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PURPOSE:

REPORT DATE:

LOCATION:

APPLICANT:

TRACT SIZE:

EXISTING USE:

DEVELOPMENT REVIEW STAFF REPORT
PRELIMINARY PLAT — PARAGON COURT

To approve a preliminary plat to subdivide approximately 9.3 acres
into a 32 lot single-family residential subdivision with common area
May 27, 2016

2638 N. National Avenue

Kenneth E. Pontious Family Living Trust

Approximately 9.3 acres

Vacant/undeveloped land with an existing street and sidewalk

PROPOSED USE: Single-family patio court home subdivision

FINDINGS FOR STAFF RECOMMENDATION:

1. The applicant’s proposal, with the conditions listed below, is consistent with the
City’s Subdivision Regulations.

RECOMMENDATION:

Staff recommends the Planning and Zoning Commission approve the Preliminary Plat,
with the conditions listed below:

1. Allimprovements shall be constructed in accordance with the “Design
Standards for Public Improvements” of the Public Works Department and the
maintenance and operation of such improvements shall be the responsibility of
the developers unless approved by the Director of Public Works. All required
sanitary sewer, street, sidewalk and drainage plans shall be prepared in
accordance with City standards and specifications and approved by the
Director of Public Works.

a. Sanitary sewer shall be extended to all building sites. Existing sanitary
sewer must be tested and approved prior to the final plat being recorded.

b. Sidewalks shall be constructed on one side of each internal street.

c. Detention basin was previously constructed but lacks sufficient volume per
the approved public improvement plans. Applicant will be required to
reconstruct detention basin in accordance with the approved plan or
resubmit revised grading plan showing how additional volume in the
detention basin will be attained.



2.

All required street rights-of-way, drainage and utility easements and limitations
of access shall be dedicated on the final plat.

a. No access shall be permitted from any lot to National Avenue.

b. The dedication of right-of-way for National, Paragon and Prospect
Avenues are required as follows. Paragon and Prospect will be classified
as local residential, which requires 25 feet of right-of-way from the
centerline and 50 feet of right-of-way in total. National Avenue is classified
as a secondary arterial, which requires 35 feet of right-of-way from the
centerline.

c. Change minimum width of sewer easements on plat and plans to 15 feet.

The developer shall meet all city and state erosion control regulations prior to
disturbing the soil.

It is determined that the public interest requires assurance concerning adequate
maintenance of common space areas and improvements. The restrictive
covenants, rules and bylaws creating the common ownership must therefore
provide that if the owners of the Property Owners Association shall fail to
maintain the common areas or improvements in reasonable order and condition
in accordance with the approved plans, the City may, after notice and hearing,
maintain the same and assess the costs against the units or lots, per the
Common Open Space and Common Improvement Regulations section of the
Zoning Ordinance.

The developer shall be responsible for the relocation costs of any existing utility
services and shall be responsible for clearing all utility easements of trees, brush
and overhanging tree limbs.

All other requirements which are necessary for this subdivision to be in
compliance with the Subdivision Regulations.

If the request is recommended for denial by the Commission and the applicant requests
City Council consideration, all the above conditions, plus any amendments made by the
Planning and Zoning Commission, shall be included in the Council Bill.

SURROUNDING LAND USES:

AREA ZONING LAND USE
North R-SF Single-family residences
East R-SF Single-family residences




South R-SF Single-family residences

West R-SF Single-family residences

HISTORY:

The original preliminary plat of Paragon Court was approved by City Council in 2005
(Special Ordinance 24903). It was approved as a zero lot line, cluster subdivision with 33
single-family lots. Public improvement plans were submitted, but never accepted and
filed. Therefore, a final plat was never approved or recorded and the preliminary plat
expired. The City has never accepted the existing infrastructure improvements for this
subdivision area.

COMPREHENSIVE PLAN:

The Growth Management and Land Use Plan element of the Comprehensive Plan
identifies this as an appropriate area for Low-Density Housing uses. This category
includes single-family housing. The recommended zoning includes the R-SF,
Single-Family Residential District.

STAFF COMMENTS:

1. The applicant is proposing to subdivide approximately 9.3 acres into a 32 lot
single-family residential subdivision named “PARAGON COURT". The property is
currently zoned R-SF, Single-Family Residential District and is
vacant/undeveloped land with an existing street and sidewalk.

2. The proposed zero lot line, cluster subdivision has been revised and resubmitted
from the original preliminary plat that was approved in 2005 and expired in 2007.
Zero lot line construction (Section 36-362) allows for single-family residences to
have no side or rear yard setback which essentially allows them to be an attached
single-family home. A cluster development (Section 36-361) preserves open
space to serve recreational, scenic and public service purposes. The lot sizes in a
residential cluster subdivision may be reduced from the minimum lot area
prescribed for that zoning district (in this case 3,000 sq. ft.); however, all such lot
reductions shall be compensated for by an equivalent amount of land in open
space or common area to be preserved and maintained for its scenic or historic
value, for recreation or conservation purposes. The proposed preliminary plat is
allocating approximately 3.9 acres of common area compared to approximately
0.39 acres of lot reduction area which more than exceeds the provisions in the
ordinance. The modifications of minimum lot widths are also permitted with a
cluster development. The proposed preliminary plat is reducing the minimum lot
widths in the R-SF District from 50 feet to 45 feet.

3. If Planning and Zoning Commission approves the preliminary plat, then the plat will
be forwarded to City Council for acceptance of public streets and easements. An
approved preliminary plat is active for two (2) years.



CITY COUNCIL: June 27, 2016
STAFF CONTACT:
Daniel Neal

Senior Planner
864-1036



ATTACHMENT 1
DEPARTMENT COMMENTS
PRELIMINARY PLAT — PARAGON COURT

AT&T COMMENTS:

AT&T does not have facilities placed along Prospect Avenue. Please note that developer
of this property will need to contact engineer Steven Beier 417-836-2761, 180 days prior
to construction so facilities can be placed to serve this development. AT&T would request
that the utility easement shown on the south side of Prospect Ave. read utility easement
and footage.

BUILDING DEVELOPMENT SERVICES COMMENTS:
No issues.
CITY UTILITIES COMMENTS:

Need to confirm water main location in lots 27-30. Our records do not show the water
main encroaching this far into the lot. If it does then the water line easement makes
sense. However the easement will be encroaching into the 20 foot building setback line.

Electric and water facilities were installed and accepted by CU in 2006. Thus all lots are
served.

PUBLIC WORKS CONSTRUCTION INSPECTION COMMENTS:

Final acceptance of the original public improvement plans 5PW5713, were never
accepted or completed. In order for the City to accept the public streets and
stormwater associated with this plat, the following items will need addressed:

1. A new set of Public Improvement Plans will need to be submitted in
ProjectDox. These may be the original set of public improvement plans with
current survey data, elevations, etc. added to show the original set of plans
were constructed correctly. Survey information shall include, but not be
limited to: Manhole invert elevations, detention volume and elevations, and
sidewalk elevations/cross-slope. Data should also be uploaded that clearly
shows what remaining work will be done to bring all items into compliance, a
bid submitted for this work, and fees paid.

2. The street will need to be cored to determine thickness of asphalt and base
material in accordance with current City Standards.

3. The street will need to have an approved micro- seal placed on it to bring it to
an acceptable maintenance level.

4. The City will allow the 4 feet sidewalks to remain. However, driveways must



accommodate 5 feet wide sidewalk sections.
5. Missing sidewalk shall be replaced.
6. Sidewalk ramp shall be added to tie sidewalk into Talmage Street.
7. Object markers shall be placed at dead-end street.
8. Storm boxes and pipes must be cleaned out and inverts poured if necessary.
9. Rip-rap pads must be added to storm inlets/exits as per original plans.

10. Also, sewer must be tested and cleanouts added as per Environmental
Services comments.

FIRE DEPARTMENT COMMENTS:
No issues.
TRAFFIC DIVISION COMMENTS:

Preliminary plat is acceptable, but the following previous comments will need to be
addressed before final plat approval:

1. Prospect Avenue and Paragon Street are not public streets. The streets will
need to meet current City of Springfield public works standards before the city will
consider them to be accepted into the city street system.

2. The size of the lots are small. Access may need to be shared by two lots (for
example, Lots 1&2; Lots 3&4, Lots 5&6, etc) if the lots are developed as shown on
the preliminary plat. Access must meet city code requirements specified in Chapter
98-117 - Residential Driveway Approaches.

3. No access from any lot to National.
STORMWATER COMMENTS:

The property is located in the Pea Ridge Creek drainage basin. The property is not
located in a FEMA designated floodplain. Staff is aware of flooding problems in the area.
If the project increases the amount of impervious surfacing; detention and water quality is
required according to Chapter 96. Buyout in lieu of on-site stormwater detention is not an
option. Since the project will be disturbing less than one (1) acre there will not be a land
disturbance permit required. There is an existing detention basin and storm sewer
available for this development to discharge into. There are no sinkholes on the proposed

property.

Please note that development of the property will be subject to the following conditions at



the time of development:

1.

Post development peak run-off rates shall not exceed pre-development peak
run-off rates for the 1, 10 and 100 year rain events. Any increase in impervious
surfacing will require the development to meet current detention and water quality
requirements.

2. Concentrated points of discharge from these improvements will be required to
drain into a certified natural surface-water channel, public right-of-way, or a
drainage easement.

3. Please keep in mind that more detailed stormwater calculations will have to be
submitted before any permits can be approved.

4. Detention basin was previously constructed but lacks sufficient volume per the
approved public improvement plans. Applicant will be required to reconstruct
detention basin in accordance with the approved plan or resubmit revised grading
plan showing how additional volume in the detention basin will be attained.

Public Works Stormwater Division Response

Which Drainage Basin is this located? | Pea Ridge Creek
Is property located in Floodplain? No
Is property located on a sinkhole? No
Is stormwater buyout an option? No

CLEAN WATER SERVICES COMMENTS:

Preliminary plat is acceptable however we have the following requirements before the
final plat can be filed:

1.

2.

Prepare and submit AS-BUILT plans on subdivision.

Change minimum width of sewer easements on plat and plans to 15 feet.

Collect Inspection Fees on unfinished or reconstructed portions of the subdivision.
Require the current specifications on clean outs at the ROW and visually inspected
the laterals. Contractor to provide CCTV (Closed-circuit television) of laterals to
inspector.

Environmental Services will waive the requirement for tracer wire.

Shoot important elevations, such as flow lines, manhole lids, etc. Show as-built
pipe grades on plans.

Vacuum, pressure and mandrel testing need to be performed by the developer’s
contractor. Any defects from this testing must be corrected.

There are three manholes with the wrong lid and frame that need to be corrected.
One lid is welded shut. Could not be inspected. One manhole has an offset frame




that needs to be corrected.
9. CCTV revealed 8 point repairs that need to be corrected.

10. Anything that does not meet specs will need to be corrected.
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