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Examples of the existing rural/agricultural setting found in the Spring Creek 
Specific Plan area.  Spring Creek Study Area - Existing Land Use

Planning Area Overview
The West Mountain area of Payson, Spring Creek in particular, is experiencing increasing development interest. This planning 
effort addresses those needs while balancing a desire to preserve open space and the area’s agricultural history.

The Spring Creek area holds enormous potential as a location for executive housing, of which there is presently limited 
availability in the city. Larger lot zoning, small single-family neighborhoods, preservation of animal rights and equestrian uses, 
incorporation of multi-use trails, and provision of linkages to the city core to the east and recreational uses to the west are some 
of the ideas that predicated this planning process.

In order to ensure the future Spring Creek Area develops as envisioned, a different kind of strategy is required which is 
financially sustainable while complementing community needs and visions.

The Spring Creek Area includes incorporated and unincorporated properties that are generally located between 1700 West (4500 
West, Utah County coordinate) and 2900 West (5600 West, Utah County coordinate), and between 400 North (10000 South, Utah 
County coordinate) and 1130 South (11200 South Utah County Coordinate).

As shown on the accompanying maps, the core planning area is indicated by the dashed red line and is approximately 930 acres 
in extent. As the planning process unfolded, a slightly larger area was addressed, encompassing an area to the north of the 
original planning area that is approximately 1,160 acres (pink shaded area).

Planning Process
The purpose of this study is to create an effective planning document that will provide a clear vision for the Spring Creek Area 
in the future. The plan is intended to clearly indicate the vision, opportunities and needs of the area. This will not only result in a 
thoughtful development pattern, but also allow the City to carefully plan and prepare for necessary municipal services. 

The planning process began in 2021 when the planning team analyzed existing and future needs regarding land use, 
infrastructure/utilities, transportation and economic/market needs. This was followed with discussions held with a Steering 
Committee composed of city leaders, neighborhood representatives and city staff, which culminated in two public meetings. 
Several additional meetings were the conducted by city staff in 2022 with an expanded Steering Committee, which resulted in 
the Preferred Land Use Plan. 

Because much of the area is undeveloped agricultural land with limited infrastructure and access, it is critical that the area 
develops in a cohesive fashion. The following is a summary of some of key issues and ideas upon which the preferred plan will 
be based:

• Opportunities for distinctive uses such as executive housing and civic uses
• Assessment of industrial, sensitive lands, open space and recreational areas
• Possible expansion of existing industrial uses and introduction of commercial uses
• Special housing types that are compatible with the overall vision for the area
• Agricultural support/preservation and environmental conservation including phasing and transition strategies
• Assessment of the existing rail corridor that currently presents significant transportation access challenges and rail routes 

that require complex utility crossings
• Assessment of road connections to the east that will provide improved linkages with I-15 and the rest of Payson 

Since a consensus was not determined at the end of that process, staff has been working with an expanded Steering Committee 
to determine a preferred future vision for the area. The results of this effort are presented here for further public input and 
advice. 

Once a Preferred Planning Direction is agreed upon, the planning team will complete planning efforts that detail the specific 
needs and directions for achieving the vision.

This workshop presents the Preferred Planning Concept that Payson City staff, the project steering committee  and the 
consultant team have developed over the  past several months. It is presented here for your consideration and review. 

We encourage you to comment, ask questions and provide feedback to help ensure the plan is aligned with the long-term 
vision  of the area. Once your input has been received, the results will be analyzed by city staff, considered by city leadership 
and adjustments made as needed. At that stage additional modeling and technical analyses will be conducted to clarify the final 
details and planning direction of the area. 
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Preferred Land Use Plan
PREFERRED CONCEPT 
OVERVIEW
This concept presents a balanced mix of residential uses west 
of Spring Creek, with light manufacturing uses focused on 
between the creek and rail lines that define the east edge of 
the area.  

Residential uses consist of  Large Lot (one-acre) Rural 
Residential Estates, Low Density Residential (4 units per 
acre on average) and Mixed Density Residential (8 units per 
acre on average). The residential uses are aligned to take 
advantage of the future road system and infrastructure, with 
higher-density uses aligned along major roads (200 South 
and 800 South), in an east/west configuration and helping 
to buffer the lower density/larger uses in the interior of the 
site. Lower-density uses are also accessed along 200 South 
and 800 South, and via perimeter roadways (5600 West and 
10000 South) and the local road system. Large lot estates 
are buffered from the major roads higher-density uses, 
with access provided primarily along the local road system. 
Additional parks will be incorporated as determined by need 
to accommodate future growth. The resulting layout creates 
a community with discernible neighborhoods and a range of 
residential options (including executive and small ranchettes) 
while supporting the vision of a community with agricultural 
roots.  

Spring Creek continues to flow through the site from south to 
north, serving as the primary park and open space feature of 
the area. The existing church on 200 South is an established 
community destination that is joined by a commercial center 
and a community park, which together will serve as a primary 
meeting place and service center for the area. An additional 
commercial center is located around the intersection of 5600 
West and 800 South, providing additional commercial services 
to serve the area.  

200 South will be upgraded to provide enhance crossings 
of the rail line, and 800 South is indicated as a long-term 
connection over the railway toward the city and freeway to 
the east.  

Initial assessments indicate that urban water and sewer 
systems are feasible although they may be fairly costly to 
implement. The demand for both residential and industrial 
uses as proposed are high, and likely to ensure the economic 
viability of the concept. 
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Plan Administration and Implementation
Q: What is the purpose of the Spring Creek Area Specific Plan?

A:  It is a guiding plan that illustrates the general vision for future growth and development in the area. The plan is intended to help local 
residents,  property owners, stakeholders and the city plan for the future.

Q: Will the Payson City Zoning Map or Zoning Ordinance change to reflect the Spring Creek Area Specific Plan? 
A:  No properties will be automatically rezoned with this plan and no one will be forced to change what they are currently doing on their 

property as a result of the plan. The plan will provide policy and vision guidance to help individuals and families plan and develop their 
property in the future if that is their desire. 

Q: Will property owners who are farming or raising animals be able to continue those operations in the future? 
A:  Yes - they can continue farming and raising animals for as long as they want. Property owners who want to develop their property will do 

so under the guidance of the plan.
Infrastructure – General 

Q: How will future infrastructure be paid for? 
A:  Land developers will be required to finance the improvements needed to serve future development. This can be accomplished through 

a variety of means including impact fees, funding from private investors, or the creation of a public improvement district. The financial 
burden of development will not be placed upon existing residents. 

Drinking Water 
Q: Where will the drinking water for future residents in the Spring Creek Area come from? 

A:  As a condition of development, land developers are typically required to convey water rights to Payson City that are sufficient to meet the 
needs of the proposed development, or procure water rights currently owned by Payson City. Any property owner or developer that has 
an existing well on their property can sell the water rights to Payson City to meet requirements for development or sell to another land 
owner in the area. When development occurs, the existing well must be capped and abandoned for lots smaller than 5 ¼ acres. Water 
distribution infrastructure would then be constructed to convey water from the existing system to the proposed developments.

Q: How will future development in the Spring Creek Area affect existing wells? 
A:  Water in the Payson City drinking water system is supplied from springs in Payson Canyon and several deep wells (as much as 700 feet below the 

ground surface). These deep wells draw water from different aquifers than most residential wells in the Spring Creek Area.

Irrigation Water 
Q: Where will the irrigation water for future residents in the Spring Creek Area come from? 

A:  As a condition of development, land developers are required to convey water rights to Payson City that are sufficient to meet the needs 
of the proposed development, or procure water rights currently owned by Payson City (see Payson City code 4.04.060). Irrigation water 
for most of the Spring Creek area is presently provided by the Strawberry Highline Canal Company; however, in the future, it is anticipated 
that this water would be conveyed to Payson City and provided through a separate pressurized secondary water system. Payson City only 
accepts Strawberry water. Developers without Strawberry water can purchase rights that the City currently owns in the Central Utah Water 
Conservancy District system.

Sanitary Sewer 
Q: How will wastewater from future development be managed and treated? 

A:  Wastewater will need to be conveyed to the Payson City Wastewater Plant, located at 1062 N Main Street, which will require the 
construction of pipelines and at least one regional sewer lift station. A boring under the UP&L Railroad tracks and I-15 will be required 
to connect to the existing wastewater collection system, or a new pipe will need to be constructed to go all the way to the wastewater 
treatment plant. 

Q: Will septic systems be permitted or utilized? 
A:  It is not anticipated that lots smaller than 5.25 acres would be allowed to construct a septic system. Payson City code 4.16.100 governs the 

use of septic systems within City boundaries.
Stormwater 

Q: How will stormwater be managed and treated? 
A:  New developments will be required to construct infrastructure to manage stormwater runoff generated on-site and be either retained 

on site or released into Spring Creek at the pre-development flow rate. No increase in flow to Spring Creek will be allowed above what 
currently enters the creek during a stormwater event. 

Questions and Answers
Transportation and Traffic Analysis  

Q: How much capacity does Utah Ave have?
A:  Utah Ave in its current configuration as a 2-lane collector has a capacity of 11,200 daily vehicles at a level of service (LOS) D threshold (LOS 

D is the common standard for urbanized areas along the Wasatch Front). Utah Department of Transportation’s Average Annual Daily Traffic 
data shows that for 2020, Utah Ave had an average of 3,200 vehicles daily. This means that about 70% of the capacity for Utah Ave is still 
available to accommodate future growth.

Q: Can anything be done to increase the capacity at Utah Ave?
A:  Utah Ave is currently constrained by the at-grade rail crossing at approximately 1600 West. At-grade widening or other improvements are 

not likely to be approved by the railroad companies, leaving only costly grade-separation (bridge or tunnel) as an option to significantly 
increase the capacity of Utah Ave. However, some capacity can be added to the corridor without grade separation or improvements 
to the crossing. Widening to three lanes, while preserving two across the tracks, would still be effective and would increase capacity to 
17,500 daily vehicles. The third, center turn-lane, adds capacity by removing left-turning vehicles from the general purpose through lanes. 
Because left-turns do not occur at the rail crossing the third lane is not needed. Widening beyond three-lanes on Utah Ave would not be 
effective without corresponding and very costly grade-separation at the rail crossing.

Q: When will the 800 South connection be needed?
A:  Based on the preferred land use plan, the 800 South connection will be required at some point in the development of the area. How 

quickly the area and the surrounding region develops will be the largest determinant of the timing for 800 South. The existing capacity of 
the roadways currently accessing the area can accommodate new development to a certain degree, but capacity increases will be needed 
as development progresses. Initial trip generation and capacity analyses suggest that at approximately 50 to 60 percent of build out of the 
alternative the 800 South connection would need to be made, assuming that Utah Ave is also widened to three-lanes at some point prior. 
If Utah Ave is not improved, then 800 South may need to connect as early as 25 to 30 percent build out. Further travel demand forecasting 
of the finalized land use plan will help secure the timing of the 800 South connection.

Q: What will the 800 South connection look like?
A:  Because of the connection to the I-15 interchange, this corridor will be the predominate conveyor of traffic into and out of the 

development. In order to accommodate the level of development planned the 800 South corridor would need to have four to five lanes.

Q: How can we accommodate increased traffic without degrading quality of life?
A:  There are many ways to accommodate access and mobility needs without detriment to quality of life. The first way, and most fundamental 

to this land use planning study, is the appropriate placement of land uses and roadways, with additional considerations for regional  
access    and traffic patterns. The preferred land use plan accomplishes this by:

• Locating industrial uses to the east along the rail corridor with the most direct access to I-15
• Buffering the industrial area and major access road with Spring Creek and park corridor
• Locating commercial and mixed uses at nodes and along corridors to reduce residential impacts
• A connected and distributed grid of local streets within residential areas
Other ways to accommodate quality of life is through the design of the transportation system itself. All user types, from pedestrians to 
vehicles, should be accommodated throughout the hierarchy of street types. Traffic calming measures should be deployed for minor corridors 
used for residential access. And streets should feature pedestrian-scale design to create friendly and inviting spaces to travel on foot. 

Economic and Market Analysis 
Q: Can the City really absorb nearly 2.1 million square feet of light manufacturing space?

A:  There are about 42.4 million square feet of industrial space in Utah County, with about 2.8 million square feet absorbed in 2021 and 3.2 
million square feet currently under construction.  Presently, the supply is tight and rents are rising rapidly, at a rate of over 31 percent over 
the past year.  This places the Payson site in an extremely favorable position to absorb additional light manufacturing space.

Q: Is the preferred development plan financially feasible for the City?
A: Light manufacturing development usually generates more revenues than the cost of services required for it.  Benefits will vary depending 
on the level of investment by various light manufacturing types and their accompanying taxable values for real and personal property. 
Additionaly The plan anticipates infrastructure and improvement costs will be born primarily by the land developers, and and uses will be 
planned in a manner that maximizes cost effectiveness.
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