Planning Commission Staff Report					[image: ]

January 24, 2024

REQUEST

The applicant, Patterson Homes, is requesting a recommendation from planning commission for approval of a Planned Residential Development to develop a  22 lot subdivision which is arranged on portions of existing Utah County Parcels 30:071:0087, 30:071:0072, 30:071:0085. 

BACKGROUND AND PROJECT DESCRIPTION
The existing parcels are not part of any platted subdivision. However, the parcels are included in the Mower Addition Annexation Specific Plan and Annexation Agreement. The plan and agreement were approved by ordinance number 4-3-02 and was recorded in January of 2003.
The adopted Mower Specific Plan identifies two densities for this area: low (2-3 units/acre) and medium (3-4 units/acre). Total net density for the subdivision is 3.82 units/acre with lots ranging from 0.20 acres to 0.39 acres. The requested densities are consistent with the adopted plan (see map below) 
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Project Name:
Payson View Estates Phase 4

Applicant: 
Patterson Homes

Owners: 
Ross Welch

Location: 
Main Street & 1900 South

Current Zone: 
R-1-A, Specific Plan

Attachments:
Mower Specific Plan
Subdivision Preliminary Plan
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Description automatically generated]The Mower Specific Plan identifies requirements for establishing a base density. According to the plan Payson City staff will establish the base density for each proposed development. In this subdivision submittal the base density shall be 4 units/acre for medium density areas and 3 units/acre for low density areas. While the smallest lots in the proposed subdivision have a density between 4 and 5 units/acre (12 lots), the largest lots are between 2 and 3 units/acre (10 lots).

With these base densities identified the development of Payson View Estates Phase 4 shall not constitute any additional provisions for increased density. However, the applicant shall be required to install all typical improvements for subdivisions. Additionally, the applicant has agreed to install a bridge that will cross the High Line Canal to the southeast of the subdivision, providing access to property on the eastern side of the High Line Canal.

APPROVAL PROCESS

[image: A map of land with many square blocks

Description automatically generated]The applicant is seeking approval for a subdivision preliminary plat located on the property as shown in the plat map below. According to recently adopted land use code changes typically subdivisions would not require planning commission recommendation and city council approval anymore. However, since this subdivision is a planned residential development as part of a specific area plan, then sections 12.12.010 Purpose and Intent and 12.12.030 Approval Process shall apply. These code sections require approval of a PRD by the city council after a recommendation by the planning commission.

Upon obtaining a recommendation from the planning commission the preliminary plan will need city council approval. After preliminary plan approval the applicant shall be required to submit an application for a final plat and approval through the city council.

 ANALYSIS
Planned Residential Developments are processed by a public hearing at the planning commission then, following approval by the city council for both the preliminary plan and final plats. The staff is of the opinion that no additional density incentives will be necessary for Payson View Estates Phase 4. The applicant has agreed to install a bridge to cross the High Line Canal that will be accessible by automobiles. This bridge will increase connectivity within the city and shall provide additional access across the High Line Canal.
RECOMMENDATION
The applicant is seeking approval of a preliminary plan for the Payson View Estates Phase 4 Subdivision, this twenty-two-lot subdivision consists of lots ranging from 0.2 acres to 0.39 acres. Payson View Estates Subdivision is part of a Planned Residential Development for this reason a planning commission public hearing is required. The planning commission should determine whether the applicant has adequately addressed the regulations of the land use and development ordinances, including section 12.12 Planned Residential Development. The planning commission may do the following:

1. Remand the request back to staff for further review or with direction to provide additional information. This action should be taken if it is determined that there is not enough information provided by the applicant for the planning commission to make a well-informed recommendation. 
2. Staff Recommendation: Recommend approval of Payson View Estates Phase 4 Subdivision and Planned Residential Development.
3. Recommend denial of the proposal. This action should be taken if the planning commission determines the applicant is unwilling or unable to satisfy the regulations of the Payson City Municipal Code and the land use goals of the city council.
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