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Narrative

1. Legal Descriptions
Refer to Exhibit S 1.0 thru S 1.2 - A.'T.A for the legal description of the property.

2. Project Objective
This project proposes to develop the Timber Ridge property as a single-family subdivision with a
density of approximately 5.5-6.0 dwelling units per acre. The site, which is surrounded by low density
single family housing to the north and northwest; commercial to the east; industrial to the south; and
multifamily to the west, is arranged with three product types that transition across the site from the
north to the south. The project proposes single-family detached houses (cottages) in the northern half
of the site and single-family attached duplexes and quadplexes in the southern half of the site. The
third product type is single-family townhomes with rear driveways located along the north side of
Rumsey Drive.

Additionally, as part of this project, Rumsey Drive is extended through the site completing this critical
east-west connection in Payson and providing an important link to Rumsey Regional Park. Forest
Park Drive is also extended from the southern property line north to Rumsey Drive eliminating the
existing dead -end condition providing a means of egress for public safety vehicles servicing the
neighborhood to the south.

In addition to developing the property to transition densities across the site based on adjacent land
uses, the site is laid out with an emphasis on maintaining, to the greatest extent possible, mature
stands of native vegetation, natural land forms, and existing drainage patterns. Two major stands of
trees, consisting primarily of Ponderosa Pine, are located in the southern half of the site. The duplexes
and quadplexes are arranged to minimize the impact to these mature stands of trees. The remainder of
the site consists primarily of Scrub Oak, Manzanita, and other medium to tall shrubs with clusters of
mature Ponderosa Pine, individual Alligator Juniper, Pinyon Pine, other Junipers, and Emory Oak.
The site is arranged to minimize impact on the mature and native trees while removing the fire-hazard
plant material.

The property, approximately 26.8 acres in size, is currently zoned R1-10. The Payson Unified
Development Code, adopted by Ordinance #466, February 22, 1996, and updated April 21, 2003, sets
forth guidelines for an R1-10 zoning with a minimum lot area of ten-thousand square feet, (10,000
s.f.). The most recent Town of Payson General Plan dated April 21, 2003, shows the parcel as high-
density residential, defined as 5.5 to 18 units per acre.

In order to achieve the project objective, the Town's desired density on the site, maintain the mature
stands of trees and naturalized character of the property, and phased lot grading, a Planned Area
Development (PAD) Overlay is required. Through the PAD Overlay, the property will accomplish
the following:
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e Create a mix of housing building types and styles, lot arrangements, lot coverage, and densities

e Present an innovative and efficient use of land

e Develop a unique but compatible development

e Provide a transition between adjacent uses; residential in the north and west, industrial and
commercial to the south and east, and multifamily to the west

e DPreserve mature stands of trees and natural features, particularly in the southern half of the site
(firewise, firebreaks, and hydrants)

e Maximize connected open space within the subdivision

e Complete connection of Rumsey Drive as a public street

e Extend Forest Park Road to Rumsey Drive

Design Rationale
The following Design Rationales have been established as part of the P.A.D. Overlay District for
Timber Ridge:

a. Architectural Design
The approach to architectural design is to blend in with the overall alpine/cottage theme that is
prevalent within the Payson community. Multiple styles for each product type (cottages,
townhomes, and duplexes/quadplexes) have been created allowing the site to be developed in a
manner that mixes housing types and styles, lot arrangements, lot coverage, and densities. A
simple palette of building material and colors is used to blend in with the natural characteristics of
the site (see Exchibit A 1.0 through A 1.14 - Architectural Exhibit).

b. Site Design
The site has been arranged to maximize the number of single family dwelling units, to meet the
density goals outlined in the General Plan, and to maintain the natural features and mature stands
of trees found in the southern half of the site. The site design also takes into consideration the
adjacent land uses (See Exhibit 1. 1.0 - Adjacent 1and Use Exhibi?) and transitions the product types
across the site from north to south by locating single family detached houses in the northern half
adjacent to the existing single-family housing and duplexes and quadplexes in the southern half of
the site adjacent to the multifamily, industrial, and commercial uses. Additionally, townhomes with
rear alley access are located along the northern side Rumsey Drive to minimize the number of
access points on this street and incorporates principles of Traditional Neighborhood Design for
this important east-west corridor in Payson. (see Exhibit 1. 1.1 - Conceptual Development Plan Exchibit).
Key components of the Site Plan include:
a) A maximum of 155 units will be located throughout the property
b) A maximum density of 5.8 dwelling units per acre
¢) A mix of housing types and styles
d) Completion of Rumsey Drive
e) Extension of Forest Park Drive
f) Public road and alley servicing the northern half of the site
@) Private open space and parks
h) Preservation of mature stands of trees and other natural features
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1) Private drive servicing the southern half of the street

Lot Size

The Timber Ridge P.A.D. Overlay District will modify the Unified Development Code Lot
Development Standard to include new minimum lot sizes for the Timber Ridge Overlay District.
The rationale for this change is to achieve the density outline in the General Plan while
maintaining the mature stands of trees and the natural character of the property. The following
new lot development standards for the Timber Ridge District have been established (see Exhibit 1.
1.2 - Typical Lot Layout Exhibit):

Minimum Lot Size . Minimum Yard Set Backs

Min Lot — -
Max. Minimum Public
Overlay Ar Area per Lot Street S Water
District | © o | Width | Depth | Dwelling Front | Rear | Side | “oroe pace ate
sq. ft . Cover Side | Between Sewer

Unit . .

Buildings | Required
Timber | 5300 | 30 75 2300 70% | 15 | 10 | 5 10 0% Yes
Ridge

* Minimum of 6' between eves of adjacent buildings.

Landscape Character

The approach to landscape character is to preserve and enhance the mountain ponderosa
character of Payson, preserve and create natural open spaces, develop buffers for adjacent parcels
that are zoned differently, and incorporate Traditional Neighborhood Design principles into the
streetscape character on public streets, see Section I - Streetscape Character. All new plant
material will comply with the accepted Town of Payson plant list and a minimum of 20 percent of
the site will be landscaped (see Exhibit 1.3 - Public Streetscape and Open Space Improvements Exhibit).

Open Space Character

The approach to the open space character is to preserve the mature stands of trees, develop
neighborhood amenities for residents of Timber Ridge, and preserve natural features and drainage
patterns. Additionally, an effort has been made to create an interconnected system of open space
with trails that, in conjunction to the sidewalks located on the streets, creates a walkable
community. A minimum of 20 percent of the site is dedicated to open space (see Exhibit 1.3 - Public
Streetscape and Open Space Improvements Exhibit).

Streetscape Character

A key approach for the project is to create a walkable neighborhood that links internal open space

as well as adjacent uses such as Rumsey Park to the west and Walmart to the east. To accomplish

this approach, streetscape characteristics have been developed for the two types of streets planned

within the development:

a) Public Streets: Four public streets are developed as part of the project, Rumsey Drive, Forest
Park Drive, the north Loop Road, and the alley

b) Private: Private streets are provided to provide access to the duplexes and quadplexes located
in the southern half of the site
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Rumsey Drive is a public street designed as a signature street with evenly spaced street trees,
shrub, groundcover, and grasses planting, and dark sky compliant street lighting within the public
right-of-way, other public streets, except alleys include street trees and dark sky compliant lights.
Private streets are located around and through the mature stands of trees and don't have street
trees. Private streets will include dark sky compliant lights. The streets, landscape character, and
open space have been designed cohesively to create a unified aesthetic for the development and
provide enhanced connectivity throughout the property (see Exhibit 1.3 - Public Streetscape and Open
Space Improvements Exhibiz). All street light installation, maintenance, repair, and electricity will be
the responsibility of the Developer and/or the Home Owners Association.

Tree Preservation

As mentioned previously, the site has been planned to minimize the impact on the existing mature

stands of trees. The property is heavily vegetated with approximately 5.1 acres of mature stands of

healthy, native vegetation as defined by the UDC. These mature stands are comprised of

Ponderosa Pines, Emory Oak, Scrub Oak, and ground covers, with the native Ponderosa Pines

being the dominant species. The mature tree stands occur in two primary locations, along the

eastern property line south of Rumsey Drive and along the southern property line in the western

portion of the site. The remainder of the site consists primarily of Scrub Oak, Manzanita, and

other medium to tall shrubs with clusters of mature Ponderosa Pine, individual specimen quality

Alligator Juniper, Pinyon Pine, and other Junipers. Key elements of the tree preservation plan

include (see Exhibit L. 1.4 - Tree Preservation Plan Exhibit):

a) A minimum of 75 percent of the mature stands of trees will be preserved

b) A maximum of 50 percent of the specimen quality native trees throughout the site will
removed

c) Site design has been developed to minimize the number of mature trees being removed and
preserve the mature stands of trees.

d) Understory (less than 6" diameter measured at 4 1/2") within mature stands of trees will be
thinned and/or removed to create a healthy stand of mature trees

e) Additional native understory plants will be added to create a natural and healthy stand of
mature trees

f) All dangerous, diseased or infested, and dead trees will be removed from the site

2) All mature stands of trees and native trees to remain will be pruned of dead branches

h) All plants that constitute a hazard, such a brush fire potential or spread of disease will be
removed in conjunction with the phasing development of the property, see Section 4 -
Phasing

Circulation

The approach to circulation was to develop a road, pedestrian, and bicycle network that minimizes
access onto Rumsey Drive, creates separate loop roads that serve the northern and southern
halves of the site, reduces the extent of grading required to build the roads, and diminishes the
impact on existing mature stands of trees. The following circulation is included as part of this
project (see Exchibit 1. 1.5 - Circulation and Street Exhibit):

a) Vehicular
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b)

d)

Four types of roads have been developed for this project, public collector streets, public local
streets, public alley, and private streets. All streets will comply with the Town of Payson Street
Design Standards with the following exceptions (see Exhibits 1. 1.6 and 1. 1.7 - Typical Roadway

Sections Exhibit):

Timber Ridge Street Design Standards
Item Collector - Local - Private
Rumsey Dr | Forest Park Dr. Local Alley Cul-de-Sac Drive
Minimum , , , , , .
Right-of-Way 60 50 50 20 50'R 40
Minimum Roadway 32! 28' 28' 16' 28' 24!
Width B/C-B/C B/C-B/C B/C-B/C B/C-B/C B/C-B/C B/C-B/C
Pavement Edge 4" x6"
Treatment " " 4" roll Asph. " "
6" vert C&G 4" roll c&G C&G Cutb/6" v- 4" roll C&G | 4" roll C&G
ditch

Asphaltic Concrete | Min 2" Min 2" @ Min2"® | Min2" ® Min 2" @ Min 2"
Roadway Base Min 4"® Min 4"® Min 4"® Min 4"® Min 4"® Min 4"®
Longitudinal Slope | Max. 18% @ | Max. 18% @ | Max. 18%® | Max. 18%® | Max. 18% @ | Max. 18% @
Cross Slope 2%-4% 2%-4% 2%-4% 2%-4% 2%-4% 2%-4%
Curb Return 25 25' 25' N/A 40 25'
Radius
Right-of-way radius 12 12 12' N/A 50" 25'
Minimum Center , , , ,
Line Radius 150 150 150 N/A N/A 150
Tangent Between | | f i | !
Reverse Curves® 0 0 0 0 0 0
Intersection , , , , , ,
Tangent Lengths® 0 0 0 0 0 0

Algebraic
S g |Difference 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
'g % Exceeds

3 —

= = |Minimum 50 50 50 50 50 50

Length
On Street Parking No Yes Yes No Yes No
ADT 250-1000 <500 <500 <250 <500 <250

@ Pavement design to be per Geotechnical Report

@ Maximum longitudinal slopes of up to 18% to minimize grading impacted on natural

features, topography and mature vegetations; not to exceed 300" based on existing terrain

@ Center line tangents reduced to achieve density per General Plan and to minimize impact

on existing stands of mature vegetation

@ Vertical curve minimum lengths adjusted to minimize impact on existing infrastructure in

Rumsey Road, gas line and water line, and to minimize impact on existing mature vegetation

Pedestrian

Pedestrian facilities are provided throughout the site with 5' wide sidewalks located along all
streets, trails and paths in open space, and ADA compliant ramps at all intersections.
Bicycle

Bicycle facilities are provided along Rumsey Drive with 5'-6" wide striped bicycle lanes on
both sides of the streets.

Driveways

Page 6

Timber Ridge Planned Area Development Overlay District



All dwelling units will have driveways that comply with the Town of Payson Unified
Development Code except as noted below:
e Development of a reciprocal shared use access for duplexes and townhomes along
Rumsey Drive and Private Street
e All driveways will have:
Minimum depth: 15 feet
Minimum width: 8 feet
Maximum slope: 12%

Traffic Impact

A traffic impact study was completed as part of the PAD process. Based on this study there will
be negligible impact on the existing traffic facilities surrounding the site. However, the addition of
Average Daily Trips (ADT) generated from the development, the Completion of Rumsey Drive,
and the connection Forest Park Drive north to Rumsey Drive will have an impact on the Rumsey
Drive and McLane Drive intersection, changing the Level of Service (LOS) from LOS B to LOS
C, which still performs to industry standards. There is no change in the LOS at Rumsey Drive and
Beeline Highway (see Appendisc A - Traffic Impact Study). Currently, there are ongoing discussions
between the Timber Ridge Developer and the Public Works Department regarding upgraded
traffic control to the Rumsey Dr. & McLane Rd. Intersection. The Developer has submitted the
required traffic analysis in conjunction with other application materials and intends to participate
in appropriate upgrades.

Drainage Impact

The approach to drainage for the proposed project is to follow the existing drainage patterns on

the property, preserve the natural drainage features, and minimize impact on the mature stands of

trees. The design of drainage will comply with the UDC except as follows (see Appendix B -

Drainage Report):

a) Co-mingling of onsite and offsite flows to allow use of existing natural features and preserve
mature stands of trees.

4. Operating and Maintenance Requirement for PAD

A single development entity consisting of the owner, subdivider, and builder will be created for this

project. This entity will be responsible for operating and maintaining the site as the project is

developed. Upon completion of the development an HOA will be set up to operate and maintain the

following elements of the project:

a.

b
C.
d

Landscape improvements within the public right-of-way
Open space tracts

Neighborhood park facilities

Drainage facilities outside the public rights-of-way

5. Phasing Plan
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A phased approach will be developed as part of this project. A single development entity consisting of
the owner, subdivider, and builder will be created for this project. This entity will develop the project
in the following phases (see Exhibit PH 1.0 - Phasing Plan Exhibit):
a. Phase 1- Development of the initial infrastructure needed to develop the site. This includes:
a) Development of Rumsey Drive
b) "Development infrastructure to be placed in Rumsey Drive
c) Stub outs for infrastructure to be installed in subsequent phases
d) Drainage facilities needed to adequately drain Rumsey Drive
b. Phase 2 - Development of the southern portion of the proposed development consisting of:
a) Extension of Forest Park Drive
b) Development of the Private Street network
¢) Grading for a maximum of 82 building pads
d) Preservation of mature stands of trees per Section 3g of this narrative
e) Preservation of native trees per Section 3g of this narrative and as depicted in Exhibit L. 1.4 -
Tree Preservation Plan Exhibit
f) Development of the southern open space tracts J, K, L, M, N, O, and P
c. Phase 3 - Development of the northwestern portion of the proposed development consisting of:
a) Development of the public loop road
b) Development of the public alley
¢) Development infrastructure to be placed in loop road and alley right-of-way
d) Development of Basin 2 retention along northern property line
e) Grading for a maximum of 19 building pads
f) Preservation of native trees per Section 3g of this narrative and as depicted in Exhibit L. 1.4 -
Tree Preservation Plan Exhibit
2) Development of open space tracts A, B, E and H
d. Phase 4 - Development of the north central portion of the proposed development consisting of:
a) Development of the public cul-de-sacs
b) Grading for a maximum of 18 building pads
c) Preservation of native trees per Section 3g of this narrative and as depicted in Exhibit L. 1.4 -
Tree Preservation Plan Exhibit
d) Development of opens space tracts C and D and a portion of G
e. Phase 4 will be the development of the north central portion of the proposed development
consisting of:
a) Grading of a maximum of 25 grading pads
b) Preservation of native trees per Section 3g of this narrative and as depicted in Exhibit L. 1.4 -
Tree Preservation Plan Exhibit
c) Development of open space tracts I, G, and 1

As part of the phasing, the development entity is requesting an exception to the Town of Payson
prohibition of grading a lot without a building permit. The development entity is requesting approval
with the PAD zoning to be allowed to grade all building pad areas on each lot within each single
family phase concurrent with the street grading. All grading will be done within right-of-way of the
streets and lots would be graded within 20" of the phase limits (see Exhibit PH 1.1 - Typical Phase
Grading Exhibit).
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6. Hillside

In order to achieve the project objectives, relief from several requirements of the Town of Payson's
Hillside Properties Ordinance in needed. Specifically, from the Unified Development Code, Subsections
of 15-07-002 H. : 4b.(2)  4.b.(4I. 4b.HIV. 4.£.(4)-(5) and 5.b. Additionally, the general
requirements for determining the amount of percent of the disturbed areas of lots that would usually be
considered hillside. The developer will install appropriate vegetation, landscaping, and erosion control
where hillside conditions occur in return for relief from the hillside grading requirements. See Exhibit
Phl.1.
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Timber Ridge Planned Area Development

Amendment to Exhibits

Following Planning & Zoning Commission

Public Hearing of June 9, 2014
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