
  

PROVO MUNICIPAL COUNCIL 
Work Meeting
1:00 PM, Tuesday, May 21, 2019
351 W. Center Street, Provo, UT 84601
Summary of Action

Business

1. A presentation regarding the Municipal Wastewater Planning Program Annual Report. (19-064) 
Presentation only. This item was already scheduled for the Council Meeting on May 21, 2019.

2. A presentation on the Parks and Recreation Department and potential budget impacts. (19-004) 
Presentation only.

3. A presentation on the Human Resources Department and potential budget impacts. (19-004) 
Presentation only.

4. A presentation regarding an appropriation of $119,238 in the Airport Fund and $775,000 in the 
Water Resources Fund, applying to fiscal year ending June 30, 2019. (19-061) Presentation only. 
This item was already scheduled for the Council Meeting on May 21, 2019.

5. A presentation regarding code enforcement. (19-065) Presentation only.

6. A presentation regarding the implementation of the General Plan. (19-066) Presentation only.

Policy Items Referred from the Planning Commission

7. A discussion regarding the adoption of a Supplementary Residential (S) Overlay Zone in a One-Family 
Residential (R1.8) Zone located at approximately 244 E 2100 N. Pleasant View Neighborhood. 
(PLRZ20190094) This item was already scheduled for the Council Meeting on May 21, 2019. A 
motion (a) to continue that hearing of this item, with Council Chair David Harding announcing 
before the Council Meeting public comment period that the item has been continued; (b) to take 
public comment as part of the presentation for item 13 on the Council Meeting agenda; and (c) to 
indicate that when the item comes back to a future Council Meeting there will be a full opportunity 
to participate in the public hearing process, was approved 7:0.

8. A discussion regarding a General Plan amendment to add the Utah Transit Authority Station Area 
Plan to the Downtown Master Plan as an appendix. City-wide impact. (PLGPA20190059) 
Presentation only. This item was already scheduled for the Council Meeting on May 21, 2019.

9. A discussion regarding a zone change from Regional Shopping (SC3) to Health Care Facilities 
(HCF) for 22.12 acres, and to Campus Mixed Use (CMU) for 8.94 acres, located at 178 E 1860 S. 
East Bay Neighborhood. (PLRZ20180321) Presentation only. This item was already scheduled 
for the Council Meeting on May 21, 2019.

10. A discussion on a zone change request from One-Family Residential (R1.10) to Light Manufacturing 
(M1) for approximately 7.7 acres of land located at approximately 1060 E 1320 S. Spring Creek 
Neighborhood. (PLRZ20190117) Presentation only. This item was already scheduled for the 
Council Meeting on May 21, 2019.

Closed Meeting None requested.
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: JMCKNIGHT
Department: Public Works
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation regarding the Municipal Wastewater Planning Program 
Annual Report. (19-064)

RECOMMENDATION: Information only. This item is scheduled to be heard in the 
Council Meeting this evening.

BACKGROUND: Each year the City must update a self-assessment regarding the 
sewer collection and treatment system for submission to the State as part of our sewer 
discharge permit.

FISCAL IMPACT: None

PRESENTER’S NAME: Rebecca Andrus

REQUESTED DURATION OF PRESENTATION: 15 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES: 
State requirement

CITYVIEW OR ISSUE FILE NUMBER: 19-064



1 RESOLUTION 2019-
2
3 A RESOLUTION APPROVING THE MUNICIPAL WASTEWATER 
4 PLANNING PROGRAM REPORT FOR 2018 IN ACCORDANCE WITH THE 
5 UTAH POLLUTANT DISCHARGE ELIMINATION SYSTEM PERMIT. (19-
6 064)
7
8 WHEREAS, in 2012 the state of Utah implemented a general permit for the collection of 
9 wastewater, to develop programs for the prevention, control, and abatement of new or existing 

10 pollution of the waters of the state; and 
11
12 WHEREAS, Provo City submitted a Notice of Intent at the time of inception stating that 
13 the City will comply with the requirements of the general permit; and 
14
15 WHEREAS, the Municipal Wastewater Planning Program (MWPP) Report is required to 
16 be reviewed by the City Council to ensure that all appropriate actions have been taken to comply 
17 with the Utah Pollutant Discharge Elimination System permits; and
18  
19 WHEREAS, on May 21, 2019, the Municipal Council met to ascertain the facts regarding 
20 this matter and receive public comment, which facts and comments are found in the public 
21 record of the Council’s consideration; and 
22  
23 WHEREAS, after considering the facts and comments presented to the Municipal
24 Council, the Council finds the 2018 MWPP Report, attached hereto as Exhibit A, is hereby 
25 approved, and such action reasonably furthers the health, safety, and general welfare of the 
26 citizens of Provo City.  
27
28 NOW, THEREFORE, be it resolved by the Municipal Council of Provo City, Utah as follows: 
29   
30 PART I: 
31
32 The Mayor is hereby authorized to inform the Utah Water Quality Board of the following 
33 actions: 
34
35 1. The Municipal Council has reviewed the 2018 MWPP Report, as attached in Exhibit A.
36 2. The City has taken all appropriate actions necessary to maintain effluent requirements 
37 contained in the Utah Pollutant Discharge Elimination System permit. 
38  
39 PART II:
40
41 This resolution shall take effect immediately.
42
43 END OF RESOLUTION.





 





 



 

 



 

 



 



 









 



 

 

 

 

 

 

 

 

 

 





 

 

 

 

 



 

 



 

 

 









 



MUNICIPAL WASTEWATER 
PLANNING PROGRAM 
2018 ANNUAL REPORT 



MUNICIPAL WASTEWATER PLANNING 
ANNUAL SELF-ASSESSMENT REPORT 
• Meets the REQUIRED reporting under Utah 

Sanitary Sewer Management Program 
• Completing these forms gives Provo additional 

points on the Utah Wastewater Project Priority List 
System. The Priority List is used to allocate funds 
under the wastewater grant and loan programs 
($78.8M SRF funding for new plant). 

• Operators completing these forms will be given 
operational continuing education units for each 
form returned 
 



UTAH’S SANITARY SEWER 
MANAGEMENT PROGRAM 

Title 19-5-104 of the Utah Code gave the Water Quality Board (Board) 
the power and duty to: 

“… develop programs for the prevention, control, and abatement of new 
or existing pollution of the waters of the state..” 

 “...order the director to issue, modify, or revoke orders: 
 (i) prohibiting or abating discharges; 
 (iv) requiring compliance with this chapter and with rules made under this 
chapter; 

…advise, consult, and cooperate with other agencies of the state, the 
federal government, other states, or interstate agencies, or with 
affected groups, political subdivisions, or industries to further the 
purposes of this chapter; or…” 



GOAL IS TO PREVENT 
SANITARY SEWER 
OVERFLOWS FROM THE 
WASTEWATER 
COLLECTION SYSTEM 
THROUGH: 

• properly managing, operating, and maintaining all parts of the sewer 
collection system; 

• training system operators; 

• allocating adequate resources for the operation, maintenance, and 
repair of its sewer collection system, by establishing a proper rate 
structure, accounting mechanisms, and auditing procedures to 
ensure an adequate measure of revenues and expenditures in 
accordance with generally acceptable accounting practices; 

• and, providing adequate capacity to convey base flows and peak 
flows, including flows related to normal wet weather events.  



UTAH’S SANITARY SEWER 
MANAGEMENT PROGRAM 
• General permit REQUIRED for all public 

sanitary sewer collection systems in Utah 
• Two guiding documents to be prepared 

individually for each system and approved 
by the governing body:  
• Sewer System Management Plan  
• System Evaluation and Capacity Assurance 

Program  

• An annual evaluation/report is also required 



PROJECTED  
CAPITAL 
PROJECTS 

• 2019 - $11,056,000 

• 2020 - $15,270,000 

• 2120 - $41,125,000 

• 2021 - $35,235,000 

• 2022 - $39,053,000 

• 2023 - $10,113,000 



SSO REPORT CARD 

• 2015 – Class 1 – 1  Class 2 – 0  

• 2016 - Class 1 – 0  Class 2 – 2  

• 2017 - Class 1 – 0  Class 2 – 0  

• 2018 - Class 1 – 0  Class 2 – 2  



WATER RECLAMATION FACILITY STATS 



SEWER SYSTEM  
MANAGEMENT PLAN 
 (SSMP) 
is a plan and schedule to 
properly manage, operate, 
and maintain all parts of the 
sewer collection system to 
reduce and prevent Sanitary 
Sewer Overflows (SSO), as 
well as minimize impacts of 
any SSOs that occur.  



SEWER SYSTEM  
MANAGEMENT PLAN  
(SSMP)  
• Operation and Maintenance Program – 

Mapping, cleaning, CCTV Inspection, Lift 
Station/Pressure Line Inspection, Defect 
Reporting and repair 

• Sanitary Sewer Overflow Action Plan – 
Response activities, Notifications, Cleanup, 
Corrective Action 

• Grease, Oil and Sand Management Program 

• Monitoring and Measurement Plan – 
Records Maintenance, Performance 
measurement (annual internal audit), SSMP 
Updates, SSO Evaluation and Analysis 

• Basement Backup Program 

PIPE PATCH 



LIFT STATION CLEANING 



SYSTEM EVALUATION 
AND CAPACITY 
ASSURANCE PROGRAM 
(SECAP) 

Provides a methodology to 
evaluate, plan and schedule system 
repairs, improvements and capital 
projects in order to ensure capacity 
and minimize the potential for 
overflows.  

• Initial Capacity Modeling and Master 
Planning 

• Flow Monitoring 

• Surcharge Flow Analysis 

• Re-evaluation Modeling and Analysis 

• Flow Reduction Evaluation and 
Implementation 

• Capacity Increase Evaluation and 
Implementation 
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: HSALZL
Department: Council
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation on the Parks and Recreation Department and potential 
budget impacts. (19-004)

RECOMMENDATION: Presentation only.

BACKGROUND: Revenue and reinvestment from the Recreation Center are key pieces 
of the Provo City Budget. Scott Henderson, the Director of Parks and Recreation, will 
present to the Council about how the Recreation Center affects the budget.

FISCAL IMPACT: $413,646 will be provided for the maintenance of the Recreation 
Center and equipment, with unused funds moved forward for future use. The 
Recreation, Arts, and Parks (RAP) tax is expected to generate approximately $1.325 
million in FY2020 for recreation and arts projects.

PRESENTER’S NAME: Scott Henderson, Bryce Merrill

REQUESTED DURATION OF PRESENTATION: 30 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES:

CITYVIEW OR ISSUE FILE NUMBER: 19-004





Course, 
$393,747.32  

Facility Rental, 
$21,980.00  

Admissions, 
$1,583,629.90  

Membership, 
$3,009,051.25  

Merchandise, 
$98,304.38  
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: HSALZL
Department: Council
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation on the Human Resources Department and potential budget 
impacts. (19-004)

RECOMMENDATION: Presentation only.

BACKGROUND: The Budget Highlights for FY 2020 listed several changes that affect 
personnel budgets, including merit increases (2.5%), market adjustments, retirement 
increases, insurance increases (4.5%), and parental leave. The presentation will explain 
the changes and the anticipated affect on the budget.

FISCAL IMPACT: The tentative budget for personnel ($31,073,141), insurance 
($7,857,307), retirement ($6,561,748), and operations costs ($14,186,548) total 
$49,678,744 for FY 2020.

PRESENTER’S NAME: Daniel Softly

REQUESTED DURATION OF PRESENTATION: 30 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES:

CITYVIEW OR ISSUE FILE NUMBER: 19-004



Human Resources 
Budget Impacts 
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• 2.5% merit steps funded for all eligible full-time 
employees 
• $40.4 million for FT wages 
 

• Annual pay grade study 
• Adjusting 68 classifications at a cost of $270,000 
• Accounts for transition of moving to a higher grade  
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• Continued funding of retirement programs including the 
2% 401k match 
• Total budgeted amount for retirement is $3.4 million  
 

• Utah Retirement Systems amounts were static 
 
• Pending changes next year for Tier 2 employees  
 

 



Insurances 
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• Budgeted increase to health insurance at a rate equal to 
Milliman Medical Index (4.5%) 
• $12,250 single & $24,000 family 
• $13.5 million annually for health insurance 
 

• New Accidental Death and Dismemberment Coverage 
• $50,00 for all full-time employees 
• Additional $50,000 for public safety for line-of-duty 
 

• Workers Compensation 
• Approximately $500,000 (final numbers pending) 

 
 

 



New Positions 
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• Funded new FTE positions 
• 6 additional Police Officers (plus a 7th from 2 PT positions) 
• 3 IT Systems Analysts 
• Dispatch Manager 
• Development Services Director 
• 2 temporary Water Reclamation positions 
• Water Resources Engineer 
• Fleet Mechanic 
• Airport Office Specialist 
• Parking Enforcement Officer 

 
 

 



Other Programs and Policies 
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• $75,000 for educational assistance 
 
• $200,000 for employee recognition 

• Additional $17,000 for service awards 
 

• $700,000 to fund annual sick leave buyout 
 
• Added Parent Leave 
 
• Proposed changes to accrual policies 

• Front load accruals (sick and vacation) 
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: JMCKNIGHT
Department: Public Works
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation regarding an appropriation of $119,238 in the Airport Fund 
and $775,000 in the Water Resources Fund, applying to fiscal year ending 
June 30, 2019. (19-061)

RECOMMENDATION: Information only. This item is scheduled to be heard in the 
Council Meeting this evening.

BACKGROUND: This resolution corrects an omission in the Airport revenue bond 
interest budget funded from fund balance in the amount of $98,238. It also increases 
the budget for $21,000 in airport security fencing also from fund balance in the Airport 
fund. The resolution also increases funding in the water fund by $500,000 for water 
reuse studies, $75,000 for airport contract services, and $200,000 for well development 
which is funded from higher than anticipated utility rate revenue.

FISCAL IMPACT: $119,238 in the Airport Fund, $775,000 in the Water Fund

PRESENTER’S NAME: Jimmy McKnight

REQUESTED DURATION OF PRESENTATION: 10 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES:

CITYVIEW OR ISSUE FILE NUMBER: 19-061



Public Works Appropriation 
May 21, 2019 



Airport Fund 
• $98,238 Airport revenue bond interest for Duncan Aviation project 

• $21,000 for Airport security fencing that had to be replaced after 
construction of new UVU parking lot 

 



Water Fund 
• $75,000 Airport contract services 

• $200,000 for well development 

• $500,000 for aquifer storage and recovery studies 
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: HSALZL
Department: Council
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation regarding code enforcement. (19-065)

RECOMMENDATION: Presentation only.

BACKGROUND: For FY 2016, the Council approved funding for two additional Code 
Compliance Officer positions. For FY 2017, the Council adopted the Zoning Disclosure 
requirement. This presentation will compare data gathered to show the effect the 
changes have had on code enforcement.

FISCAL IMPACT: N/A

PRESENTER’S NAME: Carrie Walls

REQUESTED DURATION OF PRESENTATION: 30 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES:

CITYVIEW OR ISSUE FILE NUMBER: 19-065



Jonah – 26 CE, 8 RDL 
Scott – 72 CE, 34 RDL 
Sione – 64 CE, 11 RDL 

Carrie – 26 CE, 7 RDL 
Jessica – 51 CE, 29 RDL 
Garrett – 37 CE, 17 RDL 
Jason – 25 CE, 6 RDL 







Neighbor-
hood 2016 CE 

2016 
Occupancy 2017 CE 

2017 
Occupancy 2018 CE 

2018 
Occupancy 2019 CE 

2019 
Occupancy 

Carterville 40 2 19 1 15 2 3 1 
Franklin 74 3 53 2 29 5 16 1 
Joaquin 88 11 63 7 67 18 15 5 
Lakeview 
South 52 3 49 2 15 3 1 0 
Maeser 82 7 58 7 54 5 28 2 
Provost 105 45 37 16 56 14 11 3 
Provost 
South 48 13 69 21 47 11 14 5 
Spring 
Creek 43 4 26 1 36 6 7 1 
Wasatch 40 20 50 23 19 6 8 3 

 Comparison of Neighborhoods Over Time  
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PROVO MUNICIPAL COUNCIL
STAFF REPORT

Submitter: HSALZL
Department: Council
Requested Meeting Date: 05-21-2019

SUBJECT: A presentation regarding the implementation of the General Plan. (19-066)

RECOMMENDATION: Presentation only.

BACKGROUND: Council staff have worked with almost every City department to report 
on the implementation of the 420 goals listed in the General Plan. Goal statuses were 
reported as follows:

Complete: 28
Ongoing (no end date): 345
In Progress (toward an end date): 13
Not Started: 34

FISCAL IMPACT: none

PRESENTER’S NAME: Cliff Strachan

REQUESTED DURATION OF PRESENTATION: 30 minutes

COMPATIBILITY WITH GENERAL PLAN POLICIES, GOALS, AND OBJECTIVES:

CITYVIEW OR ISSUE FILE NUMBER: 19-066



General Plan Implementation Report - 2019 



2.50.130  Executive Director for the Municipal Council 
- Assignment of Duties. 

(o) Coordinate an annual Council review of the 
priorities and implementation strategies of the General 
Plan; and 





28 completed 



345 ongoing 



13 in progress 



34 not started 





Questions? 



Planning Commission Hearing 
Staff Report 

Hearing Date: May 8, 2019 
 

 

*Item 3   Kyle Wright requests the adoption of a S Overlay Zone in a R1.8 Zone located at 

approximately 244 E 2100 N.  Pleasant View neighborhood.  PLRZ20190094  

 

 

 

Applicant: Kyle R Wright 
 
Staff Coordinator: Dustin Wright 
 
Property Owner: Various  
 
Parcel ID#:  490580019,  490580020,  

490580021,  490580022,  490580023,  490580024,  
490580025,  490580026,  490580027,  490580028,  
490580029,  490580030,  490580031,  490580032,  
490580033,  490580018,  490580017,  490580016,  
490580015,  490580014,  490580012,  490580013,  
490580010,  490580011,  490580009,  490580008,  
490580007,  490580006,  490580005,  490580004,  
490580002,  490580001 
  
Number of Properties: 32 

Number of Lots: 32 
Council Action Required?: Yes 
 
ALTERNATIVE ACTIONS 
1.  Recommend denial to the Municipal 
Council. This action would not be 
consistent with the recommendations of the 
Staff Report.  The Planning Commission 
should state new findings. 
 
 
2.  Continue to a future date to obtain 
additional information or to further consider 
information presented.  The next available 
meeting date is May 22, 2019 6:00 P.M. 
 

Current Legal Use: 
32 residential single-family homes.  
 
Relevant History: 
 
Neighborhood Issues: 
A neighborhood meeting was held on April 18, 2019 
and discussed concerns about parking in the area, 
could increase the cost of homes, and enforcement 
issues.    
 
Summary of Key Issues: 

 Area boundary to apply S Overlay and surrounding 
zones. 

 Support received from the majority of the 
homeowners in the proposed rezone area. 

 Pleasant View Neighborhood General Plan Policies.  

 
Staff Recommendation: 
That the Planning Commission recommend approval 
to the Municipal Council for the requested adoption of 
the S Overlay Zone for 32 parcels located at 
approximately 244 E 2100 N.   
 



Planning Commission Staff Report  *Item # 3 
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OVERVIEW 

The applicant is requesting the adoption of the Supplementary Residential Overlay to the 

existing R1.8 zone. The S Overlay would allow accessory apartments if the home is owner 

occupied. The applicant has received support from the majority of the residents in the proposed 

rezone area. The majority of homes in the Pleasant View neighborhood already have an “S” or 

“A” Overlay applied to them.   

 

Current Zoning Map 

 

Current General Plan Map 
 

 

 

 

 

 

GENERAL PLAN POLICIES 

1.2.9 Key Land Use Policies (by Area and Neighborhood) – Pleasant View Neighborhood 

1. Single-Family Homes 

… Promote owner occupancy throughout the single-family home areas of the 

neighborhood. Restrict the Supplementary Residential and Accessory overlay zones 

from expanding beyond the current boundaries. Continue enforcement of zoning laws to 

ensure public safety and the quality of residential properties... 

Part of the stated policy is to promote owner occupancy while the other part is to restrict the 

Supplementary Residential and Accessory overlay zones from expanding beyond the current 

PF 

R 
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boundaries. The Overlay zone would help to increase owner occupancy because that is the 

requirement to have the accessory apartment. 

Should the City Council approve the requested overlay zone, staff would suggest that the 

second sentence, “Restrict the Supplementary Residential and Accessory overlay zones from 

expanding beyond the current boundaries” should be deleted from the General Plan.    

FINDINGS OF FACT 

1. All 32 properties are currently zoned R1.8; 

2. The area is designated as Residential on the General Plan Map; 

3. A neighborhood meeting was held on April 18, 2019 to discuss this item; 

4. Current amendments are being made to the Supplementary Overlay Zone; 

5. The applicant has received some signatures from homeowners to support the Overlay 

for their properties. 

ANALYSIS  

1. Provo City Code Section 14.02.020(2) sets forth the following guidelines for 

consideration of zoning map amendments: 

 Upon receipt of a petition by the Planning Commission, the Commission shall hold a 

public hearing in accordance with the provisions of Section 14.02.010 of this Title and 

may approve, conditionally approve, or deny the preliminary project plan.  Before 

recommending an amendment to this Title, the Planning Commission shall determine 

whether such amendment is in the interest of the public, and is consistent with the goals 

and policies of the Provo City General Plan.  The following guidelines shall be used to 

determine consistency with the General Plan: (Staff responses in bolded) 

(a) Public purpose for the amendment in question. The amendment in zoning 

would allow this area of the Pleasant View Neighborhood to be compatible 

with the majority of the neighborhood and help increase owner occupancy 

in the area.  

(b) Confirmation that the public purpose is best served by the amendment in 

question. The applicant has stated that this will help simplify the boundary 

lines of the zones, encourage owner occupied dwellings, help young 

professionals overcome the high barriers to home ownership, and help 

provide options to solve the housing needs in Provo. 

(c) Compatibility of the proposed amendment with General Plan policies, goals, and 

objectives. The stated policy in the General Plan under 1.2.9 would be in 
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conflict with the proposed amendment as it states that the Overlay zones 

should not be expanded in the neighborhood.  

(d) Consistency of the proposed amendment with the General Plan s timing and 

sequencing  provisions on changes of use, insofar as they are articulated. No 

issues with timing and sequencing.  

(e) Potential of the proposed amendment to hinder or obstruct attainment of the 

General Plan s articulated policies. The General Plan specifies that the 

Overlay zone should not be expanded, but it would help in attaining an 

increase in owner occupancy.  

(f) Adverse impacts on adjacent land owners. The proposed change would allow 

for an increase in individuals that could reside on a parcel of land. This 

would have increased traffic to the area. 

(g) Verification of correctness in the original zoning or General Plan for the area in 

question. The zoning is correct. 

(h) In cases where a conflict arises between the General Plan Map and General 

Plan Policies, precedence shall be given to the Plan Policies. No conflict 

between the Map and Policies. 

 

CONCLUSIONS 

Staff finds that this proposal has support from many of the residents in the area and the 

Neighborhood Chair. The City may feel that an exception would be appropriate to the 

stated General Plan Policy to restrict future expansion of the Overlay zones in the 

neighborhood based on support received by neighbors and to help increase owner 

occupancy in the Pleasant View Neighborhood.  

 

STAFF RECOMMENDATION 

Recommend approval to the Municipal Council for the requested adoption of the S 

Overlay Zone for 32 parcels located at approximately 244 E 2100 N.   

ATTACHMENTS 

1. Applicant’s Supporting Documents   
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2. 
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Provo City Planning Commission 

Report of Action 
May 08, 2019 

 

 

*Item 3 Kyle Wright requests the adoption of a S Overlay Zone in a R1.8 Zone located at approximately 244 E 2100 N.  

Pleasant View neighborhood.  PLRZ20190094 

 

 

 

The following action was taken by the Planning Commission on the above described item at its regular meeting of May 

08, 2019: 

 
RECOMMEND APPROVAL 

 

On a vote of 4:0, the Planning Commission recommended that the Municipal Council approve the above noted 
application. 

 
 

 
Motion By: Andrew Howard 
Second By: Russ Philips 
Votes in Favor of Motion: Andrew Howard, Russ Philips, Debora Jensen, Dave Anderson 
 Debora Jensen was present as Chair. 
 
• Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any 

changes noted; Planning Commission determination is generally consistent with the Staff analysis and 
determination. 

 
LEGAL DESCRIPTION FOR PROPERTY TO BE REZONED 
The property to be rezoned to the R1.8S Overlay Zone is described in the attached Exhibit A. 
 

 

STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, 
conclusions, and recommendations.  
 

NEIGHBORHOOD MEETING DATE  
• A neighborhood meeting was held on 04/18/2019. 
• No information was received from the Neighborhood Chair. 

 

NEIGHBORHOOD AND PUBLIC COMMENT  
• The Neighborhood Chair was present /addressed the Planning Commission during the public hearing. 
• Neighbors or other interested parties were present or addressed the Planning Commission. 



 

CONCERNS RAISED BY PUBLIC 
Any comments received prior to completion of the Staff Report are addressed in the Staff Report to the Planning 
Commission. Key issues raised in written comments received subsequent to the Staff Report or public comment during 
the public hearing included the following: 

 The neighborhood chair described that the General Plan had a limit on expanding the area of the S and A 
Overlay within the neighborhood due to the area in the neighborhood that is zoned R110 in the northeast corner 
of the neighborhood. That area will not be affected by this proposed change. This area that is proposed to 
change has higher density zoning all around it. 

 There is not a need to delete the text from the General Plan, just to allow a general exception in this case. 

 BYU housing does not allow singles to live in residential homes. 

 This provides an opportunity for alternative housing options. 

 Some residents went door-to-door to gather signatures and found a lot of support for the rezone. 

 In the past there have been issues with these becoming duplexes as new owners take over. 

 There are a lot of smaller homes on smaller lots where it would be impossible to provide the requisite parking.  

 This can become an enforcement issue and enforcement would need to increase. 

 2200 N is congested, especially on BYU football game days. 

 This creates a burden on neighbors. 

 Smaller homes will not promote long-term residency for home owner’s family to grow. 

 This can becomes a burden on schools, because the renters are not paying additional property tax. 

 There is not a congestion issue in the area at this point. 

 Out of the 32 homes, not all will even be able to qualify for the accessory apartment. 

 Not BYU approved, so there will be more young couples moving into the area. 
 

APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Planning Commission included the following: 

 The proposed change will help clean up the boundary line of various zones in the area. 

 It will help college students have more affordable options to live in. 

 It will improve the amount of owner-occupied homes in this area. 

 Home owners will be able to cover the debt service more easily with the ability to charge rent. 
 

PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

 This would help bring consistency to this portion of the neighborhood with the rest of the neighborhood that 
already allows it. 

 The City is working revamp regulations and enforcement, so the issues related to enforcements should see 
improvements soon. 

 To get a permit for an apartment, you need to have sufficient off-street parking to meet the requirements.  

  The cost to convert an existing home to have an apartment can be somewhat costly and would prevent many 
property owners from converting for an apartment. 

 No need to amend the plan because the comments from the neighborhood chair. 



 

 
 
 

 
 

 

Planning Commission Chair  
 

 
 

 

Director of Community Development  
 
See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report to the 

Planning Commission for further detailed information. The Staff Report is a part of the record of the decision of this item. 
Where findings of the Planning Commission differ from findings of Staff, those will be noted in this Report of Action. 

 
Legislative items are noted with an asterisk (*)  and require legislative action by the Municipal Council following a public hearing; 

the Planning Commission provides an advisory recommendation to the Municipal Council following a public hearing. 

Administrative decisions of the Planning Commission (items not marked with an asterisk) may be appealed by submitting an 
application/notice of appeal, with the required application and noticing fees, to the Community Development Department, 330 

West 100 South,  Provo, Utah, within fourteen (14) calendar days of the Planning Commission's decision (Provo 
City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.). 

BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 
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1 ORDINANCE 2018-.
2
3 AN ORDINANCE AMENDING THE ZONE MAP CLASSIFICATION TO 
4 APPLY THE SUPPLEMENTAL RESIDENTIAL (S) OVERLAY TO THE 
5 ONE-FAMILY RESIDENTIAL (R1.8) ZONE FOR REAL PROPERTY 
6 GENERALLY LOCATED BETWEEN 2320 NORTH AND APPROXIMATELY 
7 2100 NORTH, AND BETWEEN 350 EAST AND APPROXIMATELY 250 
8 EAST. PLEASANT VIEW NEIGHBORHOOD. (PLRZ20190094)
9

10 WHEREAS, it is proposed that the classification on the Zone Map of Provo be amended 
11 to apply the Supplementary Residential (S) Overlay to the One-Family Residential (R1.8) Zone 
12 for the properties generally located between 2320 North and approximately 2100 North, and 
13 between 350 East and approximately 250 East (an approximation of which is shown or described 
14 in Exhibit A and a more precise description of which will be attached hereto as Exhibit B after 
15 the Zone Map has been updated); and
16
17 WHEREAS, on May 8, 2019, the Planning Commission held a duly noticed public 
18 hearing to consider the proposal and after such hearing the Planning Commission recommended 
19 approval to the Municipal Council in a 4:0 vote; and
20
21 WHEREAS, on May 21, 2019, the Municipal Council met to ascertain the facts regarding 
22 this matter and receive public comment, which facts and comments are found in the public 
23 record of the Council’s consideration; and
24
25 WHEREAS, after considering the Planning Commission’s recommendation, and facts 
26 and comments presented to the Municipal Council, the Council finds (i) the Zone Map of Provo, 
27 Utah, should be amended as described herein; and (ii) the proposed zone map classification 
28 amendment for the real property shown in the attached Exhibit A reasonably furthers the health, 
29 safety and general welfare of the citizens of Provo City.
30
31 NOW, THEREFORE, be it ordained by the Municipal Council of Provo City, Utah, as 
32 follows:
33
34 PART I:
35
36 The classification on the Zone Map of Provo, Utah is hereby amended to apply the 
37 Supplemental Residential (S) Overlay Zone to the One-Family Residential (R1.8) Zone for the 
38 properties generally located at ____________________, as described herein.
39
40 PART II:



41
42 A. If a provision of this ordinance conflicts with a provision of a previously adopted 
43 ordinance, this ordinance shall prevail.
44
45 B. This ordinance and its various sections, clauses and paragraphs are hereby declared to be 
46 severable. If any part, sentence, clause or phrase is adjudged to be unconstitutional or 
47 invalid, the remainder of the ordinance shall not be affected thereby.
48
49 C. The Municipal Council hereby directs that the official copy of the Zone Map of Provo 
50 City, Utah be updated and codified to reflect the provisions enacted by this ordinance. 
51
52 D. This ordinance shall take effect immediately after it has been posted or published in 
53 accordance with Utah Code 10-3-711, presented to the Mayor in accordance with Utah 
54 Code 10-3b-204, and recorded in accordance with Utah Code 10-3-713.
55
56 END OF ORDINANCE



57 Exhibit A
58

59



Kyle Wright requests the adoption of a S Overlay 

Zone in a R1.8 Zone located at approximately 

244 E 2100 N. 

 

 

Pleasant View neighborhood 
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*ITEM  #4 The Community Development Department requests a General Plan amendment to add 
the Utah Transit Authority Station Area Plan to the Downtown Master Plan as an 
appendix. City-wide impact.  Javin Weaver (801) 852-6413 PLGPA20190059    

 

 

Applicant: Community 
Development Department 

 
Staff Coordinator: Javin Weaver 

 
Parcel ID#: City Wide 
 

*Council Action Required: Yes 

 

Related Applications(s):                
14-0002GPA 

 
ALTERNATIVE ACTIONS 
1. Continue to a future date to obtain 
additional information or to further 
consider information presented. The 
next available meeting date is May 
22, 2019. 

 
3. Deny the requested Project Plan. 
This action would not be consistent 
with the recommendations of the Staff 
Report. The Planning Commission 
should state new findings. 

Current Legal Use: The area is a mixture of commercial properties, 

residential properties and vacant parcels.   

 
Relevant History: The Downtown Master Plan was adopted on 
February 17, 2015.   

 
Neighborhood Issues: No neighborhood issues have been brought to 
staff’s attention.  

 
Summary of Key Issues: 

 

 Promotion of various types of transportation from key areas of 
the city. 

 The proposed text amendment will further the development of 
the UTA Provo Station area. 
 

 
Staff Recommendation: Staff suggests that the Planning Commission 
recommend to the Municipal Council approval of the requested 
General Plan Amendment. 

 

Planning Commission Hearing 
Staff Report 

Hearing Date: May 8, 2019 
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OVERVIEW 
 

Three years ago the Downtown Master Plan was adopted.  Since then, community 

stakeholders including area residents, property owners, and developers have 

collaborated with the Utah Transit Authority, Provo City staff and Mountainland 

Association of Governments to create a vision and direction for the Provo Station.  The 

Provo Station area is projected to have 900,000 sf of new development (325,000 sq. 

residential, 475,000 sf. office and 100,000 sf. small-scale retail in a mixed use context). 

 

The proposed Station Area Plan – Provo Station will be an appendix to the Downtown 

Master Plan.  The appendix is focused plan for a smaller geographical area than the 

Downtown Master Plan.  What is being proposed in the plan is already allowed by the 

Interim Transit Oriented Development zone (ITOD) by right.    

 

Four key initiatives and strategies have been identified in executing the vision:   

 Link the station area and surrounding neighborhoods to create a distinct and 

diverse transit-oriented development 

 Facilitate the creation of an urban office and employment center geared toward 

multi-modal transportation 

 Transform the urban fabric to support social and cultural interactions 

 Establish a consistent network of physical and visual connections 

 

FINDINGS OF FACT 
 

1. The Downtown Master Plan was adopted February 17, 2015.   

2. Surrounding land uses around the Provo Station is identified on the General 

Plan Map designations include: TOD – Transit Oriented Development C – 

Commercial and R – Residential. 

3. Goal 3.4.1.2 listed in the General Plan - Maintain and encourage good 

quality, sustainable housing and infill development. 

4. Goal 3.4.1.7 listed in the General Plan - Offer a range of housing types within 

neighborhoods that meets the changing needs of an aging population and 

facilitate long-term residency.  

5. Goal 3.4.5.7 listed in the General Plan – Require moderate and high-density 

housing development to be functional, desirable, and connected. 

6. Goal 7.4.15.3 listed in the General Plan - Support East Bay for additional 

business locations to accommodate both small and large business. 
 

ANALYSIS 
 

Section 14.02.020(1) of the Provo City Code states the following regarding amendments 

to the Planning and Zoning Title and to the General Plan:  

 

“Amendments shall not be made . . . except to promote more fully the objectives 

and purposes of this Title and the Provo City General Plan or to correct manifest 
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errors.” 

 

Additionally, guidelines for consideration of an amendment are set forth in Section 

14.02.020(2) of the Code and are listed below. Staff analysis is provided after the 

individual guidelines in bold. 

 

(a) Public purpose for the amendment in question. 

The addition of the Provo Station as an appendix to the Downtown Master Plan 

will help facilitate growth around the station.  The ITOD zone already allows for 

such development mentioned in the Provo Station plan.  The document 

provides additional guidelines to the Downtown Master Plan for an area that is 

ripe for development.    

 

(b)  Confirmation that the public purpose is best served by the amendment in question. 

The public purpose is served by the proposed general plan amendment for 

Provo Station appendix addition because it will foster development to a 

localized area of the City that is consistent with the established zone for the 

property.    

 

(c) Compatibility of the proposed amendment with General Plan policies, goals, and 

objectives. 

As noted above, the proposed general plan amendment does help to 

implement the overall goals of housing creation, encourage business 

development and encourage infill development from the General Plan. 

Additionally, the General Plan items specific to the Provo Station appendix to 

consider include the following:  

1. Goal 3.4.1.2 listed in the General Plan - Maintain and encourage good quality, 

sustainable housing and infill development.   

The proposed general plan amendment does not conflict with the goal to 

maintain and encourage housing development and infill.  The proposed 

general plan amendment helps execute this General Plan goal.  

2. Goal 3.4.1.7 listed in the General Plan - Offer a range of housing types within 

neighborhoods that meets the changing needs of an aging population and 

facilitate long-term residency.  

The proposed general plan amendment helps facilitate creating a variety 

of housing types in an area that is adjacent to multi-modes of 

transportation.  This would allow further the live-play-work-shop ideals 

of urban areas.   

3. Goal 3.4.5.7 listed in the General Plan – Require moderate and high-density 

housing development to be functional, desirable, and connected. 

The proposed general plan amendment has executed this goal as the 

Provo City Code requires new buildings to meet architectural standards, 

maintain requirements to ensure the development is desirable, and is 

reviewed by a Design Review Committee so the aesthetics of the 
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building are pleasing.  

 Goal 7.4.15.3 listed in the General Plan - Support East Bay for additional 

business locations to accommodate both small and large business. 

The plan anticipates 575,000 sf. of commercial space at the Provo 

Station area.  This would be a mixture of office and small-scale retail 

shops.  The addition of commercial properties in the East Bay 

neighborhood allows for the influx of a range of business tenants in the 

area.  This Provo Station area plan accomplishes this.   

 

(d) Consistency of the proposed amendment with the General Plan’s “timing and 

sequencing” provisions on changes of use, insofar as they are articulated. 

The proposed general plan amendment should not negatively affect the 

“timing and sequencing” of any General Plan provision.  

 

(e) Potential of the proposed amendment to hinder or obstruct attainment of the General 

Plan’s articulated policies. 

It seems unlikely that the proposed general plan amendment would hinder or 

obstruct attainment of the articulated policies because it is fulfilling the goals 

from the General Plan to create additional housing, encourage business 

development and promote infill development.    

 

(f) Adverse impacts on adjacent land owners. 

Land owners on the adjacent west side of 200 West would be impacted due to 

the type of development in the area is more dense than what is currently 

existing, however, the development that is to occur on the property is allowed 

by right of the ITOD zone.   Parking would potentially be a problem; however, 

each development will satisfy the City Code.   There would be an emphasis on 

the developer to include amenities such as bicycle lockers at the residential 

properties to encourage other modes of transportation from their residence. 

 

(g) Verification of correctness in the original zoning or General Plan for the area in 

question. 

The General Plan designations of and Transportation Oriented Development 

are fit for the parcels where the Provo Station Area plan applies.     

 

(h) In cases where a conflict arises between the General Plan Map and General Plan 

Policies, precedence shall be given to the Plan Policies. 

No such conflict is anticipated as a result of the proposed general plan 

amendment.  

 
 

RECOMMENDATION 
 

Based on the Findings of Fact and Analysis, staff suggests that the Planning 
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Commission recommend to the Municipal Council approval of the requested General 

Plan Amendment 

ATTACHMENTS 
 

1. Proposed Ordinance Text 

 

Attachment 1 – Proposed Ordinance Text 
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Provo City Planning Commission

Report of Action 
May 8, 2019 

*ITEM 4 The Community Development Department requests a General Plan amendment to add the Utah Transit 

Authority Station Area Plan to the Downtown Master Plan as an appendix. City-wide impact.  Javin 

Weaver (801) 852-6413 PLGPA20190059    

The following action was taken by the Planning Commission on the above described item at its regular meeting of May 
8, 2019: 

POSITIVE RECOMMENDATION

On a vote of 4:0, the Planning Commission approved the above noted application. 

Motion By: Andrew Howard  
Second By: Dave Anderson 
Votes in Favor of Motion: Andrew Howard, Dave Anderson, Deborah Jensen, and Russ Phillips 
Deborah Jensen was present as Chair. 

PLANNING COMMISSION RECOMMENDATION GENERAL PLAN AMENDMENT 
The text of the proposed general plan amendment is attached as Exhibit A. 

STAFF PRESENTATION  
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, 
conclusions, and recommendations. Key points addressed in the Staff's presentation to the Planning Commission 
included the following: 

 The Provo Station Area Plan is a proposed general plan amendment to accompany as an appendix to the
Downtown Master Plan.

 The Downtown Master Plan provides some guidelines for the Transit District and the Provo Station Area Plan
provides further direction to the area surrounding the train station develops occurs.

 What is being proposed is just conceptual, however, it is allowed by the right of Interim Transit Oriented Zone.

NEIGHBORHOOD MEETING DATE 
A neighborhood meeting was conducted in May 2019. 

NEIGHBORHOOD AND PUBLIC COMMENT  
No comment from any neighborhood chair or the public.  

CONCERNS RAISED BY PUBLIC 
No comments were made by the public.  

PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

 Deborah Jensen inquired about the street design as shown on the plan.  Public Works was able to answer saying
that the street network and utilities are already in place.

 Andrew Howard praised staff for drafting this area plan for an area ripe for development.



Planning Commission Chair 

Director of Community Development 

See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report to the 
Planning Commission for further detailed information. The Staff Report is a part of the record of the decision of this item. 
Where findings of the Planning Commission differ from findings of Staff, those will be noted in this Report of Action. 

Legislative items are noted with an asterisk (*)  and require legislative action by the Municipal Council following a public hearing; 
the Planning Commission provides an advisory recommendation to the Municipal Council following a public hearing. 

Administrative decisions of the Planning Commission (items not marked with an asterisk) may be appealed by submitting an 
application/notice of appeal, with the required application and noticing fees, to the Community Development Department, 330 

West 100 South,  Provo, Utah, within fourteen (14) calendar days of the Planning Commission's decision (Provo 
City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.). 

BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 
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1 ORDINANCE 2018-.
2
3 AN ORDINANCE AMENDING THE GENERAL PLAN TO ADD THE UTAH 
4 TRANSIT AUTHORITY STATION AREA PLAN TO THE DOWNTOWN 
5 MASTER PLAN AS AN APPENDIX. CITY-WIDE IMPACT. 
6 (PLOTA20190059) 
7
8 WHEREAS, it is proposed to amend the General Plan to add the Utah Transit Authority 
9 Station Area Plan to the Downtown Master Plan as an appendix of that Master Plan; and  

10
11 WHEREAS, the Downtown Master Plan was adopted three years ago; and,
12
13 WHEREAS, since then, community stakeholders have collaborated with the Utah Transit 
14 Authority, Mountainland Association of Governments, and Provo City staff to create a vision 
15 and direction for the Provo Station; and 
16
17 WHEREAS, the Station Area Plan will be an appendix to the Downtown Master Plan 
18 because the Station Area Plan is focused on a smaller geographical area than the Downtown 
19 Master Plan; and
20
21 WHEREAS, on May 8, 2019, the Planning Commission held a duly noticed public 
22 hearing to consider the proposed amendment adding the Utah Transit Authority Station Area 
23 Plan of Provo City to the Downtown Master Plan as an appendix and after such hearing the 
24 Planning Commission recommended approval to the Municipal Council by a vote of 4:0 and
25
26 WHEREAS, on May 21, 2019, the Municipal Council met to ascertain the facts regarding 
27 this matter and receive public comment, which facts and comments are found in the public 
28 record of the Council’s consideration; and
29
30 WHEREAS, after considering the Planning Commission’s recommendation, and facts 
31 and comments presented to the Municipal Council, the Council finds (i) the Downtown Master 
32 Plan located within the General Plan should be amended as proposed to add the Utah Transit 
33 Authority Station Area Plan as an appendix, and (ii) the proposed amendment reasonably 
34 furthers the health, safety, and general welfare of the citizens of Provo City.
35
36 NOW THEREFORE, be it ordained by the Municipal Council of Provo City, Utah, as 
37 follows:
38
39 PART I:
40



41 The Provo City Downtown Master Plan is hereby amended as set forth in Exhibit A.
42
43 PART II:
44
45  A. If a provision of this ordinance conflicts with a provision of a previously adopted 
46 ordinance, this ordinance shall prevail.
47
48 B. This ordinance and its various sections, clauses and paragraphs are hereby 
49 declared to be severable. If any part, sentence, clause or phrase is adjudged to be 
50 unconstitutional or invalid, the remainder of the ordinance shall not be affected 
51 thereby.
52
53 C. The Municipal Council hereby directs that the official copy of the Provo City 
54 Code be updated to reflect the provisions enacted by this ordinance. 
55
56 D. This ordinance shall take effect immediately after it has been posted or published 
57 in accordance with Utah Code 10-3-711, presented to the Mayor in accordance 
58 with Utah Code 10-3b-204, and recorded in accordance with Utah Code 10-3-713.
59
60 END OF ORDINANCE.



The Community Development Department 

requests a General Plan amendment to add the 

Utah Transit Authority Station Area Plan to the 

Downtown Master Plan as an appendix. 

 

City-wide impact 
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*ITEM 5 Todd Sinks request a Zone Change from Regional Shopping (SC3) to Health Care 

Facilities Zone (HCF) for 22.12 acres, and to Campus Mixed Use (CMU) for 8.94 

acres, located at 178 E 1860 S. East Bay neighborhood. Josh Yost (801) 852-6408 

  PLRZ20180321  
 

Applicant: Todd Sinks 

Staff Coordinator: Josh Yost 

 
Property Owner: TG Development LLC, GT 

Medical Holdings LLC 

Parcel ID#: 220500062, 220520051 

Current Zone:SC3 

Proposed Zone: CMU, HCF 

General Plan Des.: Mixed Use, Public 

Facilities 

Acreage: 8.94, 22.12 

Number of Properties: 2 

 
Development Agreement Proffered: No 

 
Council Action Required: Yes 

 
ALTERNATIVE ACTIONS 
1. Continue to a future date to obtain 
additional information or to further consider 
information presented. The next available 
meeting date is May 22, 6:00 p.m. 

 
2. Recommend Denial of the proposed 
rezoning. This would be a change from the 
Staff recommendation; the Planning 
Commission should state new findings 

Current Legal Use: Vacant Property, Golf Course 

 
 

Relevant History: The 22.12 acre parcel was 
conveyed to GT Medical Holdings LLC by the City for 
the development of the Noorda School of Osteopathic 
Medicine. The 8.94 acre parcel was acquired by TG 
Development LLC for the development of the 
associated apartment housing. 

 
 

Neighborhood Issues: None noted. 

 
 

Summary of Key Issues: The primary issues 
pertaining to the proposed rezone are the provision of 
utilities to the site and the reconfiguration of on-site 
storm water facilities. The applicant continues to work 
through the CRC process to develop acceptable 
solutions to each of these issues. 

 
 

Staff Recommendation: Staff recommends the 
Planning Commission recommend approval of the 
request for a Zone Change from Regional Shopping 
(SC3) to Health Care Facilities Zone (HCF) for 22.12 
acres, and to Campus Mixed Use (CMU) for 8.94 
acres, located at 178 E 1860 S. 

 
 
 
 

 

OVERVIEW 

Planning Commission Staff Report 
Rezone 

Hearing Date: May 8, 2019 
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Provo City has conveyed 22.12 acres of the Reserve at East Bay Golf Course to GT 

Medical Holdings for the construction of the Noorda College of Osteopathic Medicine. 

As part of this transaction the developers of the medical school are paying for the 

redesign and relocation of the affected golf course holes. A 7.82 acre parcel to the north 

of the medical school parcel and directly west of the US Bureau of Reclamation Office 

has been purchased for the development of 793 units of apartment housing. The 

applicant has begun preliminary discussion with Provo City to purchase a portion of the 

storm water retention facility to the west of the 7.82 acre parcel to include in the 

apartment development. 

Previously the General Plan Designation for the area was changed from Commercial to 

Mixed Use and Public Facilities. 
 

 
Current Zoning Map 

 
Current General Plan Map 

 

 

 

 

 

GENERAL PLAN POLICIES 
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The General Plan does not contain area specific policies related to the proposed zone 

map amendment. The General Plan previously contained policies contrary to the 

proposed amendment. These policies were removed in anticipation of this zone map 

amendment application. 

FINDINGS OF FACT 
 

The General Plan Designation for the 22.12 acre parcel is Public Facilities. The 

proposed Health Care Facility Zone is consistent with the Public Facilities Designation. 

The 7.82 acre parcel is designated Mixed Use in the General Plan. The proposed 

Campus Mixed Use Zone is consistent with this designation. 

STAFF ANALYSIS 
 

1. Provo City Code Section 14.02.020(2) sets forth the following guidelines for 

consideration of zoning map amendments: 

Upon receipt of a petition by the Planning Commission, the Commission shall hold a 

public hearing in accordance with the provisions of Section 14.02.010 of this Title and 

may approve, conditionally approve, or deny the preliminary project plan. Before 

recommending an amendment to this Title, the Planning Commission shall determine 

whether such amendment is in the interest of the public, and is consistent with the goals 

and policies of the Provo City General Plan. The following guidelines shall be used to 

determine consistency with the General Plan: 

(a) Public purpose for the amendment in question. 
 

The public purpose for the proposed amendment is to facilitate the development 

of a medical school and associated housing. 

(b) Confirmation that the public purpose is best served by the amendment in 

question. 

The proposed amendment best serves the public purpose by permitting only the 

proposed uses on the site, thereby protecting the interest of the city. 

(c) Compatibility of the proposed amendment with General Plan policies, goals, and 

objectives. 

The proposed amendment is compatible with the applicable policies, goals, and 

objectives. 
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(d) Consistency of the proposed amendment with the General Plan=s Atiming and 

sequencing@ provisions on changes of use, insofar as they are articulated. 

No such provisions are articulated for this area. 
 

(e) Potential of the proposed amendment to hinder or obstruct attainment of the 

General Plan=s articulated policies. 

Staff finds no potential for the proposed amendment to hinder or obstruct the 

attainment of articulated policies. 

(f) Adverse impacts on adjacent land owners. 
 

No adverse impacts on adjacent owners have been identified. The proposed 

development facilitated by this zone map amendment improves opportunities for 

access to adjacent property. 

(g) Verification of correctness in the original zoning or General Plan for the area in 

question. 

Staff verified the correctness of the existing zoning and General Plan 

designation for this area. 

(h) In cases where a conflict arises between the General Plan Map and General 

Plan Policies, precedence shall be given to the Plan Policies. 

No such conflicts exist. 
 

STAFF RECOMMENDATION 
 

Staff recommends the Planning Commission recommend approval of the request for a 

Zone Change from Regional Shopping (SC3) to Health Care Facilities Zone (HCF) for 

22.12 acres, and to Campus Mixed Use (CMU) for 8.94 acres, located at 178 E 1860 

S. 
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info @ci vilsolutionsgroup.net 

www.civilsolutionsgroup .n et 

RE-ZONE EXHIBIT 

SE -a OF SECTION 13, T7S, R2E & SW -a 
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EAST BAY AREA OF PROVO, UTAH 
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Cache Valley, UT - 435.213.3762 

www.CivilSolutionsGroup.net 
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LEGAL DESCRIPTION 

PREPARED FOR 

EAST BAY  MEDICAL SCHOOL 

R OVO ; Ur AH 

(April 17, 2019) 

Project No. 18-361 

 

 

PROPOSED CAMPUS MIXED USE (CMU) ZONE 

A portion of the SEl /4 of Section 13, Township 7 South, Range 2 East, and the SW l/4 of Section 18, 

Township 7 South, Range 3 East, Salt Lake Base & Meridian, Provo, Utah, more particularly described as follows: 

Beginning at a point on the northerly line of 1860 South Street located N89°22 '43"E along the Section line 

431.56 feet and South 3,148.20 feet from the Northwest Corner of Section 18, T7S, R3E, S.L.B.& M. (Basis of 

Bearing: S89°46'54"W along the Section line between said Northwest Corner of Section 18 and the North 1/4 Corner 

of Section  13, T7S, R2E, S.L.B.& M); thence  S l0  05'00"W  584.50 feet; thence N89°38' 00"W 706.39  feet; thence 

N0°22'00"E 503.72 feet to the southerly line of said street ; thence along said street the following 7 (seven) courses 

and distances: N66°55'15 "E 20.48 feet; thence N85°34'24"E 359.29 feet; thence S89 °38'43"E 77.42 feet; thence 

North 6.92 feet; thence N45°22'5l "E 40.64 feet; thenc e N88°03 ' 40"E 170.93 feet; thence S89°38'43 "E 59.96 feet to 

the point of beginning . 

Contains: 8.92+/- acres 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Utah Valley, UT  - 801.874.1432  I I Salt Lake, UT - 801.216.3192 

http://www.civilsolutionsgroup.net/


 

 

Provo City Planning Commission 

Report of Action 
May 08, 2019 

 

*ITEM 5 

PLRZ20180321 Todd Sinks request a Zone Change from Regional Shopping (SC3) to Health Care Facilities Zone (HCF) for 

22.12 acres, and to Campus Mixed Use for 8.94 acres, located at 178 E 1860 S.  East Bay neighborhood.  Josh Yost (801) 852-

6408  PLRZ20180321 

 

 

The following action was taken by the Planning Commission on the above described item at its regular meeting of May 

08, 2019: 

RECOMMEND APPROVAL 

 

On a vote of 3:1, the Planning Commission recommended the Municipal Council approve the above noted application. 
 
Motion By: Dave Anderson 
Second By: Andrew Howard 
Votes in Favor of Motion: Deborah Jensen, Andrew Howard, Russ Phillips 

 Deborah Jensen was present as Chair. 

 
• Report of Action for item previously continued after a public hearing or other discussion. 
• Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any 

changes noted; Planning Commission determination is generally consistent with the Staff analysis and 
determination. 

 
LEGAL DESCRIPTION FOR PROPERTY TO BE REZONED 
The property to be rezoned to the Health Care Facility (HCF) and Campus Mixed Use (CMU) Zone is described in the 
attached Exhibit A. 
 

RELATED ACTIONS 
Concept Plan Approval - PLCP20180322, Approved May 8, 2019. 

 

DEVELOPMENT AGREEMENT  
• Applies - referred applicant to Council Attorney.  

 

STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, 
conclusions, and recommendations. Key points addressed in the Staff's presentation to the Planning Commission 
included the following: 
 
Staff presented both the Zone Change and Concept Plan Concurrently 
Relevant History: The 22.12 acre parcel was conveyed to GT Medical Holdings LLC by the City for the development of 
the Noorda School of Osteopathic Medicine. The 8.94 acre parcel was acquired by TG Development LLC for the 
development of the associated apartment housing. 
 



Summary of Key Issues:  The primary issues pertaining to the proposed rezone are the provision of utilities to the site 
and the reconfiguration of on-site storm water facilities. The applicant continues to work through the CRC process to 
develop acceptable solutions to each of these issues. 
 
Staff Recommendation: Staff recommends the Planning Commission recommend approval of the request for a Zone 
Change from Regional Shopping (SC3) to Health Care Facilities Zone (HCF) for 22.12 acres, and to Campus Mixed 
Use (CMU) for 8.94 acres, located at 178 E 1860 S. 

 

CITY DEPARTMENTAL ISSUES 
• Traffic study required and reviewed at this stage of project approval. 
• Preliminary traffic study submitted. 
• Important issues raised by other departments are addressed in Staff Report to Planning Commission 
 

NEIGHBORHOOD MEETING DATE  
• A neighborhood meeting was held on 10/17/2018. 

 

NEIGHBORHOOD AND PUBLIC COMMENT  
• The Neighborhood Chair was not present during the hearing. 
• No neighbors or other interested parties were present or addressed the Planning Commission. 
 

CONCERNS RAISED BY PUBLIC 
Any comments received prior to completion of the Staff Report are addressed in the Staff Report to the Planning 
Commission. Key issues raised in written comments received subsequent to the Staff Report or public comment during 
the public hearing included the following: 
 
No public comment was received during the hearing. 
 

APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Planning Commission included the following: 
 
The Zone Change and Concept Plan applications were presented and discussed concurrently. 
 
Todd Sinks, applicant introduced the project team and their presentations.  

Richard Nielsen, President Rocky Mountain University of Health Professions reviewed the mission of the school and its 
impact on Provo and the greater Wasatch Front. He provided a history of RMU and explained the genesis of the Noorda 
College of Osteopathic Medicine (NCOM). 

John Dougherty, Dean of the proposed NCOM shared an overview of the college’s purpose, education philosophy and 
potential impact. 

Curtis Leetham, Director of Healthcare Environments at MHTN reviewed the proposed concept plan. He explained the 
design development process and shared the many constraints present on the site. Mr. Leetham addressed concerns 
expressed by Planning Commission members at the previous meeting, indicating that parking structures and college 
buildings had been adjusted in the site to improve the proximity and relationship between the buildings and to move the 
parking facilities to the periphery. He also shared the redesigned pedestrian way leading from the apartment housing to 
the center of the NCOM campus. 

Chris Huntsman of Five Degrees Design presented the revised concept for the apartment housing. He explained that 
four buildings had been combined into two buildings and that the primary street frontages now feature apartment units 
opening directly onto the sidewalk. He also reviewed the tenant amenity spaces and parking facilities. Finally, he 
explained the material selections for the buildings. 



Concluding the presentation and in response to questions from the Planning Commission, Mr. Sinks indicated that we 
was willing to enter into a development agreement which would include the concept plan elements of building siting 
and arrangement. 

PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 
 
In the previous meeting comments were made by members not present at the second meeting. 
 
In this meeting, Jamin Rowan expressed the following 

 His most significant concern with the concept plan is the way in which the proposed buildings are situated in 
relation to one another on the site and the types of mobility that their situated-ness encourages among those 
using them. That is to say, the design and placement of the buildings on the site play a much bigger role in 
determining whether people will walk, bike, or drive to the site than amenities such as wide sidewalks, raised 
sidewalks, or pleasant landscaping play (though such amenities are undoubtedly important).  

 He strongly recommended that the applicant reconsider placing two parking garages between the 793-unit 
apartment development and the buildings that students will use on campus.  

 He also expressed concern that the sheer amount of space that paved roads take up on the site will encourage 
driving. For as small as the campus is (six structures), there seems to be an inordinate amount of the site 
dedicated to automobile infrastructure.  

 Despite the applicant's insistence that he and his team have done the absolute best they could do with the site on 
which they are working, Mr. Rowan remained convinced that there is more that could be done with the site to 
make a much more walkable and user-friendly space. 

 
Also in the first meeting, Shannon Ellsworth concurred with Mr. Rowan’s comments and expressed additional concern 
about the appropriateness of the apartment and medical school land uses in general. She then shared her desire to obtain 
the best possible design for this development, especially considering the city’s significant involvement in facilitating the 
project. 
 
The following discussion occurred in response to the applicant’s presentation in this second meeting. 
 
Deborah Jensen noted the improvements that had been made after the initial hearing and expressed her appreciation for 
the presentation of the design development process. She questioned the applicant as to the likelihood of change in the 
plan from concept to final design. Mr. Leetham answered that any substantial change to building form or location was 
unlikely as it would require major redesign of the street and utility plans that underlie the concept plan. Mr. Sinks then 
proffered a Development Agreement to memorialize the key features of the concept plan. 
 
Dave Andersen expressed concern about the remoteness and isolation of the proposed housing from other residential 
neighborhoods, services and daily needs. He continued by stating that the location for the Medical School is appropriate 
and acceptable. He then articulated his additional concerns related to the apartment housing element of the project. 

 Provo City has approved, and continues to approve, apartment projects on a regular basis; 

 Provo has more than its share of apartments in comparison to other cities in the county;  

 The apartment land is ripe for commercial, business or even retail uses that would spin off from the Medical 
School or may be ancillary to the Medical School. 

 
Andrew Howard questioned the apparent disconnection between the apartment housing and the medical school and 
asked staff if it was primarily related to site or engineering constraints. Staff responded that the appearance of a 
disconnect is primarily related to the presentation of the two elements separately and that they are being designed by 
different architects, leading to only minimal representation of the other element of the project in each architects 
presentation. 



 
 

 
 

 

Planning Commission Chair  
 
 

 
 

 

Director of Community Development  
 
 
See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report to the 

Planning Commission for further detailed information. The Staff Report is a part of the record of the decision of this item. 
Where findings of the Planning Commission differ from findings of Staff, those will be noted in this Report of Action. 

 
Legislative items are noted with an asterisk (*)  and require legislative action by the Municipal Council following a public hearing; 

the Planning Commission provides an advisory recommendation to the Municipal Council following a public hearing. 
 

Administrative decisions of the Planning Commission (items not marked with an asterisk) may be appealed by submitting an 
application/notice of appeal, with the required application and noticing fees, to the Community Development Department, 330 

West 100 South,  Provo, Utah, within fourteen (14) calendar days of the Planning Commission's decision (Provo 
City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.). 

 
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 

 



1 ORDINANCE 2019-.
2
3 AN ORDINANCE AMENDING THE ZONE MAP CLASSIFICATION OF 
4 APPROXIMATELY 31.06 ACRES OF REAL PROPERTY, GENERALLY 
5 LOCATED AT 178 EAST 1860 SOUTH, FROM REGIONAL SHOPPING 
6 (SC3) TO HEALTH CARE FACILITIES (HCF) AND CAMPUS MIXED USE 
7 (CMU). EAST BAY NEIGHBORHOOD. (PLRZ20180321)
8
9 WHEREAS, it is proposed that the classification on the Zone Map of Provo for 

10 approximately 31.06 acres of real property, generally located at 178 East 1860 South (an 
11 approximation of which is shown or described in Exhibit A and a more precise description of 
12 which will be attached hereto as Exhibit B after the Zone Map has been updated), be amended to 
13 facilitate the location of the Rocky Mountain University and associated apartment housing; and
14
15 WHEREAS, this proposal contemplates that the classification of approximately 22.12 
16 acres of real property be amended from Regional Shopping (SC3) to Health Care Facilities 
17 (HCF), and the classification of approximately 8.94 acres of real property be amended from 
18 Regional Shopping (SC3) to Campus Mixed Use (CMU); and
19
20 WHEREAS, on May 8, 2019, the Planning Commission held a duly noticed public 
21 hearing to consider the proposal and after such hearing the Planning Commission recommended 
22 approval to the Municipal Council in a 3:1vote; and
23
24 WHEREAS, on May 21 2019, the Municipal Council met to ascertain the facts regarding 
25 this matter and receive public comment, which facts and comments are found in the public 
26 record of the Council’s consideration; and
27
28 WHEREAS, after considering the Planning Commission’s recommendation, and facts 
29 and comments presented to the Municipal Council, the Council finds (i) the Zone Map of Provo, 
30 Utah, should be amended as described herein; and (ii) the proposed zone map classification 
31 amendment for the real property shown in the attached Exhibit A reasonably furthers the health, 
32 safety and general welfare of the citizens of Provo City.
33
34 NOW, THEREFORE, be it ordained by the Municipal Council of Provo City, Utah, as 
35 follows:
36
37 PART I:
38
39 The classification on the Zone Map of Provo, Utah is hereby amended for approximately 
40 31.06 acres of real property generally located at 178 East 1860 South, as described herein.  



41 Specifically, the classification is amended from the Regional Shopping (SC3) Zone to the Health 
42 Care Facilities (HCF) Zone for approximately 22.12 acres of the property, and from the Regional 
43 Shopping (SC3) Zone to the Campus Mixed Use (CMU) Zone for approximately 8.94 acres of 
44 the property. 
45
46 PART II:
47
48 A. If a provision of this ordinance conflicts with a provision of a previously adopted 
49 ordinance, this ordinance shall prevail.
50
51 B. This ordinance and its various sections, clauses and paragraphs are hereby declared to be 
52 severable. If any part, sentence, clause or phrase is adjudged to be unconstitutional or 
53 invalid, the remainder of the ordinance shall not be affected thereby.
54
55 C. The Municipal Council hereby directs that the official copy of the Zone Map of Provo 
56 City, Utah be updated and codified to reflect the provisions enacted by this ordinance. 
57
58 D. This ordinance shall take effect immediately after it has been posted or published in 
59 accordance with Utah Code 10-3-711, presented to the Mayor in accordance with Utah 
60 Code 10-3b-204, and recorded in accordance with Utah Code 10-3-713.
61
62 END OF ORDINANCE
63



64 Exhibit A
65



66



Todd Sinks request a Zone Change from Regional 

Shopping (SC3) to Health Care Facilities Zone (HCF) 

for 22.12 acres, and to Campus Mixed Use for 8.94 

acres, located at 178 E 1860 S. 

 

 

East Bay neighborhood 

PLRZ20180321 

ITEM 5* 









Planning Commission Hearing 
Staff Report 

Hearing Date: May 8, 2019 
 

 

*ITEM 7   Steve Turley requests a zone change from R1.10 to Light Manufacturing (M1) for 

approximately 7.7 acres of land located at approximately 1060 E 1320 S.  Spring Creek 

neighborhood.  PLRZ20190117 

 

 

 

 

 

Applicant: Steven Turley  
 
Staff Coordinator: Dustin Wright 
 
Property Owner: PROVO SOUTH 
PARTNERS LLC 
Parcel ID#:22:051:0076 
Acreage:7.71 
Number of Properties:  1 

Number of Lots: 1 
 
Council Action Required: Yes 
 
ALTERNATIVE ACTIONS 
1.  Recommend Approve of the requested 
rezone.  This action would not be 
consistent with the recommendations of the 
Staff Report.  The Planning Commission 
should state new findings. 
 
2.  Continue to a future date to obtain 
additional information or to further consider 
information presented.  The next available 
meeting date is May 22, 2019 6:00 P.M. 
 

 
 

Current Legal Use: 
The property is vacant and a residential single-family 
would be the permitted use for development.  
 
Relevant History: 
In 2017 the property was rezoned from Light 
Manufacturing (M-1) to Single-family Residential 
(R1.10) 
In 2019 the property was subdivided 
(PLFSUB20180165) from the Pro Steel parcel.  
 
Neighborhood Issues: 
A neighborhood meeting was held. The Neighborhood 
Chair informed staff that the proposed rezone does 
not follow the Southeast Neighborhood Plan future 
land use map recommendation.    
 
Summary of Key Issues: 

 Proposed rezone is not consistent with the 
Neighborhood future land use map. 

 Future development of this area will require public 
streets to be installed to meet street frontage 
requirements of the zone. 

 
Staff Recommendation: 
A recommendation to the Municipal Council to deny 
the requested rezone as it is not consistent with the 
Southeast Neighborhood Plan. 



Planning Commission Staff Report  *Item # 7 
May 8, 2019  Page 2 
 

 

 

 

OVERVIEW 

The applicant is requesting a zone change from R1.10 to the M1 at approximately 1060 E 1320 

S. In 2017 the Southeast Neighborhood Plan was adopted by the City. The future land use map 

in the plan calls for this area to be Low Density Residential (LDR) and Medium Density 

Residential (MDR). In the interim time the property was rezoned from the M1 zone to the R1.10 

zone.  

In 2019 there was a subdivision of the Pro Steel property and this parcel was created. They are 

now requesting to rezone it back to M1 for this new parcel, but not the Pro Steel parcel. 

 

Current Zoning Map 

 

Current General Plan Map 
 

 

 

 

 

 

GENERAL PLAN POLICIES 

The proposed rezone would not be consistent with the policies of the Southeast Neighborhood 

Plan was adopted in 2017 that identifies this area as LDR and MDR.  

FINDINGS OF FACT  

1. The property is zoned R1.10. 

2. The Southeast Neighborhood Plan designates the subject property and surrounding 

area as Low Density Residential and Medium Density Residential on the Future 

Land Use Map. 



Planning Commission Staff Report  *Item # 7 
May 8, 2019  Page 3 
 

 

 

3. The subject property has no access to a public street. 

 

ANALYSIS 

 

Provo City Code Section 14.02.020(2) sets forth the following guidelines for 

consideration of zoning map amendments: 

 Upon receipt of a petition by the Planning Commission, the Commission shall hold a 

public hearing in accordance with the provisions of Section 14.02.010 of this Title and 

may approve, conditionally approve, or deny the preliminary project plan.  Before 

recommending an amendment to this Title, the Planning Commission shall determine 

whether such amendment is in the interest of the public, and is consistent with the goals 

and policies of the Provo City General Plan.  The following guidelines shall be used to 

determine consistency with the General Plan: (Staff responses in bolded) 

(a) Public purpose for the amendment in question. It has been identified that 

residential land uses are needed in this area. Rezoning to M1 would not be 

consistent with the recently adopted Southeast Neighborhood Plan.  

(b) Confirmation that the public purpose is best served by the amendment in 

question. The proposed rezone would not help further the Southeast 

Neighborhood Plan.  

(c) Compatibility of the proposed amendment with General Plan policies, goals, and 

objectives. This rezone is not compatible with the future land use map in 

the Southeast Neighborhood Plan. 

(d) Consistency of the proposed amendment with the General Plan s timing and 

sequencing  provisions on changes of use, insofar as they are articulated. 

There are no existing public streets providing access to this parcel. 

Development would not be able to occur until public access is provided. 

(e) Potential of the proposed amendment to hinder or obstruct attainment of the 

General Plan s articulated policies. The Southeast Neighborhood Plan land 

use plan would be hindered if this rezone is approved.  The anticipated 

residential use would be thwarted and the potential conflicts between 

residential and industrial uses would be likely. 

(f) Adverse impacts on adjacent land owners. The surrounding properties on the 

north and south are zoned for single-family residential.  

(g) Verification of correctness in the original zoning or General Plan for the area in 

question. The most recent rezone has been updated on the zoning map. 
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(h) In cases where a conflict arises between the General Plan Map and General 

Plan Policies, precedence shall be given to the Plan Policies. 

CONCLUSIONS 

Staff finds that this proposal to rezone to the M1 zone would not be consistent with the 

Southeast Neighborhood Plan that shows this area to become LDR and MDR. 

Rezoning to M1 would be a deviation from the direction that the City has been headed 

for this area of the City. No compelling reason has been provided to deviate from the 

future land uses anticipated by the Neighborhood Plan.  It is recommended that the land 

uses in Southeast Neighborhood Plan be followed. 

 

STAFF RECOMMENDATION 

A recommendation to the Municipal Council to deny the requested rezone as it is not 

consistent with the Southeast Neighborhood Plan. 



 

 

Provo City Planning Commission 

Report of Action 
May 08, 2019 

 

 

*Item 7 Steve Turley requests a zone change from R1.10 to Light Manufacturing (M1) for approximately 7.7 acres of land 

located at approximately 1060 E 1320 S.  Spring Creek neighborhood. PLRZ20190117 

 

 

 

The following action was taken by the Planning Commission on the above described item at its regular meeting of May 

08, 2019: 

 
RECOMMENDED DENIAL 

 

On a vote of 4:0, the Planning Commission recommended that the Municipal Council deny the above noted application. 
 

 
Motion By: Andrew Howard 
Second By: Russ Philips 
Votes in Favor of Motion: Andrew Howard, Russ Philips, Debora Jensen, Dave Anderson 
 Debora Jensen was present as Chair. 
 
• Includes facts of the case, analysis, conclusions and recommendations outlined in the Staff Report, with any 

changes noted; Planning Commission determination is generally consistent with the Staff analysis and 
determination. 

 
LEGAL DESCRIPTION FOR PROPERTY TO BE REZONED 
The property to be rezoned to the M1 Zone is described in the attached Exhibit A. 
 

STAFF PRESENTATION 
The Staff Report to the Planning Commission provides details of the facts of the case and the Staff's analysis, 
conclusions, and recommendations.  

 

NEIGHBORHOOD MEETING DATE  
• A neighborhood meeting was held. 

 

NEIGHBORHOOD AND PUBLIC COMMENT  
• The Neighborhood Chair was present /addressed the Planning Commission during the public hearing. 
 

CONCERNS RAISED BY PUBLIC 
Any comments received prior to completion of the Staff Report are addressed in the Staff Report to the Planning 
Commission. Key issues raised in written comments received subsequent to the Staff Report or public comment during 
the public hearing included the following: 

 This request doesn’t align with the Neighborhood Plan. 



 There is another application in to rezone the property with 112 MDR units being proposed at this location. 
 

APPLICANT RESPONSE 
Key points addressed in the applicant's presentation to the Planning Commission included the following: 

 No proposed project has been decided upon for this request. 
 

PLANNING COMMISSION DISCUSSION 
Key points discussed by the Planning Commission included the following: 

 The Planning Commission inquired about why this is being proposed. 

 The Planning Commission agreed that there is value to have industrial locations in the City, however, given the 
amount of time and effort that goes into neighborhood plans, the plans should be followed unless there is a clear 
advantage to deviating from the plan. 

 
 
 
 
 

 
 

 

Planning Commission Chair  
 

 
 

 

Director of Community Development  
 
See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report to the 

Planning Commission for further detailed information. The Staff Report is a part of the record of the decision of this item. 
Where findings of the Planning Commission differ from findings of Staff, those will be noted in this Report of Action. 

 
Legislative items are noted with an asterisk (*)  and require legislative action by the Municipal Council following a public hearing; 

the Planning Commission provides an advisory recommendation to the Municipal Council following a public hearing. 

Administrative decisions of the Planning Commission (items not marked with an asterisk) may be appealed by submitting an 
application/notice of appeal, with the required application and noticing fees, to the Community Development Department, 330 

West 100 South,  Provo, Utah, within fourteen (14) calendar days of the Planning Commission's decision (Provo 
City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.). 

BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS 
 



 

EXHIBIT A – Legal Description 
 
PARCEL 1, PLAT A, PROSTEEL SUB AREA 7.691 AC 



1 ORDINANCE 2019-.
2
3 AN ORDINANCE AMENDING THE ZONE MAP CLASSIFICATION OF 
4 APPROXIMATELY 7.71 ACRES OF REAL PROPERTY, GENERALLY 
5 LOCATED AT 1060 EAST 1320 SOUTH FROM ONE-FAMILY 
6 RESIDENTIAL (R1.10) TO LIGHT MANUFACTURING (M1). PROVO BAY 
7 NEIGHBORHOOD. (PLRZ20190117)
8
9 WHEREAS, it is proposed that the classification on the Zone Map of Provo for 

10 approximately 7.71 acres of real property, generally located at 1060 East 1320 South (an 
11 approximation of which is shown or described in Exhibit A and a more precise description of 
12 which will be attached hereto as Exhibit B after the Zone Map has been updated), be amended 
13 from One-Family Residential (R1.10) to Light Manufacturing (M1); and
14
15 WHEREAS, on May 8, 2019, the Planning Commission held a duly noticed public 
16 hearing to consider the proposal and after such hearing the Planning Commission recommended 
17 denial to the Municipal Council in a 4:0 vote; and
18
19 WHEREAS, on May 21, 2019, the Municipal Council met to ascertain the facts regarding 
20 this matter and receive public comment, which facts and comments are found in the public 
21 record of the Council’s consideration; and
22
23 WHEREAS, after considering the Planning Commission’s recommendation, and facts 
24 and comments presented to the Municipal Council, the Council finds (i) the Zone Map of Provo, 
25 Utah, should be amended as described herein; and (ii) the proposed zone map classification 
26 amendment for the real property shown in the attached Exhibit A reasonably furthers the health, 
27 safety and general welfare of the citizens of Provo City.
28
29 NOW, THEREFORE, be it ordained by the Municipal Council of Provo City, Utah, as 
30 follows:
31
32 PART I:
33
34 The classification on the Zone Map of Provo, Utah is hereby amended from the One-
35 Family Residential (R1.10) Zone to the Light Manufacturing (M1) Zone for approximately 7.71 
36 acres of real property generally located at 1060 East 1329 South, as described herein.
37
38 PART II:
39
40 A. If a provision of this ordinance conflicts with a provision of a previously adopted 
41 ordinance, this ordinance shall prevail.



42
43 B. This ordinance and its various sections, clauses and paragraphs are hereby declared to be 
44 severable. If any part, sentence, clause or phrase is adjudged to be unconstitutional or 
45 invalid, the remainder of the ordinance shall not be affected thereby.
46
47 C. The Municipal Council hereby directs that the official copy of the Zone Map of Provo 
48 City, Utah be updated and codified to reflect the provisions enacted by this ordinance. 
49
50 D. This ordinance shall take effect immediately after it has been posted or published in 
51 accordance with Utah Code 10-3-711, presented to the Mayor in accordance with Utah 
52 Code 10-3b-204, and recorded in accordance with Utah Code 10-3-713.
53
54 END OF ORDINANCE
55



56 Exhibit A
57

58



Steve Turley requests a zone change from R1.10 

to Light Manufacturing (M1) for approximately 7.7 

acres of land located at approximately 1060 E 

1320 S. 

 

Spring Creek neighborhood 

PLRZ20190117 
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Provo City Municipal Council 
Staff Memorandum 

General Plan Implementation Report - 2019 

Council Staff 

Executive Summary 

Full Report 

See the ​General Plan Implementation Report for the full report or contact Cliff Strachan at the                
Council Office. Each column of the spreadsheet for the full report can be filtered (e.g. show only                 
goals with a status of “In Progress”) by selecting the inverted pyramid next to each column header,                 
clicking on “Clear” under “Filter by Values,” and then selecting the categories you want shown.               
When you are finished, please remove your filters for the next person who uses the spreadsheet. 
 
 

Background 

Provo City Code 2.50.130(o) directs the Municipal Council Executive Director to “Coordinate an             
annual Council review of the priorities and implementation strategies of the General Plan.”             
Pursuant to that mandate, Council staff reached out to all City departments and division that have                
elements within the General Plan. The departments self-reported about the progress of the goals              
that fell within the purview of their operations and provided a brief update about their work                
towards each goal. 
 
Of the 420 goals outlined in the General Plan, 28 have been completed, 13 are in progress toward                  
an end date, 345 are ongoing with no anticipated end date, and 34 have not been started (see                  
Table 1 on page 2).  
 
 
 
 
 
 
 
 

1 

https://docs.google.com/spreadsheets/d/17m4pX3OElgHuFnA8Yvnp4ms9CFS90_T5wWCNvFjPupo/edit?usp=sharing
https://provo.municipal.codes/Code/2.50.130


 

Table 1: Status Summary 

Status Meaning Number of Goals 
with this Status 

Not Started no progress made toward 
this goal 

34 

In Progress goal is in progress toward 
an expected end date 

13 

Ongoing goal is in progress with no 
expected end date 

345 

Completed goal is completed 28 

TOTAL  420 

 
The majority of the goals in the General Plan relate to the daily operations of various City                 
departments, and so many of those goals have been reported as “ongoing.” 
 
Notable examples of goals completed include those listed in the table below. 
 

Table 2: Notable “Completed” Goals 
Goal 
Reference 

Goal Statement Responsibility 
1/2/3 

Notes 

1.4.13.6 Ensure that adequate 
measures are in place to 
protect the Provo Airport 
from the encroachment of 
incompatible development. 

Community 
Development/ 
Public Works 

Airport Protection Area has been adopted 
for this purpose. 

3.4.4.1 Initiate actions necessary to 
encourage other cities 
within the county to 
accommodate a share of the 
rental housing market. 

City Council In response to the Housing Gap Coalition's 
efforts, the City Council adopted a 
resolution expanding its affordable housing 
policies and encouraging other Utah County 
cities to expand their policies. 

8..4.1.8 Consider options to expand 
the use of the Peaks Ice 
Arena that may include 
additional fitness and 
recreational opportunities. 

Parks and 
Recreation 

The Parks Department has completed 
Fieldhouse Fitness and has submitted a 
proposal to the State Legislature to expand 
turf facilities and upgrade locker room areas. 
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Implications for the Budget  

General Plan items can have implications for annual budgets as some items require additional              
funds. Please refer to the rest of this section for a selection of examples. 
 
While not technically a department, the Landmarks Commission noted on two goals that they              
lack sufficient grant money to identify and preserve historical sites outside of the downtown              
area. 
 
Community Development noted that accomplishing the goal to conduct a comprehensive,           
city-wide housing audit (3.4.2.1) would require a budget allocation. However, there may be a              
way to do this by partnering with the Provo City Housing Authority and others. 
 
And Public Works Engineering, concerning the goal to “Work towards becoming a gold-level             
bicycle-friendly city” (2.4.2.9) reported that “Provo is currently a silver-level bicycle-friendly           
city. Additional bicycle facilities will be implemented as funding is available in conjunction with              
capital improvement projects.” If the Council desires to accelerate this goal, additional funding             
will likely be necessary. 
 
 
Trends and Recommendations 

For the 34 goals reported as “Not Started,” the notes provided by the departments fell into the 9                  
categories listed in the table below.  
 

Table 3: Notes for “Not Started” Goals 

Note Type Number of Goals with this Note 

Goal is unclear 6 

Goal is contradictory 1 

Did not know the goal existed 2 

Not the purview of that department 
(with no other department identified) 

4 

Policy decision needed 6 

Hit a roadblock 6 

Lacking staff or means 2 

Actually have started 5 

Blank 2 
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The most frequently noted reasons for not making progress toward a goal are that the department                
felt the goal lacked clarity (6 goals), needed a policy decision to be made before taking action (6                  
goals), or ran into a roadblock (6 goals). Please see the tables on the following pages for a                  
complete list of goals in each category. 
 

Table 4: Goal Noted as Lacking Clarity 
Goal 
Reference 

Goal Statement Responsibility 
1/2/3 

Notes 

2.4.3.15 Create a comprehensive 
safety management system 
for traffic. 

Public Works 
(Engineering) 

Please provide further clarification of this 
goal and objectives. 

3.4.1.10 Identify criteria for 
properties with potential for 
multi-family and one-family 
housing. 

Community 
Development 

Criteria to determine what? 

3.4.1.8 Increase direct, landlord 
responsibility and 
accountability for overuse of 
city resources. 

Community 
Development 

Goal is unclear 

7.4.16.5 Target land uses that bring 
more people to the 
downtown area. 

Economic 
Development 

Economic Development needs more 
direction on this goal. Lots of different uses 
could bring people downtown, but not all of 
them would be in line with the Council's 
goals for Downtown. 

1.4.3.2 Encourage home ownership 
and preservation through 
neighborhood-qualified 
economic assistance 
programs. 

Redevelopment 
Agency/ Council 

What are neighborhood qualified assistance 
programs? Different from HUD designated 
census tracts? Looking to select 
neighborhoods other than the pioneer 
neighborhoods? Supplement the Council 
Neighborhood program? 

7.4.14.1 Encourage performance 
standards for commercial 
developments. 

Economic 
Development 

Economic Development would like the 
Council to clarify what they mean by 
performance standards. Are these measured 
in sales tax, property tax, capital investment, 
job creation, or quality of life? A policy 
decision needs to be explored. 
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Table 5: Goal Noted as Rquiring a Policy Decision 
Goal 
Reference 

Goal Statement Responsibility 
1/2/3 

Notes 

1.4.8.8 Encourage diversity of age 
groups in neighborhoods. 

Community 
Development 

Housing type diversity? A policy decision 
needs to be explored. 

7.4.7 Maximize the vast second 
language skill set in the 
community. 

Economic 
Development 

There are no current initiatives to pursue this 
goal and no specified aim. Economic 
Development would gladly receive input 
from the Council and Administration. 

7.4.7.1 Take better advantage of 
Provo’s second language 
resources to improve 
business opportunities and 
services. Provo City and the 
business community enjoy a 
relationship based on 
mutual need, trust, and 
cooperation. Provo City and 
the business community 
understand and realize that 
each relies on the other to 
be successful and healthy. 

Economic 
Development 

There are no current initiatives to pursue this 
goal and no specified aim. Economic 
Development would gladly receive input 
from the Council and Administration. 

3.4.1.9 Continue the support of 
neighborhood loan and 
grant programs that 
encourage owner occupancy 
or long term residency and 
neighborhood revitalization. 

Redevelopment 
Agency 

Redevelopment worked with NeighborHood 
Services before the recession in 2008 when 
many of their homes were rented. They have 
not had any recent efforts toward this goal 
specifically, though they are aware of 
Council discussion regarding a renewed 
focus on home ownership. One option 
discussed has been a community land trust. 

3.4.2.6 Promote low cost land or 
subsidies in the form of 
reduced impact fees and 
down payment and 
financing assistance. 

Economic 
Development/ 
Redevelopment 
Agency/Council 

The Council is currently exploring these 
tools. 

7.4.17.1 Encourages non-polluting 
business and industry to 
locate in Provo 

Economic 
Development 

Economic Development does not encourage 
smokestack industries. There are no 
inducements or incentives for especially 
clean industries to come to Provo. 
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Table 6: Goal Noted as Having Hit a Roadblock 
Goal 
Reference 

Goal Statement Responsibility 
1/2/3 

Notes 

6.4.8 Preserve historic or unique 
historic homes and 
buildings. 

Landmarks Because of political sensitivity, no new 
districts have been created. There are three 
National Register Historic districts in the 
city. Just resurveyed the East historic district 
for homes that were built up to the 60's for 
potential redistricting and inclusion on the 
national register. 

1.4.11.5 Limit additional rental 
housing outside areas 
specifically planned for 
higher density development. 

Community 
Development/ 
Housing 
Committee 

This may be difficult, as all housing in Provo 
can be rented. Any type of ordinance 
amendment to provide enforcement for 
non-rentable housing would likely be 
considered unlawful. 

3.4.2.4 Limit additional rental 
housing outside areas 
specifically planned for 
higher density development. 

Community 
Development 

We cannot regulate the form of ownership. 

5.4.17 Improve Provo City’s 
recycling program beyond 
the yard waste program to 
include a drop-off recycling 
center, curbside recycling 
program, or combination of 
both drop-off and curbside 
recycling programs for 
metals, cardboard, plastics, 
newspaper, and other waste 
products, with recycling 
benefits to reduce landfill 
requirements and save 
energy. 

Public Works 
(Sanitation) 

The recycling market worldwide continues to 
decline given China's refusal of recycled 
material. Provo City Sanitation continues to 
encourage recycling despite significant 
increases in costs. Sanitation maintains three 
cleanup spots that are listed on their website. 
They also have a glass recycling bin at the 
City Center. 
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Table 7: Goal Noted as Having Hit a Roadblock, cont. 
Goal 
Reference 

Goal Statement Responsibility 
1/2/3 

Notes 

6.4.2.1 Revise the city’s Landmark 
Preservation Ordinance to 
strengthen the city’s ability 
to prevent the destruction of 
Provo’s unique historic 
resources. 

Landmarks The Landmarks Preservation Ordinance is 
very capable of preventing the destruction of 
Provo's union the Landmarks Register. The 
City's largest historic resources that are 
actually listed t obstacle to the protection of 
these resources is the unwillingness of the 
Council to nominate resources to the register 
over the objection of property owners and the 
Council's willingness to remove resources 
from the register at the request of property 
owners. If we can get properties on the 
register and keep them on the register, the 
ordinance will protect them. 

5.4.7.5 Where appropriate 
purchase alternative fuel 
vehicles for the city fleet. 

Public Works City has repeatedly considered the use of 
natural gas generated on site at the City’s 
Water Reclamation Facility in City 
vehicles. Electric vehicles have also been 
considered. At present, fleet managers 
are reluctant to embrace these options 
because of the increased workload, 
variability of performance, reliability of 
the vehicles, and learning curve involved 
with these new options. 

 
 

Next steps  

Council staff will: 
 

● Continue to review and promote the General Plan among City departments.  
● Provide lists of General Plan goals that are unclear, not started, require policy direction, 

etc. to the Planning Commission, which is working on another update of the General 
Plan) and the Council. 

● Work with City Departments to remove impediments or find solutions to these 
problematic goal statements. 

● Report back to the Council with recommended changes to the goals. 
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