


[bookmark: GP.11]Chapter Six
Historic Preservation, Redevelopment,	Comment by Kelsey Zarbock: I added “Historic” to Preservation and “Residential” to Conservation to better distinguish the meaning of the two words.
and Residential Conservation
[bookmark: GP.11.1]6.1 Introduction
Provo City’s sense of place and community identity is enhanced by the continual preservation of the city’s unique historical resources, by the rehabilitation of older areas of town, and by conserving neighborhood character. Provo residents and visitors will have the opportunity to become aware of the city’s heritage through the preservation of its historic structures and sites while enjoying the benefits of a beautiful, vibrant, and civic-minded City.  	Comment by Kelsey Zarbock: This is the only text that I added since we want to have a Vision Section for each GP chapter. I didn’t see any obvious language in this original General Plan chapter that would effectively combine the three topics from this chapter (historic preservation, rehabilitation, and residential conservation) into an appropriate Vision Section. To remedy this, I took this wording from the Vision 2030/Vision 2050 section on Heritage, and adding wording to accommodate the three topics 
This chapter seeks to build on the foundation of the City’s past successes in historic preservation and redevelopment, adapting and expanding in response to changing needs and priorities.
This chapter establishes guidance for achieving:
1.    Preservation and reuse of historic buildings and sites;
2.    Redevelopment of the built environment, including the elimination of blight in residential neighborhoods and commercial and industrial districts; and
3.    Conservation of one-family housing within Pioneer neighborhoods, including the reclamation of one-family homes converted for multiple-family use.
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6.2.1 Residential Conservation
The City seeks to enhance and preserve various areas of Provo through residential conservation. The changing character of Provo’s central neighborhoods in recent decades is manifested in the physical condition of the neighborhoods and in social conditions. In many instances, the neighborhoods today are characterized by:
1.    An older housing stock with limited appeal to contemporary home owners (i.e., small rooms, too few bedrooms and baths, obsolete systems);
2.    The growing obsolescence of the neighborhoods’ old infrastructure (streets, sidewalks, underground utilities);
3.    An influx of new, generally lower-income, non-student households into neighborhoods not immediately adjacent to Brigham Young University;
4.    A trend toward absentee landlords whose primary interest is usually short-term economic gain, resulting in a great decline in the property maintenance and reinvestment which come with pride of ownership;
5.    Conversion of older homes into multiple apartments, often with haphazard floor plans and little regard for building codes and overcrowding;
6.    Breakdown of neighborhood civic tradition as long-time residents are replaced in large numbers by transitory renter households, frequently with little interest in community involvement;
7.    High turnover in public school enrollment, resulting in challenges in educational achievement; and
8.    Decline in Impacts to the downtown retail district as confidence in the future of Provo’s Pioneer neighborhoods changes wanes.
In many areas, one-family homes, built during a time when little or no off-street parking was needed for individual families, were converted to multiple units. These conversions often occurred without required approvals or permits, and increasing numbers of homes became rental-only units. Renter occupants replaced many long-time owner occupants. Over-occupancy of these dwellings became a common complaint. Yards were paved over to create parking for multiple “single” tenants (occupancy by multiple, unrelated individuals), and residents became more transient due to the seasonal fluctuations of student housing demand. Nevertheless, many neighborhoods in the City are dealing with increased pressures for redevelopment and different living arrangements.
With these changes came widespread disinvestment in the existing housing stock, as maximization of rental income replaced pride of ownership as a fundamental driving force among property owners. In general, cost of housing became inflated as off-site owners found they could collect higher rents from multiple “single” renters than from families. These inflated property values also contributed to higher costs for the land acquisition and assemblage that would be necessary for more comprehensive and coordinated redevelopment. In some cases, homes converted to rentals have been allowed to deteriorate, intentionally, as part of an investor strategy to eventually replace the homes with more multi-family projects. Seeing their neighborhoods decline around them has led still more owner occupants to abandon their neighborhoods in favor of absentee owners.
Provo is working to conserve and restore a strong civic fabric to its central neighborhoods through a combination of initiatives which focus on promoting home ownership and establishing and implementing reasonable, effective development codes. Zoning and other codes in central neighborhoods should reinforce the traditional, one-family residential land uses, building types, lot sizes, and layouts which contribute to this package of lifestyle assets.	Comment by Clifford Strachan: DK:  When we look at how we are using our CDBG and HOME dollars, I feel we are not budgeting the right amount for owner occupancy in Provo.  Also we have no "targeted areas" that we are focusing some of our resources on.  The CDBG eligible neighborhoods should get some special attention with the goal of growing them out of being CDGB eligible.
Rental housing in these areas will always be a necessary part of the community and may attract families that, while not in a position to become homeowners, may make a longer-term commitment to neighborhood residency and integration than expected under today’s declining conditions. The neighborhoods must, however, re-establish and reinforce a basic framework of owner-occupant households who will maintain the civic traditions, norms, and continuity from which all residents – be they owners or renters – can benefit.
Furthermore, careful attention must be paid to the physical forms which the rental housing takes. It must be of a physical scale, orientation to the street, and architectural style so as to be compatible with the surrounding traditional, one-family development. Failure to pay attention to the physical form of rental housing in the past has contributed to the condition of central-area neighborhoods today.
The establishment of the Residential Conservation (RC) Zone and creation of a Project Redevelopment Option (PRO) tool have worked together to create an opportunity to slow down the transition that resulted from the previous high-density zoning in the Pioneer neighborhoods, while recognizing legally established uses that resulted during this time period. These tools provided an opportunity to step back, evaluate the present and future needs of the neighborhoods, and make informed choices about specific redevelopment proposals. They also provided an opportunity to help stabilize spiraling property values, opening new doors for reestablishment of owner occupancy in these neighborhoods. 
To create an even more predictable and coordinated plan for the central neighborhoods, Neighborhood Plans have been completed for the Downtown, Joaquin, and Franklin neighborhoods with plans for the Maeser and Timp underway. These plans establish long term future land use designations to replace the RC Zone with its Project Redevelopment Option, leading to increased certainty in the character of future development.	Comment by Clifford Strachan: Test will need change from time to time as progress is made on the plans.
The application of the Accessory Apartment (A-overlay) zone to one-family (R1 zoned) neighborhoods, formerly zoned for higher-density as R2 and R2.5, has allowed the creation of accessory dwelling units within one-family dwellings, with the goals of providing financial assistance to owner-occupants of the homes and providing affordable housing for residents of the accessory dwelling units, while discouraging two-family (duplex) dwellings that are typically rental-only units. These have proved to be successful tools for stabilizing and revitalizing these neighborhoods.
While proper zoning and other regulatory controls and redevelopment activities must be part of the solution, success will also require attention to law enforcement, physical infrastructure, public perception, and other issues in the neighborhoods. Tools to accomplish these objectives include:
1.    On-street parking permit programs or other on-street parking controls, as over-occupancy complaints are often driven by excessive on-street parking;
2.    Proactive zoning enforcement – rather than complaint-driven enforcement – of occupancy, parking, business use in residential areas (other than permitted or conditional home occupations), and other violations that lead to dissatisfaction within neighborhoods;
3.    Greater flexibility of land development standards in Pioneer neighborhoods to encourage revitalization and reuse of homes that may not meet today’s standards for families without expansion of living area.
It is anticipated utilizing the relevant tools outlined in this section will increase home ownership, enable residents to acquire individual housing equity, enable neighborhoods to strengthen community-held assets, and stabilize property values. These results will then encourage families, retirees, single professionals, and others desiring the values of a stable, centrally located, community-based neighborhood to move back to the city’s many and varied Pioneer neighborhoods and invest in the long-term viability of Provo as a city. Committed, well-organized residents will continue to be crucial to the successful implementation of strategies to reclaim and conserve one-family homes and to reestablish a foundation of owner-occupancy within Provo’s neighborhoods.
6.2.2 Redevelopment	Comment by Kelsey Zarbock: The entire content of this section comes from later in the original GP chapter.
Redevelopment of existing neighborhoods can occur organically by private initiative based on market forces or it can be initiated with the help of a redevelopment agency. Redevelopment agencies help the conservation and redevelopment of older areas. The cost of redeveloping previously built-out areas can be high, particularly when compared to developing raw land. The costs of new development farther from the built areas of the City, are, however, also high—although these costs are difficult to quantify. These costs include increased travel, time lost to commuting and the associated increased air pollution, inefficient provision of utilities and government services, and excessive or untimely land consumption. 
The Provo Redevelopment Agency (RDA) was established under Utah law primarily to form redevelopment project areas and carry out redevelopment projects in older areas. In order to address these goals, the Provo Redevelopment Agency was endowed with tax increment financing and occasionally eminent domain powers—tools granted by the State Legislature to redevelopment agencies. Over time, the Provo Redevelopment Agency has also assumed other roles, resources, and responsibilities delegated to it by Provo City to further the original conservation and redevelopment objectives. 	Comment by Clifford Strachan: DH: RDA is just one actor in the redevelopment space. There should be some substantial discussion of redevelopment in general. Purpose? Where and when? What is good redevelopment? How regulated?
In addition, Provo receives grants from the Federal government which, in many cases, are used to further the City’s redevelopment objectives. These grants are used both in redevelopment project areas and in other targeted areas. Chief among these grants are the Community Development Block Grants (CDBG) and the HOME Investment Partnerships Grants, but the City also has been awarded several Special Purpose Grants and other federal funding for undertaking specific projects. CDBG and HOME require adoption of a five-year consolidated plan with annual-update “Action Plans” to guide the use of these funds. In order to understand the full scope of Provo’s redevelopment, neighborhood conservation, and reinvestment planning policies, one should review this General Plan in tandem with the Five-Year Consolidated Plan and its annual updates.	Comment by Kelsey Zarbock: This paragraph came from the “Other Redevelopment and Resources” section.
Ultimately, redevelopment objectives and methods should always be tailored to providing the necessary and sufficient catalyst to stimulate private investment in behalf of the City’s goals, harnessing powerful economic forces in ways to help the community be productive, rather than trying to reverse these forces. The Redevelopment Agency will never have sufficient resources to take the place of the private sector, nor should it. Its role must therefore focus on: 1) brokering redevelopment deals; 2) finding solutions to financing gaps; 3) improving the governmental environment in which quality private development can thrive; and 4) working in other limited ways to promote reinvestment, particularly in Provo’s older areas.
At this time, three Redevelopment Project Areas and five Community Development Project Areas, formed in accordance with State law, function in Provo. The Redevelopment Project Areas are 1) the Central Business District, 2) South University Avenue, 3) Project Area Number Four (Provo Towne Centre Mall area). The five Community Development Project Areas are 1) Aviation Services CDA, 2) Mountain Vista CDA, 3) South Downtown CDA, 4) Financial Center CDA, and 5) Center Street CDA.  These project areas have all existed for several years and, over time, are losing some of their original redevelopment powers; for example, the Redevelopment Agency’s power of eminent domain no longer exists in any of these areas.
Redevelopment Project Areas
Central Business District
In the Central Business District, redevelopment is used to strengthen downtown economic conditions while preserving the historic qualities of central Provo. The specific goals for the Central Business District development project area are to:
1.    Maintain and enhance the Central Business District as the business and financial center;
2.    Maintain the Central Business District as a government center by encouraging the centralization of city, county, state, federal, and judicial activities in the Central Business District;
3.    Encourage the continued viability of retail and service businesses, including specialty types of retail that may be unique to downtown;
4.    Encourage the promotion and development of the conference center and facilities in downtown Provo in an effort to attract conferences and serve the traveling public; and
5.    Maintain and enhance the dining, entertainment and cultural opportunities of the Central Business District.
Toward achieving these goals, the Redevelopment Agency has identified the following projects, as well as others which may be considered in the future:
1.    The west half of the block bounded by 100 North, 100 West, 200 North, and Freedom Boulevard should be redeveloped, probably as either an expansion of the court facilities or as an office building. The Redevelopment Agency has sold this property to the State courts system. The new courts building is being constructed on the block across Freedom Boulevard from this site.
2.    Following completion of the Sears store at the Provo Towne Centre Mall, the former Sears, covering the block between 100 West and Freedom Boulevard from 200 North to 300 North, was sold to the Redevelopment Agency. The buildings have been demolished to make way for planned redevelopment on this block. Currently the Agency will use the block has a temporary parking lot for the benefit of the Convention Center and other downtown businesses.3.    On the block bounded by Center Street, University Avenue, 100 West, and 100 North, the Town Square parking structure was originally designed to provide for the later addition of two floors, which may yet be built at some point in the future.	Comment by Kelsey Zarbock: David Walter added this wording.
4.    With downtown Provo continuing to evolve as the preeminent business, financial, and government center of Utah County, the need for office space will also grow. Adaptive reuse of existing buildings will help to meet the demand, but construction of additional new office space will also be central to the downtown redevelopment strategy. New “Class A” downtown office space is particularly lacking and deserves attention. The Agency has been working with local developer s to increase the amount of space in the downtown area to compliment the other development that has taken place.	Comment by Kelsey Zarbock: David Walter added this wording.
 The Redevelopment Agency’s role in recent years has tended toward providing downtown parking structures to serve office and other development, and this is expected to continue. There will be cases, however, where the Redevelopment Agency helps to assemble sites and otherwise foster new building construction downtown. The current effort to develop a new building at the southeast corner of the intersection of 100 North and University Avenue is an example of this. The Redevelopment Agency has also acquired properties on this block farther south on University Avenue to eventually enable additional office building development.
5.    The retail, service, and restaurant sectors will also continue to be a key part of the downtown character, particularly as they cater to people living, working, and seeking educational, cultural, and entertainment opportunities in and near downtown. In large measure, this will occur as a natural outgrowth of drawing people downtown for these other activities. There will also be a continuing Redevelopment Agency role in promoting the preservation of historic blocks of continuous buildings, built to the sidewalk, along parts of Center Street and University Avenue where these continuous facades have best maintained their original qualities. Many such buildings will continue to house specialty retail, service, and restaurant businesses.
 The Redevelopment Agency will also help to redevelop infill buildings in the downtown. The site of the former Paramount Theater, at 61 East Center, is an example of this. The Redevelopment Agency has acquired the property and worked with a private-sector developer. The result is a new mixed-use building compatible with the old in terms of scale, placement on the lot, use, and architectural style. New downtown offices and other buildings should also be planned feature retail, commercial services and restaurants on their ground floors and should be designed with traditional storefront-type windows, entries, signage, and other features which will invite pedestrian activity along the street.	Comment by Kelsey Zarbock: Wording change by David Walter.
6.    A resurgence of new downtown housing on the upper floors of retail and office buildings is a trend sweeping the country in the early years of the twenty-first century. The viability of this type of housing is suggested by the Village at Riverwoods in north Provo and the Wells Fargo Tower in Downtown. There is evidence that a latent, untapped market for this type of housing exists downtown among downtown workers, aging baby-boomers seeking to downsize their homes and be close to amenities, and others. New downtown residents will be a key part of the downtown land use mix by adding to the customer base of downtown businesses and generally increasing the round-the-clock vitality of the district. Upper-floor housing should occur both in new buildings and in vacant or underutilized parts of existing buildings.
South University Avenue
The South University Avenue development project area was created primarily to beautify the south entrance to the downtown and to keep automobile dealerships in the University Avenue and 300 South corridors. Over time, however, prevailing business trends have drawn the larger, new-car dealerships to other locations, and little redevelopment has occurred in this project area. Consequently, the major focus of this redevelopment area has shifted away from auto dealerships and more generally toward encouraging strong, attractive businesses along South University Avenue.
Project Area Number Four (Provo Towne Centre Mall area)
Project Area #4 was created to redevelop the area between University Avenue and Interstate-15, south of 1100 South. Through the establishment of this project area, a blighted area was transformed into a large regional shopping mall, which improves the entrance to the city at its south I-15 interchange and greatly enhances the city’s economic health. These goals for achieving economic growth, redeveloping under-utilized commercial areas, and improving the gateways to Provo are being achieved further through the recent development of a large, new retail home-improvement center south of the mall. Several older motel and commercial properties have also been recently demolished for redevelopment with new free-standing restaurant businesses, which will contribute to the appearance and vitality of the S. University corridor adjacent to the mall and enhance the entryway to the Provo Towne Centre. The mall may also add other anchor stores in the future.

Future Redevelopment Project Areas
Areas of Provo suitable for commercial development are generally built out. Consequently, most future commercial expansion will need to take the form of carefully-planned redevelopment in existing built-up areas.
As Provo’s infrastructure and, particularly, its commercial-industrial districts continue to age, the City will be alert to additional areas where redevelopment may be a valuable tool. Residential development should play a part in some of these locations. Each such area would be scrutinized carefully, and in the light of public involvement, to verify that designation as a redevelopment project area is a necessary and appropriate means of accomplishing the City’s objectives.
Community Development Project Areas
Aviation Services CDA
The Aviation Services CDA was established to help facilitate and finance the expansion of Duncan Aviation at the Provo Airport. This project is anticipated to bring 500 new skilled jobs to Utah County.
Mountain Vista CDA
This area is comprised of 222 acres at the southeast end of Provo and was once the home of Ironton Steel Mills. The Redevelopment Agency acquired the land in the 1990’s and worked with the Utah Department of Environmental Quality to clean up the contaminated properties and return them to a productive use. There are now hosts 10 businesses and the Redevelopment Agency has several letters of intent to development additional property in the area. The Redevelopment Agency expects to have all remaining property in the area under contract for development in 2018.
South Downtown CDA
This area is comprised of 242 acres of both commercial and residential properties. There is currently no increment being collected in the area. 
The goals when establishing this area were to improve business and employment opportunities as well as housing opportunities. Currently there is a great deal of private investment in the area, negating the need for active Redevelopment Agency initiatives. This includes the Startup building which provides meeting space for a weekly gathering of Provo entrepreneurs to share ideas and seek investors. The Redevelopment Agency has expanded its Commercial Façade Improvement Program to include much of this area for improvements to commercial facades.
Financial Center CDA
This project area is 1.4 acres in size and was established to develop the Zion’s Bank building. In addition to Zion’s bank, the building houses other offices as well as meeting space and restaurants.
6.2.3 Historic Preservation
Preservation of historic buildings enriches the lives of all who reside in or visit Provo by maintaining an authentic and diverse city experience, enhancing economic productivity, providing a greater understanding of the history of the community, and contributing to the distinct visual character and appeal of the city, particularly within the central neighborhoods. History is found not only in written form, but within the homes, stores, churches, factories, and civic buildings interwoven through the fabric of the city. As a collective whole, buildings tell the city’s history, chronicling the growth, character, and culture of Provo.
When we lose historically significant buildings, we lose the sense of place these structures create. In order for us to understand the present and future, it is important for us to see and appreciate the progress that has been made since settlement. The ability to appreciate such progress is, in large part, accomplished by preserving the architecture of the past.
In the past, zoning has not been conducive to the historic preservation effort. High density residential redevelopment has been allowed in older areas with concentrations of historically significant properties. Introduction of higher densities and the escalation of land values have actually promoted the demolition of older structures because of financial disincentives for retaining one-family homes and smaller neighborhood-compatible commercial uses. Since the adoption of the Residential Conservation Zone in 2002, the City has greatly eliminated the financial incentive to demolish historic homes.  As with other neighborhood conservation efforts, zoning can be a tool to strengthen neighborhoods and support the restoration and reuse of historic properties. The City, in its desire to have a zoning system that is compatible with its historic preservation program, has provided for special conditional uses only within historic buildings to increase the economic viability of the appropriate reuse of these structures.	Comment by Kelsey Zarbock: These two paragraphs came from the original Historic Preservation and Land Use Activity section.
Zoning is only one element which affects the relationship between historic preservation and land use. In the Landmarks Preservation Title 16 of the Provo City Code, the Landmarks Commission is given the powers and duties to review land use applications affecting designated historic resources
In addition, in order for a preservation program to function well, there must be incentives for property owners to appropriately preserve historic structures, rather than substantially modifying or replacing them. Preservation incentives include recognition, regulatory allowances, and financial assistance. Provo City is doing more to encourage each type of incentives.	Comment by Kelsey Zarbock: This is from the original Incentives section.
Ultimately, Provo Code Title 16—Provo City Landmark’s Preservation, passed by the Municipal Council in 1994, identifies the following purpose and intent:
1.    To safeguard the City’s historic and cultural heritage, as embodied and reflected in its landmarks and historic districts.
2.    To revitalize neighborhoods by restoring confidence and creating an environment conducive to reinvestment and continued maintenance;
3.    To stabilize and enhance property values;
4.    To foster community identity and civic pride;
5.    To protect, enhance, and perpetuate the use of structures, sites and areas that are reminders of past eras, events, and persons important in local, state or national history; or which reflect the distinct phases of the city’s, state’s, or nation’s cultural, social, economic, political, and architectural heritage;
6.    To educate citizens about Provo’s history;
7.    To promote compatible new development while at the same time protecting the old;
8.    To protect and enhance the City’s attraction to residents, tourists, and visitors, and to serve as a support and stimulus to business and industry;
9.    To strengthen the economy of the City;
10.    To generally improve the quality of life in the City; and
11.    To maintain community integrity for future generations.
Historic preservation will not occur without action. Measures need to be taken by the City to ensure the preservation effort continues in the positive direction it has been moving. Through legislation and education, preservation efforts in Provo can be strengthened.
6.3 Vision
Vision 2030 states:
Provo City’s sense of place and community identity is enhanced by the continual preservation of the city’s unique historical and cultural resources. Provo residents and visitors have the opportunity to become aware of the city’s heritage through the preservation of its historic structures and sites.
Built communities are living, changing things, experiencing different forces and changing pressures. As houses, building, and communities age, decisions need to be made between maintaining, restoring, renovating, and redeveloping. Decisions for one property or one area affect those around it. This chapter should layout the plan to direct and balance the use of these tools to keep our community strong. Conservation and Redevelopment can be seen as opposing principles to be balanced, but can also work together to achieve the desired outcomes. Historic preservation is a bit of a trump card that can tip the scales when we are weighing out the merits of conservation and redevelopment.
6.4 Goals and Implementation
Historic Preservation
6.4.1	Consider revising the Landmarks Preservation Ordinance to strengthen the City’s ability to prevent the destruction of Provo’s unique historic resources. 
6.4.2	Educate the community regarding the social and economic benefits of historic preservation.
6.4.3	Preserve the character of existing historic districts and seek to establish new districts in areas where a concentration of eligible buildings remain. Provo’s Downtown Commercial Historic District is the single locally designated historic district. Center Street / University Avenue Commercial District and the Brigham Young Academy complex remain intact architecturally and should be retained. as historic districts.
6.4.4	Work with the State Historic Preservation Office, the Utah Heritage Foundation, and the National Trust for Historic Preservation to identify funding sources and programs to support preservation efforts.
6.4.5	Recognize and reward the efforts of those who provide leadership in preserving community heritage.
6.4.6	Preserve structures and districts with unique histories or architecture.
6.4.6.1	Identify and preserve significant structures that maintain historical integrity;
6.4.6.2	Encourage identification, marking and restoration of historic landmarks;
6.4.6.3	Identify and preserve areas or neighborhoods of the city with a unique sense of place related to the collective history or architecture of its structures; and 
6.4.6.4	Raise awareness among property owners of preservation options and benefits related to historic preservation.
6.4.7	Preserve historic or unique cultural resources (historic sites or parks).
6.4.7.1	Identify important historical sites located throughout the city, even those where structures no longer exist, and preserve the history of the site; and
6.4.7.2	Identify and preserve important cultural resources. 
6.4.8	Raise awareness of local history, culture, and historic sites.
6.4.8.1	Establish a program for placing monuments or signs at historic sites, in historic districts, or in neighborhoods; and
6.4.8.2	Create and/or promote online and physical repositories/museums that focus on Provo’s heritage and culture.



Redevelopment 
Community Development Block Grants (CDBG)	Comment by Kelsey Zarbock: I added this section heading.
6.4.9	Update the community development plan on a routine basis, utilizing a community involvement process, to ensure that Community Development Block Grants are channeled to projects which meet the objectives of the CDBG program.
Central Business District	Comment by Kelsey Zarbock: David Walter said, “The Central Business District Redevelopment Plan lapsed at the end of 2015. But many of the objectives are still being actively pursued by the Council and the Administration.”
6.4.10	Maintain and enhance the position of the Central Business District (CBD) as the business, government, entertainment, and conference center for the City. Do so through promotion and marketing, economic restructuring, management and organizational strength, provision of adequate parking, and continuing efforts to enhance the appearance of the core area.	Comment by Kelsey Zarbock: These are Implementation Steps from General Plan Ch. 13, under “Redevelopment.”
6.4.11	Promote efficient utilization of building space by encouraging a mix of uses in the Central Business District (CBD), including retail, office, service, and high density residential occupancies.
6.4.12	Establish new zoning districts for the Downtown Planning Area under the policies  in the Central Business District 
South University Avenue
6.4.13	Continue efforts to assist existing businesses in the South University Avenue redevelopment area and encourage design improvements.
Residential Conservation
6.4.14	Encourage the formation of National Register Historic Districts where appropriate. Assist private individuals to identify historic homes and buildings in order to allow them to take advantage of tax credits available for housing rehabilitation in these areas.
6.4.15	Target areas of historic significance and other areas appropriate for neighborhood conservation for infrastructure upgrades, such as street lighting and sidewalks, to further encourage and supplement housing rehabilitation efforts in these areas.
6.4.16	Offer incentives (such as low interest loans) for property owners to repair deteriorated sidewalks.

Chapter 6 Appendix Material
Historic Context for Preservation in Provo City	Comment by Joshua Yost: Does this need to be in here at all?	Comment by Kelsey Zarbock: I have the same question—It’s great to have the history, but is the General Plan where it belongs?  Maybe it could be in an appendix? 
Pre-settlement Era, 1776-1849	Comment by Joshua Yost: What about pre-history? We have multiple significant Native American sites. 
Although there are no remaining structures from the pre-settlement era, it is known that early explorers surveyed the land and trapped animals. In 1776, Spanish explorers led by two Franciscan priests arrived in the area in search of a route from Santa Fe, New Mexico, to Monterey, California. Fathers Antasio Dominguez and Silvestre Velez de Escalante were guided by a desire to bring Christianity to the Native Americans. Efforts to reach California failed, but the friars explored much of Utah Valley, developed good relations with local Native Americans, and planned to return in order to establish a permanent settlement. Due to changes in the Catholic Church, the two never returned, but their legacy is seen in the St. Francis Catholic Church, originally operated by Franciscan clergy and constructed in the Spanish Mission Style.
Trappers led by Etienne Provost were the next visitors to this region. They were attacked by Native Americans at the Jordan River. Only two survived, one being Provost. In memory of the trappers, a nearby river was named after Provost, and – from that river – the name of our city originates: Provo.
Settlement Era, 1849-1869
Fort Utah, the first Mormon colony in Utah outside the Salt Lake Valley, was established in 1849, near present day Provo City. A fort was built for security because of hostilities with Native Americans. In time, relations between the settlers and the Native American inhabitants became less turbulent, and settlers moved from the confines of the fort. Early homes constructed outside the fort were built with logs running both horizontally and vertically, using mud to fill the gaps. Soon, an adobe yard was established, providing sufficient materials to build a meeting house, a pottery, a tannery, a saw mill, flour mills, commercial shops, and many one-story and two-story residences. In the mid-1860s, fired brick production impacted the appearance of Provo’s buildings. Red and yellow brick structures stood alongside, or replaced, earlier gray adobe buildings. Structurally superior to adobe, fired brick allowed for larger, taller, and more permanent buildings. Crowning architectural achievements of the late Settlement Era include the Provo Meetinghouse.	Comment by Joshua Yost: Questionable. Other settlements were established first. The catch may be what defines “Mormon Colony.”
Economic Cooperation and Expansion, 1870-1899
The Transcontinental Railroad and cooperative Mormon economics arrived in the 1870s, bringing industrial and commercial expansion to a mostly agrarian community. Expansion brought growth and wealth, allowing development of the city’s architecture. Wealthy, influential entrepreneurs made their marks by building impressive commercial structures along Center Street and University Avenue, as well as mansions and large homes along East Center Street. Foundries, machine companies, iron processors, and manufacturers produced sophisticated churches, schools, stores and dwellings.
The Victorian era came to Provo, with its philosophy of flamboyance and extravagance. Local architecture combined older pioneer forms with fashionable Victorian ornament. Gothic Revival found its way to Provo in the 1870s, as did Italianate styling in the 1880s and a variety of Victorian styles, especially Queen Anne, Victorian Eclectic and Victorian Romanesque, in the 1890s. By 1880, brick and stone buildings of multiple masses, roofs, porches, and ornamentation appeared. The Education Building of Brigham Young Academy is the epitome of the Victorian vision of the picturesque.	Comment by Joshua Yost: Oh boy. This one is problematic. I am going to have to research context statements in some national register nominations. I don’t trust this paragraph.
Early 20th Century Growth and Development, 1900-1945
Continued prosperity allowed for construction. From 1900 to 1905 the Knight Block, with its landmark clock tower, and a square-towered bank to the west were built on the north corners of University Avenue and Center Street, by then the main intersection of Provo. These proud commercial structures, along with the new Knight Mansion on East Center Street, reflected the wealth of mining magnate and businessman Jesse Knight. During this decade, most of the school structures on the Brigham Young Academy campus were built.
Growth continued through the 1910s and 1920s, although fewer architecturally impressive structures were built after passage of the Sixteenth Amendment, requiring the payment of income taxes. Brigham Young Academy became Brigham Young University and expanded northeastward up the bench where new facilities, such as neoclassical limestone Maeser building, were built. 
From 1910 to 1930, the prevalent new house type was the Bungalow, built in many stylistic variations. The two-story neoclassical Utah County courthouse, designed by architect Joseph Nelson, is an important public edifice from the era. On the heels of World War I, Columbia Steel’s Ironton plant, built southeast of the city in the 1920s, provided further economic stimuli to Provo’s economy. Toward the end of the 1920s and into the 1930s, stylistic changes were apparent as period cottage styles, especially those of English influence, were seen in small homes and educational buildings such as Amanda Knight Hall.
In general, construction and growth slowed significantly during the years of the Great Depression. Government-sponsored building projects kept some of the work force employed during the decade between the Depression and America’s involvement in World War II.
Post-War Modern Era, 1946-Present
World War II had a marked impact on Provo due to construction of the Geneva Steel Plant, which employed many residents. After the war, a boom in growth was experienced both in the general populace and at BYU. The campus expanded dramatically after 1951, and the city continued to grow around it. New post-war styles were introduced, among them the World War II cottage and the ranch house. Modern materials and architectural styles had become highly varied.
At present, a variety of buildings combine to give insight into what Provo is like today and what it was like in the past. Each building offers a glimpse of both the needs and desires of those who built it, whether fort dwellers entering the wilds for the first time as seen in the functionality of a log cabin, or entrepreneurs at the turn of the century in their high style homes, or contemporary business executives realizing a vision through the construction of modern-day corporate headquarters. The integration of structures from all time periods provides a rich diversity of buildings on the landscape.
Past Historic Preservation Efforts	Comment by Kelsey Zarbock: I’m also wondering if this section could go in an appendix.
Early efforts to preserve buildings have been sparse, but increased interest in historic preservation is augmenting the efforts put forth by both private citizens and the City. Nominations of several properties to the National Historic Register have resulted from grassroots endeavors. Additionally, the designation of the downtown portion of Center Street as a National Historic District is the result of work by the private sector, as was the creation of Provo Town Square at the northwest corner of University Avenue and Center Street. Much of the initial preservation in Provo was motivated by the efforts of its citizens.	Comment by Joshua Yost: Citation?	Comment by Joshua Yost: This was over 30 years ago, was it really a private initiative?
Work conducted by the City includes a 1980 survey of historic locations in Provo. The survey was completed as a result of work on neighborhood revitalization and reinvestment. Unfortunately, the survey was not used until around 1994. From 1980 to 1994, some locations in Provo had been listed on the National Register for Historic Sites, but efforts at creating a local landmarks register were unsuccessful. Over the years, Provo City has tried to encourage the preservation of historic buildings by providing certain regulatory incentives through its zoning ordinance.
Authority was given to the Planning Commission (before the creation of the Landmarks Commission) to designate “historic buildings.” Once designated, buildings were eligible for land use activities that may not have ordinarily been permitted in a particular area. Adaptive re-uses of properties were permitted as “conditional uses,” and were approved by the Planning Commission. However, the Planning Commission did not feel qualified to make the determinations as to the qualifications of a building as historic. As a result, the Planning Commission recommended the Municipal Council adopt legislation authorizing the appointment of a Preservation Commission to make such decisions.
In 1993, renewed interest in historic preservation, along with the recommendation of the Planning Commission, led to the creation of a study committee whose purpose was to write a Landmarks Preservation Ordinance for Provo City. This ordinance, passed by the Municipal Council in December 1994, gave authority for a Landmarks Commission. Since the formation of the Landmarks Commission, commissioners have met regularly to create a base for historical preservation upon which the City can build. The commission has worked to include National Historical Register sites on the Provo City Local Landmarks Register. In addition to designating individual sites, the commission has designated the Downtown Historic District as a local historic district. The commission is continuing in its efforts to add individual sites and districts to the register, as well as making efforts to inform and educate the public on the benefits of historic preservation.


Surveys of Historic Resources	Comment by Joshua Yost: Should we update this section to reference more recent surveys or just take it out as it can become outdated every time we do a new survey?	Comment by Kelsey Zarbock: If we want to keep this, I suggest putting this in an appendix.
A survey of 286 city blocks was conducted from 1995 to 1996, identifying potentially eligible sites for nomination to the National Register of Historic Places. It was a reconnaissance-level survey of 3,100 sites in a survey area bounded on the east by 900 East, on the south by 600 South, on the west by 900 West, and on the north by an irregular line running mostly along 700 North. The boundaries were selected because earlier surveys found this area of Provo contains the oldest and the greatest concentration of potentially eligible sites. The 3,100 sites were evaluated based on their eligibility for nomination to the National Register of Historic Places. Four designations were assigned: A, B, C, and D. The “A” sites are those which are eligible and architecturally significant. The “B” sites are eligible. The “C” sites are ineligible due to alterations. The “D” sites are out of the time period. The numbers of sites, by category, are found in Table 11.1, Historic Survey.
	TABLE 11.1 HISTORIC SURVEY

	Type of Site
	Number of Sites
	Percentage

	A Sites
	190
	6.1%

	B Sites
	1,422
	45.9%

	C Sites
	310
	10.0%

	D Sites
	1,178
	38.0%

	Total
	3,100
	100.0%



The number of sites fifty years of age or older is 1,922, or 62% of the surveyed sites. Thirty-eight percent, or 1,178 of the sites, were built after 1946. This number may actually be lower because the survey includes many World War II-era buildings, which may date from just before or after 1946. Most World War II-era buildings were recorded as built in 1950. Also, those commercial facades clearly dating after 1946 were rated “D,” although some of them may have pre-structures hidden behind their facades, in which case they might be – invisibly – “C” structures.
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