CITY COUNCIL AGENDA REQUEST FORM

DATE OF COUNCIL MEETING:	August 21, 2013

WHO IS REQUESTING: 	Jill Spencer, City Planner

TELEPHONE NUMBER: 	(801) 465-5233

TITLE OF ITEM FOR AGENDA: 	WORK SESSION: Review of Development Concepts for the Springside Meadows Development

LENGTH OF TIME REQUESTING: 	45 Minutes

DETAILED REASON FOR REQUEST & EXPLANATION:

Springside Meadows is a residential development located generally west of State Route 198 and east of the High Line Canal between approximately 1600 South and 2000 South. The development includes eighty-five (85) acres and is anticipated to have a wide variety of housing styles ranging from multi-family to larger homes on large building lots. The City Council granted preliminary plan approval of the Springside Meadows development of October 18, 2006 and several homes have been constructed in the northeast portion of the development. More recently, Salisbury Homes purchased an additional seventeen (17) acres adjacent to the development (Butler parcels) and would like to incorporate this property into the overall development.

As a result of current economic conditions and changes in the housing market, the applicant is considering changes to the overall layout that would decrease the number of units and alter the style of housing units in the development. The applicant recognizes that additional approvals are necessary, but would like direction from the City Council on the overall configuration of the development and improvement of the Butler property. Although approval is not requested, nor should it be given, the work session gives the City Council an opportunity to steer the applicant in the right direction. Furthermore, once the applicant is aware of what will be required, the applicant can make a well-informed decision about whether to proceed with the project.

Chris Salisbury (the applicant) has submitted two options for consideration by the City Council. These concepts are provided to initiate discussion regarding density, lot configuration, and required development improvements. Staff has also provided various talking points for each proposal.

Springside Meadows Development – Approval Granted on October 18, 2006
· Density: 413 dwelling units 
· 148 townhome units
· 265 single family dwelling
· Plat A recorded on May 25, 2010
· Plat B recorded on May 16, 2012
· Plat C received Final Plat approval on December 5, 2012
· Development Agreement outlines negotiations between Payson City and Salisbury Homes for density increase (86 units above base density) and provision of amenities

Development entitlements have been granted for the Springside Meadows Subdivision. The applicant is entitled to improve the property consistent with the approval granted on October 18, 2006.

Option A – Specific Plan w/ Base Density

Salisbury Provides:
· Base density as included in Specific Plan plus development of Butler property (no density bonus amenities)
· Incorporate one-half (½) acre lots along south boundary of project
· Dedicate 0.61 acres of property for electrical substation
· Improve Main Street and 2000 South roadways
· Dedicate 1.34 acres for future fire station
· Open space area consistent with the Specific Plan
· Fence upgrade along both sides of Main Street and 2000 South
· Lower density within townhome area and provide more open space

Payson City Provides:
· Authorize use of City property at 12000 South for access to the project (dedicate roadway)
· Modify access requirements from SR 198 to development (asphalt only)
· Waive requirement to improve properties along SR 198 (curb, gutter, and sidewalk)
· Waive requirement to provide pedestrian subgrade crossing

Because the applicant is proposing a reduction in project density, several of the amenities anticipated with the 2006 Plan will not be provided. The proposal keeps the “neighborhood” concept intact and introduces larger lots along the southern boundary of the project. As outlined in the Growth and Market Opportunity Analysis prepared by RCLCO, this location has been identified as a suitable area for executive housing and larger lots could assist in our efforts to provide a balanced share of housing options. The larger lots may also create an appropriate transition between suburban development in Payson and rural development in the unincorporated Spring Lake area. The proposal also retains open space, the public safety building site, project fencing, and other improvements anticipated in the Mower Specific Plan and Annexation Agreement. 

To advance the project as proposed, the City Council would need to provide direction on the applicant’s request to modify or waive development requirements, specifically the request to waive the improvement requirements along SR 198. Modification of this requirement will necessitate an amendment to the Payson City Development Code and the Mower Specific Plan and Annexation Agreement. Furthermore, if the applicant is no longer obligated to complete these improvements, the burden will be placed on the property owners and/or Payson City.

Option B – Traditional Subdivision 

Salisbury Provides:
· Property is platted for one acre lots
· Dedicate 0.61 acres of property for electrical substation
· Preservation of Main Street and 2000 South corridor (no improvements)
· Limited open space (retention basin and Main Street corner)

Payson City Provides:
· Authorize use of City property at 12000 South for access to the project (dedicate roadway)
· Modify access requirements from SR 198 to development (asphalt only)
· Waive requirement to improve properties along SR 198 (curb, gutter, and sidewalk)
· Waive requirement to provide pedestrian subgrade crossing

There are some advantages to developing the property as a traditional subdivision with one acre lots. As mentioned with Option A, larger lots could provide an appropriate transition between suburban and rural development, and with cooperation from the applicant, design criteria could be established to encourage executive housing. However, a traditional subdivision with one acre lots will not fulfill the development goals as outlined in the Mower Specific Plan and Annexation Agreement. This concept overlooks the “neighborhood” concept and the importance of balancing housing options and eliminates the amenities contemplated in the Specific Plan (i.e. public safety site, increased open space, project fencing, essential roadways). One acre lots would introduce a rural element within the City, but could also create an excessive demand on the pressurized irrigation system. 

The primary concern of staff with this proposal is the lack of participation by the applicant to improve Main Street and 2000 South. The applicant is willing to preserve the roadway corridor, but is not willing to participate in the construction of the arterial status roads. 

Recommendation

This overview has been prepared to spark discussion between the applicant, staff and the City Council regarding the redesign of the Springside Meadows development. This item has been scheduled as a work session to provide an opportunity for the applicant to discuss ideas with the City Council in an informal setting. Staff would encourage an open and direct dialog between the parties in an effort to provide direction regarding the Springside Meadows development
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