Midway City Planning Commission Regular Meeting
Tuesday March 12, 2019

Notice is hereby given that the Midway City Planning Commission will hold their regular

meeting at 7:00 p.m., Tuesday, March 12, 2019, at the
Midway City Community Center
160 West Main Street, Midway, Utah

6:45 P.M. Briefing Meeting

o City Council Liaison Report, no action will be taken and the public is welcome to
attend.

7:00 P.M. Regular Meeting

Call to Order

e Welcome and Introductions; Opening Remarks or Invocation; Pledge of
Allegiance

Reqular Business

1

Review and possibly approve the Planning Commission Meeting Minutes of January
8, 2019.

Michael Murphy is requesting a Conditional Use Permits for transient rental unit on
his property located at 425 Homestead Drive. This proposal is in the Transient
Rental Overlay District and is in the R-1-22 zone.

a. Discussion of the proposed conditional use permit
b. Possible recommendation to City Council

Russ Watts, agent for Watts Enterprises, is proposing to amend the Homestead
Master Plan that was approved in 2008. The proposed amendment includes 290
units in the form of hotels, villas, estate lodges, bungalows, and glamping. The
proposal is on 50.09 acres and contains 30 acres of open space. The property is in
the Resort Zone (RZ).

a. Discussion of the proposed master plan amendment
b. Possible recommendation to City Council

Berg Engineering, agent for Probst Higley Developers LLC, is requesting Preliminary
Approval for Phase 3 and Phase 4 of the Scotch Fields PUD a large-scale planned
unit development. The proposal is for 48 units located on 20.97 acres. The proposal
is located west of Valais and is in the RA-1-43 zone.

a. Discussion of the proposal
b. Possible recommendation to City Council

Adjournment



Review and possibly approve the
Planning Commission Meeting Minutes
of February 12, 2019

Meeting Date: March 13, 2019
Agenda Item #1



Midway City Planning Commission Regular Meeting
Minutes February 12, 2019

Notice is hereby given that the Midway City Planning Commission will hold their regular meeting
at 7:00 p.m., February 12, 2019, at the Midway City Community Center
160 West Main Street, Midway, Utah

Attendance Staff Excused

Jim Kohler — Chairman Michael Henke — City Planner Natalie Streeter
Kevin Payne— Vice Chairman  Melannie Egan — Admin. Assistant Kimberly Whitney
Jeff Nicholas Wes Johnson — City Engineer

Jon McKeon

Bill Ream

Rob Bouwhuis

7:00 P.M. Reqular Meeting

Call to Order

o Welcome and Introductions; Opening Remarks or Invocation; Pledge of Allegiance
o Invocation was given by Commissioner Nicholas
o Chairman Kohler led the Pledge of Allegiance

Liaison Report

Item: 1

Review and possibly approve the Work Meeting and Planning Commission Meeting of February
12, 2019.

Motion: Commissioner Ream: | move that we approve the Planning Commission meeting
minutes of January 8, 2019.

Seconded: Commissioner McKeon:

Chairman Kohler: Any discussion the motion?

There was none

Chairman Kohler: All in favor.

Ayes: Commissioners: Payne, Nicholas, Ream, Bouwhuis, McKeon

Nays: None

Motion: Passed
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areas accessed by the above-mentioned roads, a secondary access/exit out of the
canyon built by the developer to City standards will be required. This section shall not
apply to Rural Preservation Subdivisions located within the areas accessed by the above-
mentioned roads.

Public Hearing Comments Open

Brian Balls with Summit Commission: Is this why this is on the commission agenda today,
because of the item that we have submitted for this meeting. Cul-de-sacs are a demand, prices
increase and the value increases. Property tax value flows into the city coffers and

generates more property taxes, even though the cost is less in creating the cul-de-sac.

There is no magic bullet that it should be this or that after discussions from jurisdictions from all
over. Wallsburg is 8 miles long and is one giant cul-de-sac. However, it is the fire marshal who
is the ultimate hammer. The state allows 30 homes, but this is just the beginning of the
discussion. We are looking for consideration and there is going to be other input points to be an
active discussion.

Public Hearing Comments Closed

Commissioner Discussion:

Chairman Kolher asked if San Prex would have ever been approved under this new code?
Michael Henke stated no. However, we did receive 110K from the developer for a future second
point of access.

Fire district has a 1300-foot limit and the fire marshal has a 30 lot limit.
Kevin Payne is in support of the existing language.

Bill Ream: He likes them, if there is not anything that has been documented as an issue, cul-de-
sacs is more of a rural feel than the grids like in Salt Lake City.

Motion: Commissioner Payne: | make a motion that we recommend approval of item #2,
Midway City proposing a code text amendment to the cities land use code and that would create
standards for cul-de-sacs that may include maximum lengths and the number of dwellings
allowed to access the cul-de-sac. The proposed amendment would also adopt standards for
existing nonconforming cul-de-sacs. The proposed text would be that which was presented by
staff and accept the staff findings as listed in the staff report.

Seconded: Commissioner Nicholas

Chairman Kohler: Any discussion on the motion?

Chairman Kohler: All in favor.

Ayes: Commissioners: Payne, Nicholas, Bouwhuis, McKeon

Nays: Ream

Motion: Passed
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» 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.

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

* 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.

« Two Midway Irrigation Company easements would be included on the plat map as
described in the staff report.

* 100’ setback is shown on the plat parallel Pine Canyon Road.

« All water will be turned over to the City as recommended by the Midway Water Advisory
Board.

Mike LaBarge spoke about the easements, there was no irrigation and asked for proof regarding
the code and was it just put in. This was not addressed before and before the preliminary
approval. To add it to a condition versus a recommendation.

Open for Public Comment
None
Closed for Public Comment

Motion: Commissioner Nicholas: | move that we recommend final approval of the LaBarge
Subdivision the final of a large-scale subdivision. The Proposal is for a four-lot subdivision that is
4.2 acres in size, located at 922 Pine Canyon Road and is partially in the R-1-15 zone and
partially in the R-1-22 zone. We approve the staff report and staff findings and the
recommended conditions listed in the staff report and that we also place the recommended
conditions listed in the staff report and water board into this motion.

Seconded: Commissioner Ream

Chairman Kohler: Any discussion on the motion?

Chairman Kohler: All in favor.

Ayes: Commissioners: Payne, Nicholas, McKeon

Nays: Bouwhuis

Motion: Passed

ltem 4.

Summit Engineering Group, agent for Devco Homes, is requesting preliminary approval of a
large-scale subdivision. The proposal is for a 16-lot subdivision that is 10.03 acres in size. The
property is located at 800 East Main Street and is in the R-1-15 zone.

Planner Henke gave a presentation
Land Use Summary

* R-1-15 zone
* 10.03 acres
* 16 lots

+ 2.51 acres of open space
5|Page



Rob Bouwhuis was concerned about the new code regarding the cul-de-sac code change.

Kevin Payne: We cannot allow the new code to be part of this discussion regarding this proposal
as it came in before the new code was recommended.

Brian Balls with Summit Engineering stated: The property is on the far east edge of the city

The property is sandwiched in and is limiting in points of access.

The stub road is where it is which is a close as it could be near the master plan road.

The discussions are moving forward with the owner Howder regarding access and the proposed
road on the Master plan.

Irrigation is hopefully to be piped north directly to the pond and it looks like the best solution to
work with everyone.

The mail box issue will be dealt with before we come to final.

Access to the pond, the map does not show it but the city park parking lot is sitting directly at the
beginning of the cul-de-sac and is only 800 feet to the pond.

If the city does not pick up the park to become public than the homeowners will most likely
remain a private park.

Notice regarding a temporary turnaround as opposed to a cul-de-sac. A sign on the plat.
Agreement or by practice, need more time and are dedicated to work through.

Ream stated that it would be very nice to have the trail go along the pond and use the park as a
trail head.

John from Devco Homes:

Create an atmosphere that all the neighborhood could enjoy the pond, we created a pier for
fishing and benches on the back side to create a nice.

If the park remains private than the stub road is not optimal, which is why the pond being public
would be optimal.

The commission loves the pond, but the question came up regarding controlling half the pond.
Kevin Payne stated that the code as written gives no leeway regarding the pond and its potential

Ron Sprattling the past owner of the property stated: That the home is vacant, and they have
always wanted to develop the property.

If there is a way to help lot 8 and open the view to the pond. Possible to create an easement
and have the HOA maintain or the City (if it was a public park) and still meet the requirements
for frontage.

Chairman Kolher stated that we swallow the that the density has not been reduced as an
observation.

Kevin Payne stated to get rid of the stub road and would be willing that the lots be moved down
and create more open space at the pond area.

Bill Ream: likes the idea Payne presented.

Brian Balls: The required space is 15% and we increased the open space by 10 more, so the
density is over what is required.
Is open to looking at opening up more open space at the pond in replacement for the stub road.
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Michael Murphy is requesting a
Conditional Use Permits for transient
rental unit on his property located at
475 Homestead Drive. This proposal is
in the Transient Rental Overlay District
and is in the R-1-22 zone.

Meeting Date: February 12, 2019
Agenda ltem #2



PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING: March 12, 2019

NAME OF PROJECT: Transient Rental Unit Conditional Use Permit
NAME OF APPLICANT: Michael Murphy

AGENDA ITEM: Conditional Use Permit

LOCATION OF ITEM: 425 Homestead Drive

ZONING DESIGNATION: R-1-22 within the Transient Rental Overlay District
ITEM: 2

Michael Murphy is requesting a Conditional Use Permits for transient rental unit on his
property located at 425 Homestead Drive. This proposal is in the Transient Rental
Overlay District and is in the R-1-22 zone.

BACKGROUND:

Michael Murphy, agent for Big M Investment Company LLC, is requesting a conditional
use permit for a transient rental unit. The property is located at 425 Homestead Drive and
is located in the R-1-22 zones, within the Transient Rental Overlay District (TROD), but
outside the Resort Zone. Therefore, a Conditional Use Permit is required prior to
applying for a Transient Rental Unit License. The parcel is not located in a subdivision so
there are no special provisions, such as CCRs, that regulate use or activity on the
property. If approved, the applicant will need to provide all required information to the
City to assure compliance with the City’s transient rental unit ordinance.

Item 2 Conditional Use Permit



The property is relatively large at 6.35 acres. There is one four-bedroom dwelling on the
property and most of the property is in agricultural production. The home has been
licensed by the City for transient rentals for about 10 years through 1990s. The owner
stopped renting the dwelling several years ago and now would like to begin renting again.

The applicant plans to comply with all the requirements as listed in the code which
includes that they contract with a City licensed property management company, provide
off-street parking, obey occupancy limits, among other requirements. A conditional use
permit is required to inform the neighbors of the proposed use. Letters will be sent out to
all property owners within 600" of the parcel that will invite them to comment to the City
and to invite them to the public hearing that will be held at a future date before the City
Council.

There are several benefits the City receives from transient rental units. One benefit to the
City is all owners of transient rental units pay a transient rental tax. This money is a
benefit to the City and to residents of the City. Another benefit is the resort tax the City
collects. Few cities in Utah qualify to be able to gather this tax because the requirement is
the ratio of nightly rental rooms and units compared to the permanent population of the
community. If the percentage of rental units compared to the permanent population is
high enough then the City can continue to collect the resort tax which equaled about
$600,000 last year. The City is actively trying to comply with State requirements to
continue to collect the resort tax and every unit that is rented helps the City to continue to
collect the tax.

This item has been noticed in the local newspaper for two weeks and in the State’s
website for the Planning Commission meeting. Mailed notices will be sent out to all
property owners within 600 before the public hearing before the City Council.

ANALYSIS:

The comments in italicized represent Planning Staff’s comments pertaining to
compliance or lack of compliance with the findings the Planning Commission must make
in considering this request. Section 16.26.120 requires specifically the Planning
Commission to find that:

1. The proposed use is conditionally permitted within the Land Use Title, and would
not impair the integrity and character of the intended purpose of the subject
zoning district and complies with all of the applicable provisions of this Code;
planning staff believes that the proposal will not have a significant impact on the
neighborhood, the nearest dwelling is about 300° from the proposed rental unit
and is on the far side of Homestead Drive in The Links PUD. Also, staff has
analyzed the proposal and it appears that it will comply with the provisions of the
Code.

2. The proposed use is consistent with the General Plan; no issues have been
identified.
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The approval of the conditional use or special exception permit for the proposed
use is in compliance with the requirements of state, federal and Midway City or
other local regulations; the applicant is required to apply and receive approval of
a transient Rental License before they will be allowed to rent the unit. This license
requires them to register with the State for tax purposes, have their unit inspected
by the building inspector, fire marshal, and health inspector, and contract with a
City licensed property manager.

There will be no potential, significant negative effects upon the environmental
quality and natural resources that could not be properly mitigated and monitored;
no issues have been identified.

The design, location, size, and operating characteristics of the proposed use are
compatible with the existing and future land uses with the general area in which
the proposed use is to be located and will not create significant noise, traffic, or
other conditions or situations that may be objectionable or detrimental to other
permitted uses in the vicinity or adverse to the public interest, health, safety,
convenience, or welfare to the City; the proposed use and associated traffic is
consistent with the adjacent units and the neighborhood.

The subject site is physically suitable for the type and density/intensity of the proposed
use; it appears that the proposal is suitable based on the proposed use.

There are adequate provisions for public access, including internal and surrounding
traffic flow, water, sanitation, and public utilities, and services to insure that the proposed
use would not be detrimental to public health and safety; no detrimental impacts have
been identified.

POSSIBLE FINDINGS:

Item 2

The proposed use is a conditional use in the R-1-22 zone and is in the Transient
Rental Overlay Zone.

The proposal does meet the vision for residential development the R-1-22 zone
within the TROD in the General Plan.

Every licensed rental unit helps the City to comply with State requirements that
allows the City to collect the resort tax

Conditional Use Permit



ALTERNATIVE ACTIONS:

1.

Item 2

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
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
c. Reasons for denial

Conditional Use Permit
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Review and possibly approve the 3.
Russ Watts, agent for Watts
Enterprises, is proposing to amend the
Homestead Master Plan that was
approved in 2008. The proposed
amendment includes 290 units in the
form of hotels, villas, estate lodges,
bungalows, and glamping. The proposal
is on 50.09 acres and contains 30 acres
of open space. The property is in the
Resort Zone (RZ).

Meeting Date: March 13, 2019
Agenda ltem #3



PLANNING COMMISSION MEETING STAFF REPORT

DATE OF MEETING: March 12, 2019

NAME OF PROJECT: Homestead Resort Revitalization
NAME OF APPLICANT: Watts Enterprises

AGENDA ITEM: Master Plan Amendment
LOCATION OF ITEM: 700 North Homestead Drive
ZONING DESIGNATION: RZ

ITEM: 3

Russ Watts, agent for Watts Enterprises, is proposing to amend the Homestead Master
Plan that was approved in 2008. The proposed amendment includes 290 units in the form
of hotels, villas, estate lodges, bungalows, and glamping. The proposal is on 50.09 acres
and contains 30 acres of open space. The property is in the Resort Zone (RZ).

BACKGROUND:

Watts Enterprises is proposing a Master Plan amendment of The Homestead Resort’s
master plan which was approved by the City Council on August 27, 2008 (2008 Master
Plan). The 2008 Master Plan and its accompanying development agreement included
hotels, commercial space, cottages, and amenities. The density of the 2008 Master Plan is
245 units with 453 keys (lockout units.) The proposed amendment includes hotels, spa
and wellness center, conference center, condominium building, estates, villas, bungalows
employee housing, glamping sites, maintenance building and amenities. The amenities
include the golf course, golf clubhouse, discovery barn, estates clubhouse, little white
chapel event center, event pavilion, American Girl Village, tree house play area, barn
event venue, horse barn and stables, indoor driving range and golf warm-up facility. The

B
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proposed plan includes 1,003 parking stalls that will be spread throughout the master
plan. The developer is proposing to amend the master plan to create a greater variety of
lodging product and to create more amenities that will attract more visitors on a year-
round basis.

The Homestead is a very important heritage landmark in Midway and many tourists
associate the names “Midway” and “Homestead” as one. It is important that the essence
of The Homestead is preserved in this proposal as it was in the 2008 Master Plan. The
developer has included architecture and activities that have been historically associated
with The Homestead in the proposal. The Homestead is also an important economic
driver in Midway for both economic activity that has a residual impact on other
businesses but also an important tax revenue source for the City which, in turn, helps
keep property taxes low which is a benefit to all residents of Midway. Some of the items
that should be considered are:

e Enhancement of the Homestead property and surrounding neighborhoods
e Impacts of the proposed concept plan on surrounding neighborhoods.
e Economic development

o Transient room tax

o Property tax

o Sales tax

o Resort tax

o Residual economic impact on local businesses

e Public trail development

The 2008 Master Plan is entitled under the July 11, 2006 Midway City land use code and
the entitlement is effective until August 27, 2058. The 2008 Master Plan contains a
provision under section 5 that allows the master plan agreement to be amended if both the
City and the developer mutually agree to amend the agreement. The developer has
petitioned the City to amend the agreement which leaves vesting rights under the 2006
Midway City zoning ordinance instead of the current RZ code. The City is under no
obligation to amend the agreement and should only do so if the proposed plan is more
beneficial to the City than the current vested plan. Because of the nature of mutually
agreeing to amend the agreement by both parties, the City and the developer can
negotiate terms of the agreement. Items not listed in the 2006 zoning ordinance may be
required by the City if the City deems those items necessary to mitigate impacts of the
development and to promote community benefits. The City has included several
requirements that will be explained in this report.

Item 3 Master Plan 2



The property is 50.09 acres in size and will be developed in five phases. The applicant is
proposing a Planned Unit Development (PUD) within the resort. All roads in the
development will be private roads (staff recommends that all private roads will have a
public access easement that will be noted on the plat). There will be 74.5% open space
according to the phasing plan that has been submitted. Areas outside of buildings will be
common area owned by the homeowner’s association (HOA). There will also be a mix of
public and private trails throughout the development.

Sensitive lands area also located on the property will be left undisturbed as required by
the land use ordinance. These sensitive lands include the Crater, which is defined as a
major geologic feature, and wetlands.

The Land Use Code requires that a Master Plan request must demonstrate that approval
of the project in multiple phases can occur such that the project can still function
autonomously if subsequent phases are not completed. Therefore, the Master Plan
application must demonstrate that sufficient property, water rights, roads, sensitive lands
protection, and open space are proposed with the first phase to allow the project to

function without subsequent phases. All water rights required will be held in escrow by
the City before the master plan agreement is recorded.

LAND USE SUMMARY:
e 50.09 acres
e Resort Zone (RZ)
e Five phases
e Project is a Planned Unit Development within a resort
e Private roads and storm drain system will be maintained by the HOA

e The lots will connect to the Midway Sanitation District sewer and to the City’s
culinary water line.

e An 8 paved public trail is planned to run north and south through the length of
the property and east and west. Offsite trails will be built along 200 North and
Homestead Drive to the southern boundary of the property and north of The
Kantons at Village Green to the southern boundary of Kimball Estates.

e Sensitive lands on the property include The Crater and wetlands

Jtem 3 Master Plan 3



ANALYSIS:

Open Space — The code requires that with each phase there is enough open space to
comply with the 55% requirement of the code. If phase I has 75% open space, then
phase II only needs to have 25% open space if both phases are equal in acreage. The
proposed plans do comply with the open space requirements. Open space per phase is
the following:

Total Acreage Open Space %
Phase | 23:87 17.77 74.44%
Phase 2 6.46 4.16 64.4%
Phase 3 3.51 4.18 75.86%
Phase 4 13.11 10.99 83.82%
Phase 5 1.06 0.16 16.67%

50.01 37.26 74.5%

Density — The RZ does not have a density limit. There are requirements that limit
density which include required open space, parking, height restrictions, minimum size
of rooms, and setbacks. The density of the 2008 Master Plan is 245 units with 453
keys (lockout units) but the density of the current plan is unknown until there are
submittals for each phase. With each submittal, code requirements will be verified to
assure compliance.

Access — Each phase of the subdivision must meet the access. The south area of the
plan that accesses the townhomes and some of the estate lots needs a second point of
access. The International Fire Code limits 30 units to one point of access. There are
64 units accessing from the southern loop.

The development has four points of access that will be built to City standards. There
1s another access to Pine Canyon Road that will be a maintenance road /public trail.
Staff and the developer have discussed installing emergency access gates at the
entrance to The Links and at the maintenance road from Pine Canyon Road. This will
force all resort traffic to Homestead Drive, where it has traditionally been located,
and will not allow the resort traffic to enter through surrounding residential
neighborhoods. Per the land use code, gates are not allowed in standard subdivisions
and PUDs but the RZ code does not limit them.

Traffic Study — The developers have not yet submitted a traffic study to the City as
part of the application. Horrocks Engineers will review the study to determine what
road improvements are required.

Transient Rental Requirement — The City is requiring that 90% of all units are rented
on a transient basis. This will assure a tax base for the City which will benefit the
general population. This will be required in the master plan agreement and also in the
CCRs for the Homestead. All rental units will need to be licensed with the City and
have property managers.

Item 3 Master Plan 4



Geotechnical Study — The developers have not yet submitted a geotechnical study to
the City as part of the application. Horrocks Engineers will review the study to
determine if any special requirements are needed for construction of the roads and
future structures in the development.

Public Participation Meeting — The developers held a public participation meeting on
February 21, 2019 as required by the ordinance for master plan applications. This
requirement is to give the developers an opportunity to present the development to the
surrounding residents of the proposed development.

Sensitive Lands — The property does contain some wetlands and geologic sensitive
lands that cannot be disturbed through the development process. The wetlands will
become part of the open space for the development and will be preserved. If any
wetlands are disturbed, approval must first be received from the Army Corp of
Engineers. The Crater is defined as a major geologic feature in the sensitive lands
ordinance and cannot be developed or disturbed, although the crater has been
developed in several way over the past century. The developer is proposing to make
the access to the Crater safer. The amended development agreement allows some
modifications to access may be made for ADA accessibility if approved by the City
Council.

Trails — The Trails Master Plan contains two trails that cross the property. One is the
Homestead Trail and the other is a trail connection from Pine Canyon Road to
Homestead Drive. The developer will build both trails and dedicate a public easement
on the plat. Both will be 8” paved trails. Further, the developer has agreed to connect
the Homestead Trail to the City trail that ends at about 500 East Homestead Drive at
his expense. This will allow members of the community to safely access the area
around Homestead Drive where a trail is greatly needed. This trail will also allow
tourists to safely travel from the resort to Main Street and those tourists may support
other businesses in town. The developer has also agreed, at his expense, to construct a
trail from the north end of The Kantons to Kimball Estates across the golf course
parallel Homestead Drive. This section will also help complete the Master Trail plan
that will benefit residents and tourists alike.

Architecture Theme — The developer is petitioning that all structures in the proposal
follow the traditional architectural design of The Homestead and not the Swiss and
Old European theme the City ahs adopted. The developer has explained that he would
rather follow the historic and traditional Homestead design of the current structures.
The Visual and Architectural Committee (VAC) reviewed the proposed theme in their
meeting on February 26, 2019 and recommended that the developer be allowed to
receive an exception from the required architectural theme. The current City code
does allow for an exception in Section 16.15.4 (G)(3) which states:
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Building Design Guidelines. Building design guidelines shall reflect: The
community's architectural character choices emphasizing Swiss/European
Alpine themes (or other themes as approved by the City Council after a
recommendation from the VAC and Planning Commission).

Also, the 2008 Master Plan states the following:

Building materials and colors that are compatible with the natural
environment and the existing buildings in The Homestead are encouraged.

Setbacks — The proposed development is designed with the setbacks from the 2006
code in which the current master plan is vested. There is a required 100’ setback
along Homestead Drive. There are 30” setbacks on the north, south and east
boundaries. The one exception is area where units are adjacent to areas of platted and
dedicated open space the will never be developed. This includes the open space for
The Links along the driving range. Because of the dedicated open space and lack of
future development the setback is less than 30°.

Height of structures — The height of all structures in the development are required to
be no higher than an elevation of 5680°, two feet lower than the highest elevation of
the Crater. The only structures that will exceed 35 in height are the proposed hotels.
All other structures such as the townhomes and the estates homes will be 35’ or less
in height as required by Section 16.13.10 of the City Code. The applicant will need to
submit a contour and elevation information of the property with the preliminary and
final plan submittals. All future elevation certificates will need to be based on that
information.

Building Area Dimensional Limitations — The 2006 code requires that building
coverage not exceed 12,000 square feet per acre or greater than 27.5% of an acre. The
applicant has submitted a plan that states that the average building coverage is 14.6%
per acre.

Phase 1 Environmental Study — The developer has submitted the required
Environmental Study. Horrocks Engineers has reviewed the submitted study (please
see attached report).
All five phases will be one HOA — The five phases of the master plan will all be one
Home Owners’ Association and this memorialized in the amended master plan.
VISUAL AND ARCHITECTURAL COMMITTEE RECOMMENDATION:
The Visual and Architectural Committee (VAC) reviewed the proposed theme in their

meeting on February 26, 2019. They recommended approval of the applicant’s proposed
theme which is not Swiss and Old European design but the historic theme of The
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Homestead Resort. The VAC will review individual building architecture in their future
meetings for all buildings shown on the master plan.

WATER BOARD RECOMMENDATION:
The Water Board has reviewed the conceptual master plan. The developer is required to

return to the Water Board to receive a recommendation with a final calculation for water
use before the master plan is reviewed by the City Council.

PROPOSED FINDINGS:
e The proposal will benefit the City financially by creating a greater tax base.

e The proposal will help the City better comply with State requirements regarding
collecting resort tax.

e The public trail system in the development will benefit the entire community by
creating a detached trail along collector roads.

e A second point of access is required in the south area of the proposal where the
townhomes are located.

e A traffic study must be reviewed the City.

e A geotechnical study must be submitted to the City for review.

ALTERNATIVE ACTIONS:
1. Recommendation of Approval (conditional). This action can be taken if the
Planning Commission feels the proposal complies with the requirements of

the Land Use Code.

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

2. Continuance. This action can be taken if the Planning Commission feels that
there are unresolved issues.
Accept staff report
a. List accepted findings
b. Reasons for continuance
1. Unresolved issues that must be addressed
c. Date when the item will be heard again
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&, Recommendation of Denial. This action can be taken if the Planning
Commission feels that the request does not meet the requirements of the
ordinance and the 2008 master plan.

a. Accept staff report
b. List accepted findings
c. Reasons for denial
POSSIBLE CONDITIONS:
1. The southwest end of the proposal which contains 64 units must have a second

Item 3

point of access.

A geotechnical study must be submitted to the City for review.

. A traffic study must be reviewed and accepted by both Midway City and UDOT.

All five phases of the Master Plan will be part of one HOA as described in the
Master Plan agreement.

Landscaping plan must be addressed regarding native grass and wildflower mix.

Master Plan 8



728 West 100 South

Heber Offi
Heber, UT 84032 H O RRO C K S Tel: 435.66524‘25;22

www.horrocks.com wsmn [|1f] s—

Fax; 435.657.1160
ENGINEERS

March 12, 2019

Michael Henke
Midway City Planner
75 North 100 West
Midway, Utah 84049

Subject:

Homestead Resort Revitalization, Master Plan Review

Dear Michael:

Horrocks Engineers recently reviewed the Homestead Resort Revitalization Master Plan. The
following issues should be addressed.

General Comments

Water

Roads

The required water rights should be addressed and resolved by the Water Board prior
to final Master Plan Approval.

A golf ball analysis should be considered during the Master Plan approavel.

To confirm the findings within the Environmental Site Assessment, a site visit
should be performed after the snow melts.

Figures and Appendices should be included in the Environmental Site Assessment as
stated in the Table of Contents.

The proposed resort will be served from the Cottages on the Green pressure zone.
Due to the commercial units within this resort the waterlines diameters will need to
be analyzed during Preliminary approval. We will use the culinary water computer
model to analyze the anticipated fire flow requirements.

The location of the culinary water meters should be discussed.

Access to the Homestead Resort will be from Homestead Drive and Pine Canyon
road. Two connections are proposed for Homestead Drive and one from Pine
Canyon road. Access to the Resort from Pine Canyon should be minimized.

The main entrance to the Resort will be relocated to the North to align with the
existing Bigler Lane entrance.

Any improvements to the access roads, such as acceleration and deceleration lanes
will be addressed with the traffic study.

Because Homestead Drive is a UDOT roadway, UDOT should review and approve
the traffic study as it is completed.

The interior circulation of the Resort will be evaluated and reviewed with the traffic
study.

Delivery truck routing should be shown on the traffic plan.

A more detailed evaluation will be done with preliminary approval.

All roads within the Resort will be private roads.

H:\Midway City'City Developments\Homestead Resort'Master Plan Approval March 12, 2019.docx



Storm Drain
e The storm-drain system within the Resort will be a private system.
¢ A full storm-drain analysis shall be completed. This will be submitted and reviewed
during the Preliminary approval process of each phase.

Trails
° An 8 public trail will be constructed from the North side of the Resort to the existing
trail on 200 North and Creek Place. There will also be a proposed public trail
connecting the Resort to Pine Canyon road.
¢ The proposed trails will be a great benefit to the community, connecting the
Homestead Resort to Midway’s Main Street.
Landscaping

o The landscaping cost for each phase shall be included within the improvements bond.
Please feel free to call our office with any questions.

Sincerely,
HORROCKS ENGINEERS

=

Wesley Johnson, P.E-
Midway City Engineer

cor Paul Berg Berg Engineering

H:\Midway City\City Developments\Homestead Resort\Master Plan Approval March 12, 2019.docx
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Review and possibly approve the 3. Berg
Engineering, agent for Probst Higley
Developers LLC, is requesting
Preliminary Approval for Phase 3 and
Phase 4 of the Scotch Fields PUD a large-
scale planned unit development. The
proposal is for 48 units located on 20.97
acres. The proposal is located west of
Valais and is in the RA-1-43 zone.

Meeting Date: March 13, 2019
Agenda ltem #4



CITY COUNCIL MEETING STAFF REPORT

DATE OF MEETING: March 12,2019

NAME OF PROJECT: Scotch Fields PUD

NAME OF APPLICANT: Probst Enterprises and Dennis Higley
AGENDA ITEM: Phases 3 & 4 Preliminary

LOCATION OF ITEM: West of Valais along Canyon View Road
ZONING DESIGNATION: RA-1-43

ITEM: 4

Berg Engineering, agent for Probst Higley Developers LLC, is requesting Preliminary
Approval for Phase 3 and Phase 4 of the Scotch Fields PUD a large-scale planned unit
development. The proposal is for 48 units located on 20.83 acres. The proposal is located
west of Valais and is in the RA-1-43 zone.

BACKGROUND:

Probst Enterprises and Dennis Higley are proposing preliminary approval of phases 3 and
4 of Scotch Fields PUD. The original master plan was approved August 12, 2015 and
contained five phases. Phases 2 and 3 were later combined into phase 2 so the phases for
this application were originally phases 4 and 5 but they will be titled phases 3 and 4 for
this application and on the plats.

Phases 3 and 4 encompass 20.83 acres and contains 48 units. The property will be
developed as a Planned Unit Development (PUD) and is similar to the Valais PUD to the
east. The two phases contain 7.53 acres of open space while the entire master plan
contains 27.5 acres of open space. These phases contain both public and private roads.
The public road is Canyon View Road that extends to the northern boundary of the
development. There is also a private road that will act as the access for all the building

Item 4 Final 1



pads in both phases. There will also be a mix of public and private trails throughout
phases IT and III. The trail that parallels Canyon View Drive will be a public trail while
the trails in the common area will be private trails. There are sensitive lands in this phase
which are the areas of slope greater than 25%.

LAND USE SUMMARY:

20.83 acres

RA-1-43 zoning

Proposal contains 48 building pads

Project is a Planned Unit Development

Public roads will be the responsibility of the City
Private roads will be the responsibility of the HOA

The HOA has been formed and phases 4 and 5 will also become part of this
same organization and subject to the same CCRs

The lots will connect to the Midway Sanitation District sewer and to the City’s
water line.

8’ paved public trail is planned along Canyon View Road will be built by the
developer.

Sensitive in phases 4 and 5 include sloped area greater than 25%

ANALYSIS:

Open Space —Below is the open space table for all four phases:

Phase

I

II

111
v
Total

Units Total Area Open Space Total Project
Open Space
1-17 18.10 acres 11.85 acres 69.42%
18-41 16.31 acres 8.12 acres 58.67%
42-51 4.09 acres 1.65 acres 56.18%
52-89 16.74 acres 5.88 acres 50.00%
55.01 acres 27.50 acres 50.00%

As shown in the chart above, the open space requirements are met for each phase and
for the entire subdivision.

Item 4

Final 2



Access/roads — Phases 3 and 4 will have two access points and will comply with the
requirements of the code. Canyon View Road is shown on the City’s Master Road
Plan and therefore will be a public road maintained by the City. The right-of-way will
be 56” with 30’ of pavement. The west loop road will be a private road and will be
maintained by the HOA. On the areas with sidewalks, there will be a 5° park strip and
the width of the sidewalk will also be 5°.

There is a section of Canyon View Road that is not on the developer’s property. That
section is owned by Jared and Kurt Wilson Farm LLC. The property for this section
of road will need to be deeded to the City in order for Canyon View Road to count as
a point of access. The applicant will need to work with the Wilsons to make
arrangements for the property to be deeded to the City. Staff is recommending that an
agreement is reached between the two parties before preliminary approval is granted
for the two phases.

Water — the developers met with the Water Board on June 1, 2015 and received a
recommendation regarding water requirements. The recommended water requirement
for phases 4 and 5 is 63.96-acre feet. This calculation will supply the 49 culinary
connections (48 dwellings and a clubhouse) and the irrigated areas of phases 4 and 5.
This calculation is based on Water Board’s minutes for the April 6, 2015 and June 1,
2015 meetings. The Water Board recommended a total of 143.46-acre feet for the
entire project. Since that recommendation, 4.68 acres of irrigated area were added to
the landscaping plan which equals 14.04-acre feet of water. Also, the developer
would like to remove the clubhouse with its culinary connection from the plans which
would reduce the water requirement by 0.8-acre feet. Phases 1, 2, and 3 required
60.52-acre feet (61.5-acre feet were tendered to the City) which left a total of 81.96-
acre feet that would be required for the last two phases. Also included in the
recommendation was an adjustment of 0.2 per culinary connection because of an
amendment to a pending City ordinance that adjusted the water requirement for a
culinary connection from 1-acre foot to 0.8 per culinary connection. That amendment
did take place a few months later therefore allowing a credit for the first three phases
and an adjustment in the last two phases. That adjustment is 18-acre feet leaving the
total 77.2-acre foot requirement for phases 4 and 5.

Clubhouse- The approved master plan includes a clubhouse that is in phase 5 and
would be accessed from Canyon View Road. The developer would like to remove the
clubhouse. Staff has concerns with removing the clubhouse. Most of the pads in
phase 1 and some of the pads in phase 2 have been sold to property owners that may
be expecting a clubhouse. Its staff’s opinion that the City Council would need to
agree to remove the clubhouse for the clubhouse to be removed.

Unit setbacks - All units along the private road must have a 25’ setback from the edge

of the right-of-way. All units will also have a minimum 30’ setback from all
peripheral property lines of the PUD.

Item 4 Final 3



Sensitive lands — The property does contain some slopes greater than 25%. This area
does not contain any building pads and will be left natural.

Midway Sanitation District - the developers have met with the Sewer Board to
determine the requirements regarding sewer connection to Midway Sanitation
District’s lines.

Geotechnical report - Staff has received two geotechnical reports for the property and
has them on file.

Density determination — The developer has received approval for 89 units in the
development, though the maximum allowed density would have been 96 units. For a
PUD, a developer received 1.5 units (this number has since been adjusted to 1.25 but
this application is vested with 1.5) for every acre based on gross acreage (no
subtraction of property in roads). The total for this calculation is 82.52 units. They
have also asked for a density bonus based on using architectural elements described
in the code. The maximum density that could be received is .25 of a unit for every
acre of ground which equals 13.75 units. The developer has asked for bonus of 6.48
units based on architecture. The Visual and Architectural Committee has reviewed the
proposal and recommends the developer receive the density bonus for a total of 89
units in the PUD. Since the master plan was approved the City did remove the
provision for a density bonus for architecture but this application is vested before that
change occurred.

Height of structures — The height of all structures in the development will comply
with Section 16.13.10 of the City Code. Some fill has been deposited on some
localized areas of the property, but height is measured from natural grade and not
from the elevation of the fill that has been deposited. The applicant has submitted
contour and elevation information of the property with the preliminary and final plan
submittals. All future elevation certificates will need to be based on that information
and not on existing grade on site,

MIDWAY WATER ADVISORY BOARD RECOMMENDATION:

The recommended water requirement for phases 4 and 5 is 77.2-acre feet. This
calculation will supply the 48 culinary connections and the irrigated areas of phases 4 and
5. This includes removing the culinary connection

Item 4 Final 4



PROPOSED FINDINGS:

The proposal appears to meet the requirements of the code for PUDs.

The proposal does meet the vision of the area as described in the General Plan for
the RA-1-43 zone.

A public Trail will be built by the developer that will be an amenity to the entire
community.

The developer is proposing to remove the clubhouse from phase 5.

ALTERNATIVE ACTIONS:

1.

Recommendation of Approval (conditional). This action can be taken if the
Planning Commission feels the application meets the requirements of the code
and the approved master plan.

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

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

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

eop

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
c. Reasons for denial

PROPOSE CONDITIONS:

1

[tem 4

The clubhouse, as discussed in the master plan, must be built in phase 5 unless the
City Council agrees to the developer’s proposal to remove the amenity.

Final 5



728 West 100 South Heber Office’

Heber,elSJT 84032Fu H O RRO C K S Tel: 435.654.2226

www.horrocks.com ’ Il . Fax: 435.657.1160
ENGINEER S

March 12, 2019
Midway City
Attn: Michael Henke

75 North 100 West
Midway, Utah 84049

Subject: Scotch Fields PUD, Phase 3 and 4 — Preliminary Review
Dear Michael:

Horrocks Engineers recently reviewed the Scotch Fields PUD Phase 3 & 4 plans for the Final
Approval. The following issues should be addressed.

General Comments
» Phase 3 contains 10 units and Phase 4 contains 38 units, for a total of 48 units.

Water
e The proposed development will be served from the Cottages on the Green pressure zone.
The proposed phases will connect to the existing water line within Phase 2
Roads
e The proposed road within Phase 3 will be a private road. The extension of Canyon View
road within phase 4 will be public roads constructed within the 56° right-of-way.
e A portion of Canyon View road is proposed to be installed within the Wilson property.
The Wilson property will be dedicated to Midway City prior to Final approval.
Trails:
° An 8 public trail is shown adjacent to Canyon View road. Several 6’ private trails are
shown within the interior of Phase 4.
Storm Drain
e The storm water within this phase will be collected within the proposed curb & gutter
and discharged to the proposed catch basins and the proposed retention ponds.
e The storm drain plans will need to reflect the storm drain modifications within the Phase
2 as-built plans.
Landscaping

e The landscaping cost shall be included within the improvements bond.
Please feel free to call our office with any questions.

Sincerely,
HORROCKS ENGINEE

=2 5

Wesley Johnson, P.E.
Midway City Enginee

ce: Paul Berg Berg Engineering

H:\Midway City\City Developments\Scotch Fields, Sages, Canyon View Ann'\Phase 2\Ph 3 & 4 Preliminary Review Letter March
12, 2019.docx



AT | END AT NMVIG
zm_ﬁaﬁmm.znm.ﬁu_mzuﬁn

ShLELSY .M-. yd
54008 In "Aemp

INIIZ3NIONT

L1A3HS ¥IA0D
dV¥IN ALINIDIA

and SATII HOLOOS
1580 TIE ALID AVMAIN

EHHS

[1samoze

HpTRLEIS W adclin —
QYIRS LNIANDOT Sl % T

NV'ld 400714 8 NOILYAZT3 TYUNLO3LIHOYY 6
ONIYIANTY TVHNLIFLIHOYY

NY1d NIVa WHOLS AJVYNINITTYd

NY1d 43IM3S AUYNINITIHd

NYld 1'd '8 H3LYM ASVYNINITT™d

NY1d 3dVYOSANYT AUYNINITEYd

NY1d ONISYHd

NY1d 3LIS

dYIN SONYT JALLISNIS / SNOILLIONOD ONILSIX3

XHANI LHHHS

f ‘]E”‘

~ N < W W~ o

NOILVOI'lddY AdYNINITIYd

7 ANV € 4SVHd

aNd SA’1414 HOLOJS




100°
= 200" for 1lxl?

Scale 1"

Seale 1"

i
|
=T

3 A b
]

A

1

e

e e

R

\k:\

ET
T .

SPRINGER VIEW LOOP

SPRINGER VIEW DRIVE

UNLESS SIGNED AND SEALED.
PAUL D, BERG __PL
SERIAL NO. 295308

0t

INTENDED FOR CONSTRUCTION
DATE: _13 FEB.

g8
g
%

FOR REVIEW ONLY. IT IS

_FEB 2019

SLOPES GREATER
THAN 25%

iz
|

BILL PROBST
SCOTCH FIELDS PUD
EXISTING CONDITIONS/

ENGINEERING
DATE: 13 FEB 2019
REV:

SENSITIVE LANDS MAP

DRAWN BY: ONB

DESIGN BY: CNB

[

2008 AERIAL




H4 . . TS
Ad | @0 aanavia avaonaTing sy | gg |- ey o0 u

i _ 6107 B4 €1 ALV | BN ‘AH NOISAQ y//w«mil Qoxzozumﬁm,,}, — M

e Eom WE RIS ki QVd ONIQTING $5%8L 8 ﬁu
POZ WIS TS U T 0BE CEEEETON W3S 7

ECE ] -
ONRIFINIDON ot e e :
BRI saower [ 2 =
(0L BN 57 1 WO DRV « ;
Wowd 3 NV 3
NVId ¥2LSVIN m ot
and SCHMHOLOOS OL [5U53% w9
HOUNHD SO IHLWO%L GCIONVHOXE ANV Lo
(nd SaTa1d HO100S A
SASTEQVAING LSE0Ud aNd SAT31 HOLODS WOA GEONVHDXE NV g
VO NOANYD INId DNOTV
NoLL = g/
W0S) QVOSLT DY 0SS VERRE LA B
@ONIVIES  OVELOl 4TS pasvEd TSR
grmovsy  ver  ls-or casved NOUVENTTHa aNVILEM S0z (SRR aariE
Q9RIIVIIS  OVIEW  [p-Ll  CASVHd ,mw.w?»
ysSIIVSRIL OV OI'BL L-1  13sVEd ANEDHT Nmazﬁ&
TIVIS NHd0 TV.IOL SLINN HSVHd - - — ( &%@.
GNEOATDNISVEd w0

B3OVdS ¥ 'DNDRYd 020IA0Yd

ANVTIOUNd

LINIT A0) 008 = 1 383G

% 001 = 1 9838
—

007 I
e NS




; Amd | 8N0AENAVEG T = = — =
s | GI0ZE3ICIAALVG | BN :AENOISIT "SAZIS AVd DNIQIINA ¥04 T LAEHS F8S HION avod zbrzc.u Ewa?/é?ﬁ/ﬂﬂda;ﬂa.?l:“ T
e B."._.a i T e EdE av : ; il 3 z Ty
“¥OZ NS 75 UITW 3 0B T GECGEE DN TYINIS :, . " Pl .
Jancury Denosay E IR R T R (R St
NS ENED 00 L0 . VTR 3 o 4 o
ONIIINIONT i Ren 0 o iy “.\.ﬁumwr 7o e
Q3SVIT S ININRIDO SIHL 3 % -
B V L
B %

NVId ONISVHd
and SaTEM HOL0OS v v 2N as

SASTIdHAING
L5000 %8198 STADV 591 STYOV 60'F 1$-ir
LIRS SHEOV I8 SHIOV 1691 w-il Jith
g |
WY 69 SOV SE'1L SHEIV OI'8L L-1 m_.

VAuY TV.IOL

.;gu' =

ANV IOUNE

LB

LINTT 200 005 =, [ o[oas
D01 = 1 35

T ———

prr l

b




T _ SUSTIH

oo PRSI BB P B0 BN e 69626

POZ N5 IS U 3 0BE
mbe JHoHY
JAVOSANYT pessaphy o pos cneid rog g serbeng A ¢ 150208

1
|\~® D H B T L F

% € SISVH NVTd T =) TR T A TR T SRS oTeS
AdVISUNYT AUVNIAITE 4d org ard oo, esirfs sishusd €33, ) Bomi 30 434 o &
QNd SUTAIE HOLODS . el TGRS B FETVEE
1560Hd T8 w2 o T B %

3.2 Sra e ORI Pt A o) W, v STlaly e & [%]

TR I T uve
OBLLOIL 0N WM cEd ] 2 [ ]
L —
(= aa P PR, Puraan Sast AL PR PRETT i a

CUTTYIS ONY GING SEIWN
NOUDMRILENOD HOJ 30MILN
ST TR o = W ] TNSTRISAT G ] ==

AIY TN S INIANIOO0 oL
TINAIHOS INVd

o —

LINH S0 001 = | s
08 =1 98

[ ™ ™
Jr . Il o5
=




2
vz RN
W terotnts
Aerhon
£

-




