect to Midway Sanitations District’s line located 
in the area. 
 
Secondary Water Connection – The lots will connect to Midway Irrigation 
Company’s secondary which is already servicing the property. A lateral will be 
created for all four lots. 
 
Midway Irrigation Company Easement – Midway Irrigation Company has a 
prescriptive easement, in which, a buried irrigation pipe that runs along the southern 
boundary of the property. This easement must be noted on the plat to protect the 
pipeline from encroachments and to grant access for maintenance. Midway Irrigation 
Company also owns a ditch along the west side of the property that runs parallel Pine 
Canyon Road. They are also asking for an easement along the ditch. Both easements 
should be 16’ 6” from the center line of the ditch and pipe on both sides for the areas 
of the easement that fall within the boundaries of the plat. 
 
Wetlands – A wetlands study prepared by Wise Earth was submitted to the City that 
states “There are not wetlands or waterways on site.”  This study is dated April 2018. 
The City has a copy of a December 18, 2006 study that is also from Wise Earth that 
showed the clear majority of the property as wetlands. The recent study explains that 
because of development in the area and the change from flood irrigation to 
pressurized irrigation has changed the site from wetlands to drier lands. The City has 
received a letter from the US Army Corps of Engineers that has approved the most 
recent wetlands study (please see attached). 
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Pine Canyon Road large-scale subdivision setback – The required setback on Pine 
Canyon Road for a small-scale subdivision is 100’ for all structures. The plat will 
note the 100’ setback requirement. 

 
Pine Canyon Road Bike Lane – The master trail plan shows an attached 8’ attached 
asphalt bike trail along Pine Canyon 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 the bike lane along the 
entirety of Pine Canyon Road.  
 

 
WATER BOARD RECOMMENDATION: 
 
The Water Board has recommended that 12.53 acre-feet of water are required for the 
proposed subdivision. They are also requesting that all easements, as previously 
described, and secondary water meters are installed for the four lots. 
 
 
PLANNING COMMISSION RECOMMENDATION: 
 
Motion: Commissioner Nicholas: I move that we conditionally approve the Labarge on 
the large-scale subdivision is for a four-lot subdivision that is 4.2 acres in size. The 
property is located at 922 North Pine Canyon Road and is partially in the R-1-15 zone 
and partially in the R-1-22 zone. The conditions are the conditions that are listed on page 
5 on the staff report. The park strip should be maintained by using animal friendly plants, 
it is optimal to plant grass. 
Seconded: Commissioner O’Toole 
Chairman Kohler: Any discussion on the motion?  
Natalie Streeter stated that the park strip should be maintained by using animal friendly 
plants, it is optimal to plant grass. 
Chairman Kohler: All in favor. 
Ayes: Commissioners: Streeter, Payne, Nicholas and O’Toole 
Nays: None 
Motion: Passed 
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POSSIBLE FINDINGS: 
 
• The proposed lots meet the minimum requirements for the R-1-15 and R-1-22 

zoning districts 
 

• The proposal does meet the intent of the General Plan for the R-1-15 and R-1-22 
zoning districts 
 

• 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 
 

 
ALTERNATIVE ACTIONS: 
 

1. Approval (conditional).  This action can be taken if the City Council feels 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 can be taken if the City Council feels 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. Denial.  This action can be taken if the City Council feels that the request does 

not meet the intent of the ordinance. 
 

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

1. An agreement between the developer and Larry Brown is made before 
preliminary approval is granted.  
 

2. Funds to build the bike lane along Pine Canyon Road are added to the general 
trails fund. Those funds will be used as part of a larger improvement project that 
will complete the bike lane along the entirety of Pine Canyon Road.  
 

3. A stub from the proposed cul-de-sac is built to access the Brown property to the 
south that will be used for agricultural access, and if the property is developed in 
the future, for a road connection to Pine Canyon Road.  
 

4. A deed restriction is recorded on lot 1 that in perpetuity restricts the lot from 
being further subdivided and note is included on the plat that explains this 
limitation for lot 1. 
 

5. The owner of lot 1 will landscape and maintain the park strip along the south side 
of the road from lot 1 to the boundary of the Swiss Farms subdivision until the 
Brown parcel is developed.  

 
 















michael
Typewriter
December 18, 2006























































    
 

 

 
Wise Earth 922 Pine Canyon Road Location Map Sheet 
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