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1.

INTRODUCTION AND BACKGROUND

1.1

Plan Purpose

This purpose of this Plan is to establish the planning direction for the Slate Canyon area of Provo City,
and ultimately create a Specific Development Plan (SDP) as an overlay to the Provo City General Plan.
The Slate Canyon Specific Area Plan was developed in part on the findings presented in the Slate
Canyon Summary Analysis Report & Preliminary Alternatives (August 21, 2006), which contained an
assessment of existing environmental and geotechnical, economic, housing and land use conditions,
adjacent uses and growth patterns, and general growth and development issues (see Appendix F). The
report concluded with three Preliminary Plan Alternatives for consideration by the public, Provo City
staff and officials, and other interested parties.
1.2

Planning Context and Process

As illustrated in the figure below, the Slate Canyon Specific Area Plan addresses the area from
approximately 1400 South to approximately 2200 South, east of State Street (U.S. 89). The area is located
primarily within the Provost South Neighborhood.

Figure 1
Slate Canyon Study Area

1.3

Summary of Findings Contained in the Slate Canyon Summary Analysis Report &
Preliminary Alternatives (August 21, 2006)

The Slate Canyon area contains several large tracts of vacant land and underutilized sites which are
potentially developable. In recent years there has been considerable public debate over how these sites
should be developed, resulting in a perception of controversy. One of the primary tasks of this plan is to
determine the type and scale of development in the area.
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The Slate Canyon Summary Analysis Report & Preliminary Alternatives (August 21, 2006) addresses a
wide range of factors of importance to the neighborhood. Beginning with the identification of key
planning issues provided through interviews conducted with key neighborhood residents and
stakeholders, the report includes the following analyses:
•
•
•
•
•
•
•
•
•
•

Existing Land Ownership Patterns
Existing Land Use and Development Patterns within the Study Area
Surrounding Land Use and Adjacent Development Patterns
Recent Development History
Existing Zoning
Economic/Market Conditions and Opportunities
Housing Opportunities
Environmental and Geotechnical Conditions
Preliminary Vision Statement
Summary Suitability Maps

Based on these analyses, the Slate Canyon Summary Analysis Report & Preliminary Alternatives (August
21, 2006) concludes with the three Preliminary Alternatives, each representing a distinct planning vision
for the neighborhood, as summarized below:
•
•
•

Alternative 1 - Higher Density Residential/ More Open Space
Alternative 2 - Lower Density Residential/ Less Open Space
Alternative 3 - Mixed-Density Residential/ Balanced Open Space

As described below, the analyses and planning alternatives were presented at various times to members of
Provo City staff, neighbors, members of the general public, the Provo City Planning Commission and
Municipal Council for review and input. The direction received ultimately resulted in the preferred
planning direction represented in this Plan.
1.4
Summary of Public Input
Approximately 125 people attended a neighborhood meeting held on Thursday, August 24 at Spring
Creek Elementary School. The purpose of the meeting was to review the Slate Canyon Summary Analysis
Report & Preliminary Alternatives (August 21, 2006). The Meeting began with a short presentation, and
was followed by an Open House meeting for participants to review plan ideas, ask questions and provide
comment.
As detailed in Appendix F, 58 comments containing 222 responses were received, addressing 33 issues.
The comments were overwhelmingly in favor of single-family development, opposed to high-density
housing, and strongly supported the provision and expansion of parks, open space and trails, and the
formation of a family-friendly neighborhood. Only one response favored additional higher density
housing in the area.
Other issues receiving significant support included a request that property owned by Provo City in the
Study Area not be sold for development, and that a neighborhood-oriented commercial use be developed
on the vacant lot located on the corner of Slate Canyon Drive and State Street .
1.5
Summary of Provo City Planning Commission and Municipal Council Briefing
On August 29, 2006 members of the Provo City Planning Commission and Municipal Council were
briefed on the Slate Canyon Summary Analysis Report & Preliminary Alternatives (August 21, 2006),
and the preliminary input provided by members of the public. After some discussion, it was noted that the
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public's desire for a lower-density residential profile and a well connected parks and open space system is
not only appropriate for the area, but is also supported by existing policy.
2.

PLANNING CONCEPT

The planning concept for the Slate Canyon neighborhood merges the public's expressed desire for a highquality, low-density neighborhood with the needs and requirements of Provo City in general. The
planning concept eliminates environmentally sensitive areas from consideration for development, and
acknowledges that final residential densities and layouts will be determined in part by detailed
environmental assessments yet to come. The concept also embraces the expressed desire for better design
quality and improved integration with existing uses in the vicinity.
The planning concept assumes that Buckley Basin will remain in the same general location and occupy a
1
similar footprint as it does today . The basin will be linked with open space areas along the Bonneville
Shoreline foothills as part of a natural open space and trail system. The basin may be terraced and
sculpted, possibly incorporating disk golf or other uses. Trail access points are proposed west and south
of the basin at Slate Canyon Drive and Nevada Drive for pedestrians, cyclists and other non-motorized
2
users. Parking will be provided west of Slate Canyon Drive as part of an expansion of Bicentennial Park .
The concept embraces the full development of Bicentennial Park according to an existing park master
plan for the area. The expansion incorporates all public lands west of Slate Canyon Drive with the
existing park facility to the west. The expansion areas should be developed with ball fields, soccer fields,
trails, parking areas and other smaller amenities according to detailed plans developed by Provo City
Parks department. The play of disk golf at bicentennial Park is primarily a management issue that has
emerged as a concern by some residents. The planning concept provides an opportunity to maintain disk
golf in the present location, to move disk golf activities to the Buckley Basin Area, or to relocate play to
another site altogether.
The concept encourages development of the vacant lot located on the northeast corner of State Street and
Slate Canyon Drive as mixed use office/residential/commercial, and proposes that the vacated Alcohol
Rehabilitation/ Old Jail site be redeveloped with mixed-density residential uses. It is assumed that a small
park or open space amenity will be included in the approved detail plan for this site.
All other existing uses, including the developed portion of Bicentennial Park, the Provo City Power
substation, the self storage units, religious institutions and other institutional uses (Slate Canyon Youth
Center, Juvenile Court, Lightning Peak Youth Center and the House of Hope) are assumed to be stable
uses and will remain.
In addition to the specific actions described above, the following planning principles further define and
refine the planning concept for Slate Canyon neighborhood.
2.1
Principle 1: Strike a Balance Between Competing Needs
The Slate Canyon Neighborhood is a complex and divergent place. A range of established uses and
development patterns surround and penetrate the neighborhood, some of which are incompatible. The
neighborhood is a place with sensitive environmental conditions, making development and growth
difficult in certain areas.
1

A conservative approach to the amount of land required for this facility prevails, pending detailed design inputs at
a later stage.
2
The environmental assessment conducted as part of this study indicates that overflow at Buckley Basin is unlikely.
Nonetheless, an overflow outlet must be provided. The required drainage outlet is envisioned to accommodate
a trail, thereby maximizing the utility of the required drainage feature.
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In order for the Slate Canyon area to become a harmonious and complete place, a balance must be struck
between the various desires of nearby residents, property owners, and others.
2.2
Fit with Existing Neighborhood Setting and Built Environment
The Slate Canyon neighborhood should be developed in a manner that fits with existing uses, both within
the neighborhood and along its edges. New development should create positive transitions between
existing and proposed uses, and provide buffers as needed.
2.3
Respect and Accommodate Sensitive Environmental Conditions
As detailed in the Summary Analysis Report & Preliminary Alternatives (August 21, 2006), the Slate
Canyon neighborhood contains large areas of land with a range of environmental sensitivities. In some
areas multiple sensitive conditions exist, exacerbating the impact to potential development. Some of these
sensitivities preclude development outright, while others allow development to occur as part of detailed
planning, site modification and design review.
In order to create a neighborhood that is safe and healthy, all future development should be carried out in
a manner that avoids sensitive land and embraces the need to mitigate sensitive environmental conditions
according to accepted standards and norms.
2.4
Provide Reasonable Development Opportunities That Respect Site and Neighborhood
As illustrated in Map 1, the proposed planning concept respects existing land use patterns, directions and
natural conditions. The concept supports new and appropriate land uses that are laid out in a manner that
acknowledges existing patterns, respects natural site limitations, and embraces neighborhood and public
desires for the area. The result is a high-quality neighborhood with a distinct and desirable “sense of
place”.
3.

PROPOSED LAND USE

As summarized in Table 1, a mix of new residential, park and open space uses are proposed for the area,
which are merged with existing uses in the neighborhood. Map 1 illustrates the general configuration and
distribution of these uses. A detailed description of each land use category follows.
Table 1
Proposed Land Use

LAND USE
Low-density Residential
Mixed Use Office/ Residential/Commercial
Civic/Institutional (Existing)
Light Industrial (Existing)
Utility (Existing)
Park
Natural Open Space
Buckley Drainage Corridor
Roadway
TOTAL
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32.0
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3.1
Low-Density Residential
Encompassing nearly one-fifth of land uses in the area, low-density residential uses provide a transition
between existing single-family neighborhoods to the south and the higher-density residential uses to the
north. The bulk of lower-density uses are located along the vacant edges of Slate Canyon Drive and
Nevada Drive, with a small section located on the west edge of Slate Canyon Drive behind existing selfstorage units. Densities should be similar to those in the single family areas to the south, although the lots
located on steep land to the east should generally be larger than those located on flatter land in order to
better accommodate the steep topography.

Examples of Lower Density Residential
3.2
Mixed-Density Residential
Nearly six contiguous acres are proposed for Mixed-Density Residential development at the site of the
former jail. The site is surrounded by civic/institutional uses, including Spring Creek Elementary School;
the House of Hope shelter; Slate Canyon Youth Center; the Utah State Juvenile Court; and Lightning
Peak Youth Center.
The site should be designed with a range of housing styles and associated amenities such as a small park.
The site is nearly flat and should be relatively easy to develop, although the existing jail building will
need to be demolished and removed to accommodate new development.
As illustrated in the accompanying images, Mixed-Density Residential uses should provide opportunities
to develop a range of housing types, styles and layouts that fit in with the near and far surroundings. The
intent is to encourage creative developments that efficiently utilize the land.
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Examples of Mixed Density Residential
3.3
Mixed Use Office/Residential/Commercial
The vacant site located on the northeast corner of State Street and Slate Canyon Drive is currently
designated for Neighborhood Commercial development. The size of the lot and restrictions to certain
commercial market needs, such as the selling of alcohol, calls for a new approach to attract a productive
use for the site. The new profile should encourage the development of office, residential or commercial
uses, either as stand-alone or as mixed developments. In the meantime, efforts to locate a suitable use for
the site should continue.
3.4
Civic/Institutional (Existing)
All Civic/Institutional uses currently exist and are expected to continue into the foreseeable future. These
include Spring Creek Elementary School; the House of Hope shelter; Slate Canyon Youth Center; the
Utah State Juvenile Court; Lightning Peak Youth Center; and two religious institutions.
3.5
Light Industrial (Existing)
An existing Light Industrial site containing several self-storage units is located along State Street within
the Slate Canyon neighborhood. These uses are expected to continue into the foreseeable future.
3.6
Parks
Slate Canyon parks occupy nearly one-quarter of the Slate Canyon area. These uses include the developed
portion of Bicentennial Park, with access from State Street, and the undeveloped portion of Bicentennial
Park to the east, with future access and parking provided from Slate Canyon Drive.
3.7
Natural Open Space
Nearly fourteen percent of the area is occupied by natural open spaces. The largest portion traces the
eastern edge of the neighborhood, immediately adjacent to the steep Wasatch Mountains foothills.
Development in this area is difficult at best, due to the underlying steep slopes and other sensitive
conditions. Immediately to the west is Buckley Basin, a man-made debris catchment facility.
Smaller segments of Natural Open Space areas are located along the northeast edge of the neighborhood
within a steep power utility corridor; and along the steep west edge of the proposed Mixed Density
Residential area. The extreme steep slopes in these locations preclude development or formal park uses.
3.8
Utility – Provo Power Station (Existing)
An existing Provo Power substation is located in the central portion of the neighborhood, with access
from State Street. The substation is expected to continue operations in the neighborhood in the
foreseeable future.
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3.9
No-build Area – Power Utility Corridor
The power utility corridor spans from the power substation to the north east corner of the project
boundary. The corridor will span over park of the Bicentennial Regional Park and enter into the natural
open space system.
3.10
Roadways
Existing roads within the neighborhood include Slate Canyon Drive and Nevada Street. State Street traces
the western boundary of the site, but is not included within the acreage. Additional roads will be required
as part of detailed development proposals.
3.11
Existing and Proposed Trails
An interconnected system of on-street and off-street trail facilities is proposed for the neighborhood.
These will be linked with existing trail systems and adjacent regional trail systems, providing pedestrian
and/or cycling linkages within the neighborhood and beyond. Key future trail linkages include the East
Union Canal Trail through Bicentennial Park; the proposed Buckley Basin Corridor Trail, which provides
a direct link with the Bonneville Shoreline Trail to the east; the South Provo Trail along 1860 South
Street; and the East Provo Trail along State Street.
3.12
Buckley Basin Debris Catchment Basin
Buckley Basin is a debris catchment basis located in an area of Natural Open Space. The existing facility
should be large enough to accommodate potential debris flow from Buckley Drainage and other drainages
to the east.
3.13
Buckley Drainage Corridor
A drainage corridor is proposed between Buckley Basin Park and the wetlands at Bicentennial Park. The
corridor should be designed to accommodate storm water resulting from a major flood event in the
foothill canyons above the neighborhood. The corridor should also be designed to accommodate a multipurpose trail.
3.14
Special Studies Areas
Several areas in the neighborhood require detailed assessment of environmental and geotechnical
conditions as a term for development. These include areas with steep slopes, alluvial fan hazards, high
liquefaction potential, surface fault rupture hazard, potential debris flows, and other environmental land
use limitations. Each requires further study to determine acceptable uses and patterns of development.
4.
IMPLEMENTATION
The following actions are suggested to facilitate the smooth implementation of the Slate Canyon Specific
Area Plan.
4.1
Adopt Slate Canyon Specific Area Plan
The Slate Canyon Specific Area Plan should be adopted as a Specific Development Plan (SDP) overlay
zone to the current Provo City General Plan.
4.2
Development Design Review
As described in 3.14 and illustrated in Map 2, there are several environmental conditions in the
neighborhood that require special design review as part of the development approval process. A detailed
assessment of the underlying environmental and geotechnical conditions are located in Appendix D. The
following is a summary of applicable design review required to ensure the environmental integrity of the
site is not compromised.
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Buckley Draw Debris Flows
Debris flows consist of fluidized mixtures of water, soil, rock and debris that flow down drainages and are
deposited in alluvial fans at the mouths of the drainages. Debris flows occur in response to flooding
events, and/or by landsliding into flowing streams. Debris flow events may be exacerbated by wildfire
damage to vegetation that normally stabilizes slopes in drainage basins
Younger alluvial fan deposit areas on the Slate Canyon Area are areas where debris flows have occurred
in the recent past, and where debris flows are considered possible in the future. The largest of these
drainages, at 465 acres, is Buckley Draw, which is located just southeast of the Study Area. A
considerable area within Buckley Draw was damaged during the 2002 wildfire season. Concerned that
coming rainfall might trigger debris flows during the following wet season and damage downhill
properties, Provo City constructed a temporary debris channel and debris basin to control and capture
debris and floods emanating from Buckley Draw.
Although Buckley Draw drainage appears to be presently mitigated by the temporary debris channel and
basin, the other drainages are not mitigated and could potentially impact the Slate Canyon area in the
future. Although the unmitigated drainages are relatively small in area, ranging from 14 acres to 93 acres,
drainages as small as 4 acres experienced damaging events in Farmington, Utah in the spring of 2004.
Chapter 15.05.030. Sensitive Lands, of the Provo City Code prohibits development of areas that are in
“proximity to an alluvial fan.” Development in these areas require the assessment of future debris flow
event hazard potential and the appropriate design and construction of debris/flood control retention and
deflection structures for hazard mitigation. Guidelines for evaluating debris flow hazards are provided by
the Utah Geological Survey. Because the unmitigated drainages are relatively close to the Buckley Draw
debris basin, this debris basin area could possibly also be used for the future mitigation of the presently
unmitigated drainages.
It is beyond the scope of this assessment to determine the specific size and design of the facility. Specific
engineering input will be required at the detail design stage, incorporating the general need for controlling
debris flow as part of any development project.
Geological Land Use Limitation
Sloping areas over 30 percent are predominantly located to the east of the area. Such areas are
considered unbuildable according to the Provo City Code, Chapter 15.05.160 Hillside Development
Standards.
Development of sloping areas 10 percent to 30 percent are restricted by the, Chapter 15.05.160 Hillside
Development Standards.
Development within the Surface Fault Rupture Hazard Special Studies Zone, the High Liquefaction
Potential Special Studies Zone, and the Alluvial Fan Hazard Areas are restricted by Provo City Code,
Chapter 15.05.030 Sensitive Lands.
Development of the Alluvial Fan Hazard Areas requires geological studies to evaluate the hazard
potential of future debris flow events, whereby appropriate debris/flood control retention and deflection
structures can be designed and constructed to mitigate future occurrences. Buckley Draw was designed
and developed with silt fences and a bermed catch basis to prevent silt and water from flowing downward
and threatening homes and property. This was implemented in response to a fire which denuded natural
cover and resulted in flood-event erosion.
4.3
Zoning Changes
Existing zoning in the Slate Canyon area should be modified to reflect the goals and objectives of this
Plan. Although zoning modifications are normally carried out on a case-by-case basis, Provo City may
Landmark Design
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choose to implement the recommended changes in a more comprehensive fashion. The following is a
summary of recommended zoning changes (see Appendix F for a map of existing zoning in the area).
Low-Density Residential
Zoning should be changed to accommodate low-density residential uses in the area. In areas with flat to
moderate slopes (0-15%), appropriate zones include R.1.8, R1.10 and R1.15. Areas with slopes in excess
of 15% require larger lots to accommodate the steep topography, with a corresponding zoning of R1.20.
Mixed-Density Residential
Zoning in this area should permit initiative and flexibility in creating a well-planned, architecturally
appealing development. A Project Redevelopment Option (PRO) zone is recommended, encouraging
creative developments that utilize land efficiently while fostering a sense of community and harmony
with the surroundings.
Mixed Use Office/Residential/Commercial
The existing SC1 - Neighborhood Shopping Center zone should be rezoned to accommodate a mixed
profile of Office/Residential/Commercial uses. The affected area covers the northeast corner of State
Street and Slate Canyon Drive. Although no existing zone currently exists to accommodate the range of
potential uses, the broad policy framework of the Slate Canyon Specific Development Plan (SDP) and
associated overlay zone regulations should be utilized to implement the proposed mixed use vision for
this special site.
Civic/Institutional (Existing)
No changes envisioned – Maintain existing zoning.
Light Industrial (Existing)
No changes envisioned – Maintain existing zoning.
Parks
Apply the PF Public Facilities zone to all existing and proposed Parks.
Natural Open Space
Apply the PF Public Facilities zone to all existing and proposed Natural Open Space Areas.
Utility – Provo Power Station
Apply the PF Public Facilities zone.
No-build Area – Power Utility Corridor
Apply the PF Public Facilities zone.
Roadways
No zoning required.
Existing and Proposed Trails
Apply the PF Public Facilities zone.
Debris Catchment Zone
Apply the PF Public Facilities zone.
Buckley Drainage Corridor
Apply the PF Public Facilities zone.
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APPENDIX A:
Interview Notes
Interviews with project stakeholders were carried out at Spring Creek Elementary School on
June 6 and 8, 2006. These were augmented with telephone earlier interviews for participants
unable to attend. The purpose of the interviews was to help establish the needs and desires of
residents, city staff, decision-makers and others regarding the Slate Canyon Project as a way of
gauging opportunities, competing interests and possible areas of agreement.
1) Tim Brough
8:30 AM, 6/6/06
Chair, Spring Creek Neighborhood Council
Mr. Brough has been Spring Creek Neighborhood Chair for past 26 years. His issues in Slate
Canyon revolve primarily around State Street and regional connections.
South State Street:
This is a major transportation corridor that has been in decline for several years. It is
deteriorating, stagnant and some businesses have closed down. There has been no new or
significant development in the area, with the exception of a new apartment building at
approximately 1000 South on the east side of the street, approximately 4-5 years ago.
Tim was involved in the planning stages when 1860 South was being proposed. The
extension was hoped to provide a spark to economic development in the area, providing a
direct link with I-15 and avoiding the rail lines. This has never emerged.
State Street was originally planned for commercial development. The east side has always
accommodated a certain level of residential development, but that has not been the case on
the west edge until recently. Residential development is now considered on the west side, if
it is determined that the development will be a benefit to the community. Many of the lots on
the west edge are very deep, making full-development for commercial difficult; allowing
residential and perhaps even mixed uses would potentially be a good fit. Industrial-type uses
are being discouraged in the area, even though they have been allowed in the past.
Residential/commercial relationship is a Catch-22: not enough rooftops to justify
commercial, not enough commercial to serve the needs of the neighborhood. Closest
shopping is Allen’s; Macy’s is second closest. Neither serves the neighborhood well.
Ironton:
Located south of the study area between State and the rail, this area is approximately 1,000
acres in extent. Provo City is trying to locate a major tenant. EPA has cleaned up to
industrial standards. Has good access, etc.
Slate Canyon:
Needs better services. Two sites – the Old Drive-in on the east edge of State Street at
approximately 100 South, and the Morley Property just north of 1860 South on the west side
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of State Street - are two potential grocery store sites. Smiths, Target and Albertson’s were
contacted; not interested. AP Independents were interested, although the location of Allen’s
is too close (Allen’s is also an independent).
Slate Canyon neighborhood has some of the last developable sites in the area, particularly for
residential uses. For example, there is a new development south of Nevada Avenue and 900
South.
Springville:
NE Springville is developing. However, there is little “cross-pollenization”; shoppers in
Springville go to Allen’s and WalMart of Springville.
Corner Lot @ Slate Canyon/State Street:
Would love to see a convenience store, although that isn’t likely without a beer license,
which is unlikely. Two convenience stores have closed in the area in recent years.
City Vision:
Feels that Provo City may have lost interest in the area since Ironton. Encourages us to
look areas beyond the actual Study Area to get a better perspective and a more holistic
solution.
2) Catrina McKnight 9:30 AM, 6/6/06
Assistant Chair of Bicentennial Park Committee
Has been involved since 1998. She is a 5-year resident at current townhome adjacent to
Bicentennial Park. Became involved after her son was hit by a Frisbee at Bicentennial Park
and received a concussion.
Bicentennial Park is her main issue. Frisbee golf continues to dominate the place, despite
efforts to re-route play and avoid potential safety/use conflicts. Townhomes attract younger
people, who are interested in Frisbee golf. As a result of her son’s accident, funds were
secured to move the playground away from conflict.
Believes the developed portion of the park should remain as it is, and that Frisbee golf should
be moved to the undeveloped portion to the east and perhaps even to the other side of Slate
Canyon Road near or within Buckley Draw.
The park started as an old farm. A plaque in the park describes. Wetlands/ponds were created
some years ago as an off-site mitigation of another public project. The park used to have very
few users when she first arrived; used to be a scary place. Many people don’t know about it,
and it is poorly marked from the road. Now that the playground has been moved, she has
noted a marked upswing in park visitors, and it is busy at all times, not just peak times.
Soccer fields in upper portion of the undeveloped portion of the park are a hot idea. She
believes that funds have been committed and/or reserved for the project in the range of
$80,000, although this is not enough.
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Would love to see all of the city-owned land in the area committed to park and open space
uses. Residents in the area tend to have small yards or no yards at all, and rely on public
parks for their yards.
Shopping:
Shops where the price is lowest; driving is not a critical factor. Lack of services isn’t a big
issue to her, although she believes many residents would like to have more services in the
vicinity.
Neighborhood Vision:
Believes that the neighborhood is “maxed out”, that there are too many people, and that
densities are too high. Points to 180 new units under construction in Canyon Meadows as a
threat to the existing lifestyle. Would prefer any future development to be oriented toward
larger lots with single-family homes.
Public Participation:
Spring Creek School is the best venue. Typically use library for smaller meetings,
cafeteria/gym for larger events.
3) Max Mitchell
10:30 AM, 6/6/06
Assistant Director, Parks & Recreation Department
Mr. Mitchell provided a map illustrating many of his ideas.
Bicentennial Park was established in 1976, thus the name. The formal portion of the park,
including undeveloped ballpark portion encompasses approximately 31 acres. Dean
Hutcheson 852-6643 can provide copies of original plan, and recent drawings of the ball field
ideas.
The park was originally a homestead of the Nuttall family, which included ponds, a pasture,
and a natural spring which irrigated the farm. The family raised prize gladiolas, which were
shipped nationally. The family agreed to sell the property to Provo City when the parents
became older, with the condition that they could continue to live in their home. Once they no
longer resided there, the home was razed and the city took it over.
Provo City has continuously developed the park since 1976, and it is not yet complete. He
would like the developed portion to stay as it is, and the ballparks to be completed at a
minimum. He would also like the area between the ballpark zone and Slate Canyon Road to
be developed with soccer fields and a parking lot/trailhead. A trail is planned along the East
Union canal running north-south, and connects neighborhoods at 900 South to the park.
It was noted that Frisbee Golf (proper name is Disk Golf) was developed and designed for
the park well before any of the nearby ore adjacent housing was developed. He recognizes
that there is a level of conflict, but also notes that the “disk golf” component of the park
distinguishes the site on a regional basis, and draws participants from afar. There is at least
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one disk golf tournament at the park every year, and the site has been designed with close
input from the golfers. The disk golf course encompasses15 holes (baskets).
The Parks Department would like to utilize all of the City-owned land in the area
accommodate parks if it were possible, although he notes that this will need to be analyzed
with the best interest of the city in mind.
Buckley Draw:
Has been designed and developed with silt fences and a bermed catch basis to prevent silt
and water from flowing downward and threatening homes and nearby property. This was
implemented a couple of years ago following a fire in the draw which denuded natural cover
and resulted in flood-event erosion. The catch basin is there to stay, although use of the site
remains an open question. He believes the basin, if designed properly, could be terraced and
playfields or other park facilities located there. These could be an alternative to the fields east
of Bicentennial Park. If fields are to be located at Buckley Draw, he would like to see the size
of the basin maximized.
4) Denise Bonnet 11:30 PM, 6/6/06
Provost South Neighborhood Chair
Ms. Bonnet began by proving a history of the Steve Stewart developments, which are located
in vicinity of Slate Canyon. These encompass town home and higher-density developments
north of the study area, including Slate Canyon Drive homes; Alpine Brook, Canyon
Meadows and the Canyon Meadows 180-unit development currently under construction. The
zoning history of the area is interesting. The area was earmarked in the 1970's as the “base”
for a tram to the proposed Seven Peaks ski area to the east. Although the ski resort and
development never materialized, the zoning was changed to accommodate higher-density
development, and the zoning remained in place. As a result, Mr. Stewart was allowed to
develop at a much higher density than surrounding areas, although the basis for that density
never materialized. She does not believe the carrying capacity of the site was analyzed as part
of the re-zone, nor was the site analyzed for its ability to accommodate higher-density homes.
The mayor and others have recognized the problem with the zoning, but were unable to
rectify. Since then, others have come to view the area as a defacto high-density
neighborhood; she sees it as the opposite, with the high-density developments as an anomaly
to past patterns and the sensitive nature of the area. She believes that all future development
should re-establish the former pattern. She believes this will help balance the type of
development that has resulted. She also argues that the neighborhood has become off-kilter
as a result of the zoning anomaly.
Bicentennial Park:
Can’t be enjoyed as a park, due to the threat and dominance of disk golfers. This needs to be
resolved. Disk golfing doesn’t benefit the neighborhood much, and particularly if the park is
meant to serve as a local or neighborhood park/facility. She noted that the planning study was
commenced as a result of dealing with park and open space issues in the area.
State Street:
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She has been approached by the owner of the corner lot to get a feel for neighborhood
opposition to the sale of beer there; the initial results of contacts with neighbors are mixed.
Most understand that the lack of ability to sale beer may preclude the development of a store
or similar facility. The property owner will not pursue a variance to the rule if the
neighborhood objects.
She believes that State Street needs to be cleaned up, and is interested to see if Provo City
has programs which could help.
Alcohol Rehabilitation Site Owned by Provo City:
It is her understanding that the building does not meet code, has asbestos, and will need to be
re-developed. She has heard rumors that Provo City would like to redevelop the vacant
facility into higher-density housing. She believes that this is a bad idea, since it is surrounded
by schools and churches, and that the owner of land to the west (across the street) is
interested in lower-density single family housing She would like to see the site developed
with a mix of uses, with higher density along the south and east edges, and single-family
elsewhere. Another idea would be a recreation center.
Buckley Draw:
This could be a good site for a park or open space feature. Has heard some discussion of
raising land along the edges to support development, although she thinks this sounds farfetched. Would like the city to consider the development of an amphitheater, utilizing the
good views.
5) Linde Wong
12:30 PM, 6/6/06
Principal, Spring Creek Elementary School
Spring Creek School opened in 2002. It is home to 575 students, 200 of whom walk to
school, and the rest of whom are bussed. Most of the children who are bussed come from
families of a different socio-economic class from areas to the west. Many of these children
are transient and have problems at home. Despite the distance, the school is somewhat of a
refuge. It is also a good resource to the nearby students.
She has no real issues with neighbors. A minor safety issue involves the retaining wall
problem along the east edge of the school grounds, although that is beyond the scope of this
project. Believes a park in Buckley Draw would be a good benefit. She allows the
community to use school grounds and fields after hours on a first-come, first-served basis.
The intersection along Slate Canyon Drive just north of Nevada Avenue is a safety hazard for
student crossings, making it necessary for students living in the area to be bussed to school.
This site and at least one more further to the north are warranted for crossing treatments,
including striping and crossing guards (minimum requirement is 100 vehicles/hr at peak, and
at least 15 students), although this has not occurred.

6) Greg Beckstrom 9:30 AM, 6/8/06

Landmark Design

A6 of A83

July 17, 2007

Slate Canyon Specific Area Plan

Storm Water Engineer, Public Works Dept./Storm Water Division
Buckley Draw is a major frontal drainage south of Slate Canyon. Historically, it has had
very little runoff, but after the July 2002 fire that burned the west face of the hillsides and
Buckley Draw, the City was concerned about a major debris/mud flow. With NRCS, they
constructed a diversion channel to protect residents, the school, etc. It was a considered a
temporary fix, and needs to be turned into some kind of permanent solution so that the
remainder of the property can be developed. If possible, it should be incorporated into a
park.
There is not a major issue with Buckley Draw if nothing is done, and if no development
occurs. It will be a big issue if development occurs. The huge runoff area that currently
exists works great, but it won’t if the land is developed. He wants to know what the City
needs to do to prepare for and address that future.
Specifically, what is the smallest area and facility that would allow development. This
means determining with accurate technical information so that informed decisions can be
made. He wants the major outcome of the process to be the ability to make informed
decisions.
The neighbors want as much park as possible and as little development as possible. They
need to address and understand the compromise or trade-off that could happen in the
development areas, particularly density. Neighbors need to decide between high density and
more open space, and low density and less open space.
The number of unit s developed will generate the same amount of revenue, but how it is laid
out could be different. How do you get good design that mitigates high density? It’s a
balancing act between cost and public safety. Public perceptions about density may need
public education to help people understand.
His questions:
What is the real hazard?
What are the options?
What is the spectrum or range of decisions and options?
What is the level of risk?
Debris flow is probably the biggest issue, not runoff.
City needs to decide its role: Make a decision and then inform or educate residents, or come
up with options and let them be involved in the decision.
A key player is the major property owner to the west. Buckley Properties LLC. They should
be interviewed about their intentions for development of the property.

7) Midge Johnson 10:30 AM, 6/8/06
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Municipal Council Member, Council District 3 - South
She lives in the area. Residents are concerned about Bicentennial Park. There is past distrust
between residents and City government focused on a perception that the City is going to sell
the property and put in high density housing. Perceptions are that south Provo is not a good
place to live – that’s an obstacle or stumbling block that needs to be overcome. Better
housing and a park would help to change it. This process should help by presenting a
broader view.
She wants to see the area change and rise in stature, be attractive to higher incomes with
bigger homes. The park that should include playing fields, and should be integrated into the
neighborhood.
She cites the Thomas Brothers cul-de-sac development. It was developed by the family for
their members and includes upper-end homes. It’s a good example.
She is not bothered by density per se and understands that it is a matter of design quality.
High density is OK with her, especially close to major streets and arterials. But farther into
the neighborhood to the east, she envisions lower density and larger, higher-end homes. The
neighborhood needs education on density vs. design to maximize their options. They need
to feel secure that the park will always be there and that it will be enhanced. They need to
see a vision for the area that is comprehensive.
The plan should show people a vision, perhaps with a Town Center on the other side of State
Street. Maybe housing above retail, with a Main Street quality. People need to be assured of
what the plan for the area really is.
State Street is unsightly and needs to be improved to look more like the River Woods
development in northern Provo. She is concerned about the mish-mash of stuff in the
neighborhood, there are more renters now than home owners, and families have moved out
because the park was never developed. The City-owned property is a concern, they don’t
know what the City intends for it. She wants to find a good solution and hopes this study
will resolve many of the issues.
People in the neighborhood want services nearby, but are opposed to a commercial strip. A
multi-use community centered round a park that includes a mix of incomes and social status
is her vision. River Woods is a great example, that kind of quality and attention to design.
Residents have in mind a single-family neighborhood and a big park. They need education
about beauty and quality and creating a feeling of quality. They need to understand that
rooftops are needed to draw and support good retail. They need to be asked what kind of
retail they want in the area, and understand that as the neighborhood changes so will their
needs.
She would like to see any retention basin that might be needed, included in the park space.
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8) Jill B. Schofield 3:00 PM, 5/29/06 (Telephone Interview)
Representative of the large tract of vacant land beyond Slate Canyon Drive and Nevada
Avenue
12.27 acre site is adjoins the17.78 acre Provo City owned parcel 22:048:0053.
The property is owned by Buckley Properties, and represented by Jill B. Schofield. Ms.
Schofield is one of five sisters who inherited the property. She indicated that she and her
sisters intend to sell the property to a developer, and will not develop themselves. She
indicated that they are interested to learn more about the proposal as the plan is developed,
and would like to be invited to any public meetings. Her contact information is:
Jill B. Schofield, 1372
W. 1400 North, Mapleton UT 84664-3522.
801-491-0456
Tax i.d. (parcel)number is 22:048:0052, and the property is 12.27 acres.
9) John Day 12:00 PM 5/26/06 (Telephone Interview)
Court Executive, State of Utah Fourth District Juvenile Court
Mr. Day noted that Slate Canyon Youth Center is a tenant of Juvenile Justice Facilities
(Juvenile Court - see Julie Shaheen below). He mentioned that Slate Canyon Youth Center
has a 3.5 acre site nearby, and that the division plans a new court building there, although he
noted that "we plan to be here for awhile."
10) Julie Shaheen 3:00 PM, 5/29/06 (Telephone Interview)
State of Utah, Division of Juvenile Justice, Utah Office of Correctional Facilities,
Ms. Sheehan supervises all youth correctional facilities in the State of Utah system. She
noted that the Slate Canyon site is composed of three facilities: Slate Canyon Youth Center,
Fourth District Juvenile Court and Lightning Peak Early Intervention Facility. The Fourth
District has no plans change the current configuration, to alter their relationship with the
youth center or Lightning Peak, or to expand operations at the site.
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APPENDIX B:
Slate Canyon Housing Analysis
Introduction
Understanding the housing market is process which requires analysis of many varying measures
of housing unit types. This report analysis uses the residential absorption rate to determine
which characteristics predominate in the market area. Each of the developments in the market
area, which consists of Provo and Springville, was analyzed in terms of attached/detached, price
point, lot size, project density and amenities.
Single Family
New Construction
Figure 1 shows the construction trends observed during the past 14 quarters in the study area.
Trends are described in specific stages of the housing development process: vacant developable
lots, starts, complete unoccupied housing and closings.
Figure 1

14 Quarter Building History for Detached Housing Developments
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Vacant Developable Lots
Vacant developable lots (VDL) are defined as construction-ready lots. These lots represent the
immediate building capacity of the study area. VDL increased from the first quarter of 2004
through the second quarter of 2005. A significant jump in the VDL occurred in the second
quarter of 2005 where VDL increased from 598 to 808 in a single quarter. This jump signifies
the growing confidence developers have in the market area by largely increasing the inventory
available from the previous year.
Starts
Housing starts record the number of houses that are in the process of being built each quarter.
Starts have remained relatively steady in the study area. Over the past 14 quarters starts have
ranged from 69 during the second quarter of 2004 to 120 in the first quarter of 2006.
Housing Inventory
Housing inventory is the number of compete, unoccupied housing units. Housing inventory in
the market area has remained relatively low. A low housing inventory is a sign of a market
successfully turning housing starts into closings. Recent quarters (2005Q4 and 2006Q1) had no
housing inventory, which shows a growing demand for housing produced in the area.
Closings
Closings are the number of housing units absorbed at the end of each quarter. Utah’s four season
climate makes closings most likely to occur during the second or third quarter. The number of
closings experienced a small peak in the third quarter of 2005 at 113. While this peak is part of
the natural building cycle, the number of closing were nearly double the number of closing
during the same quarter of the previous year.
Future Inventory
Future inventory is the number of units which had not been entitled but will likely start building
once approval has been granted. NewReach tracks and updates future inventory every quarter.
The future inventory is split between what is likely to come online in the next 24 months and
what is likely to begin construction in more than 24 months. Currently 62 percent of the market
area’s future inventory is located in Provo. It is anticipated the market area will have 1,752 units
be added in the next 24 months, with an additional 87 units planned for the long term.
Table 1. Pipeline for the Market area

CITY
Provo
Provo Total

TYPE
Detached
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Projects
24
24

Short Term
Future
Inventory
(less than
24 months)
1,133
1,133

Long Term
Future
Inventory
(more than
24 months)
-
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Table 1. Pipeline for the Market area
Short Term
Future
Inventory
(less than
24 months)
5
614
619
1,752

# of
TYPE
Projects
Att/Det*
1
Detached
14
Springville Total
15
Grand Total
39
Source: NewReach; Wikstrom

CITY
Springville

Long Term
Future
Inventory
(more than
24 months)
87
87
87

Total Future
Inventory
5
701
706
1,839

*Note: Since this project is an unknown mix of attached and detached housing product it is included in both
sections of the report

Absorption
Since the first quarter of 2003, the market area absorbed 867 detached housing units at an
average absorption rate of 24.2 units per month. The average absorption rate has decreased since
2003. In 2003 the market area absorbed an average of 29.2 units per month compared to the 23.6
units per month absorbed in 2005, Table 2.
Table 2. Yearly Absorption for Detached
Housing Developments in the Market area
Year
# of Units
Units/Month
2003
350
2004
234
2005
283
Source: NewReach, Inc.; Wikstrom

29.2
19.5
23.6

By City
The absorption rate is broken out by city in Table 3. Provo is absorbing 60 percent of the market
area’s new housing construction.
Table 3. Absorption by City for Detached
Housing Units in Market area from 2003Q1 to
2006Q1
City
# of Units
Units/Mo.
14.3
Provo
559
9.9
Springville
385
944
24.2
Market area
Source: NewReach, Inc.; Wikstom

Unit Characteristics
Much of the attractiveness of one development over another has to with what characteristics it
possesses such as project size, lot size and density.
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Project Size
Housing developments that are larger tend to sell more units per month (Table 4). This is not to
say that smaller developments cannot succeed, but the success of larger developments is
magnified in this calculation. While larger developments tend to sell more units per month the
largest volume of sales happens in developments sized between 10 and 39 units.
Table 4. Average Absorption for Detached Developments by Number of Units
Sum of Total
Market Area
Total Units
Sales for Period
0-9
102
10-19
198
20-29
238
30-39
144
40-49
121
50-59
66
60-69
20
70-79
45
80-89
0
90-99
10
Grand Total
944
Source: NewReach, Inc.; Wikstrom

Sum of Sales
Per Month
(Average for
Period)
2.6
5.1
6.1
3.7
3.1
1.7
0.5
1.2
0.0
0.3
24.2

Average of
Monthly
Absorption Per
Development
0.29
0.62
0.94
1.70
1.43
1.99
3.09
5.07
7.73
0.94
0.99

Lot Size
Lots in the market area range from 3,070 to 65,340 square feet. Lots sized between 5,000 and
9,999 square feet average the most sales per month, accounting for 60 percent of the market
areas total closings (Table 5). Lots sized between 10,000 and 14,999 square feet account for an
additional 30 percent of the market areas total closings. Very few detached housing units are
sold with a lot size above 14,999 square feet.

Table 5. Absorption by Lot Size for Detached Housing Units in the Market area

Minimum Lot Size
(Square Feet)
Less than 5,000
5,000-9,999
10,000-14,999
15,000-19,999
20,000-24,999
25,000-29,999
30,000-34,999
35,000-39,999
40,000-44,999
Greater than 45,000

Landmark Design

Total Units
13
571
284
27
46
N/A
N/A
N/A
2
1

Average Total
Closings Per
Month
0.3
14.6
7.3
0.7
1.2
N/A
N/A
N/A
0.1
0.0
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Table 5. Absorption by Lot Size for Detached Housing Units in the Market area

Minimum Lot Size
(Square Feet)
Total Units
Grand Total
Source: NewReach, Inc.; Wikstrom

944

Average Total
Closings Per
Month
24.2

Monthly
Absorption Per
Development
0.99

Density (Gross)
Density describes the number of housing units per acre. Eighty-five percent of detached housing
units absorbing are sold at a density between one to four units per acre. Only one percent of
detached housing developments have densities greater than eight units per acre. Interestingly,
developments with densities between five and eight units per acre are selling slightly more units
per month per development (1.10) than housing development sized one to four units per acre
(1.06).

Table 6. Absorption by Density for Detached Housing Units in the Market area
Average
Total
Monthly
Closings Per Absorption Per
Density
Total Units Month
Development
1-4
747
19.2
1.06
5-8
121
3.1
1.10
9-12
0
0.0
N/A
13-16
12
0.3
1.09
Grand Total
880
22.6
1.06
Source: Wikstrom
Note: Total Average Closing per month is lower in this calculation because some of the densities
could not be found for every subdivision so their closings are not included in this calculation.

Price Point
The price point with the largest percentage (35 percent) of detached housing unit sells in the
market area is $150,000 to $199,999. The price points directly above and below the $150,000 to
$199,999 price point account for an additional 39 percent of sales in the market area. Twenty-six
percent of sells had a midpoint price above $250,000. The developments averaging the highest
absorption rates have a midpoint price between $250,000 and $299,999.
Table 7. Detached Units Absorbed by Minimum Price Point from
2003Q1 to 2006Q1

Minimum Home Price
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Total Sales

Average
Sales Per
Month

Average
Monthly
Absorption
Per
Development
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$100,000-$149,999
$150,000-$199,999
$200,000-$249,999
$250,000-$299,999
$300,000-$349,999
$350,000-$399,999
$400,000-$450,000
$450,000-$500,000
Greater than $500,000
Grand Total
Source: NewReach, Inc.; Wikstrom

222
327
146
50
34
95
35
2
33
944

5.7
8.4
3.7
1.3
0.9
2.4
0.9
0.0
0.8
24.2

0.80
0.97
1.23
2.21
0.51
1.14
0.43
0.27
0.19
0.99

Amenities Analysis
Amenities can be added to a development to help attract buyers, increase absorption rates and
create a premium household product. Finding the average absorption rate for developments with
and without common amenities provides a relative measure for how desirable each amenity is in
a given market. To be included in this analysis each amenity had to be present in at least five
subdivisions. Detached housing developments in the market area had six such amenities and are
as follows: clubhouse; playground; spa; gated community; tennis court; and swimming pool.
These amenities are detailed on Table 8.
Table 8. Amenities Analysis by Type of Amenity and
Absorption for Detached Housing Developments

Clubhouse
Playground
Spa
Gated Community
Tennis Court
Swimming Pool

Average
Absorption
Without
Amenity
0.79
0.83
0.83
0.86
1.00
0.81

Average
Absorption
With
Amenity
1.25
0.53
0.24
0.20
0.24
0.81

Source: NewReach, Inc.; Wikstrom

Least Effective Amenities
All but one of the amenities had a negative impact on the average sales per month. This could be
due to the fact that most sales occur in the smaller developments, which tend to not include room
for as many amenities. The amenity with the worst impact is gated communities which reduced
sales from 0.86 units per month per development to 0.20.
Most Effective Amenities
The most effective amenity in the market area is a clubhouse. Clubhouses raised the average
sales per month per development from .79 to 1.25, an increase of 58 percent. This trend is not
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limited to the market area. Throughout the Wasatch Front clubhouses have been a dominate
amenity on the detached housing market. Much of the popularity for clubhouses is the ability to
create a sense of community in new housing development.
Attached Housing Developments
New Construction
Figure 2 shows the new construction trends over the past 14 quarters for attached housing
developments in the market area. Trends are described in specific stages of the housing
development process: vacant developable lots; starts; complete unoccupied housing; and
closings.
Figure 2
14 Quarter Building History for Attached Housing Developments
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Vacant Developable Lots
Vacant developable lots (VDL) describe the amount of units with infrastructure installed but no
construction started. The number of VDL indicates a large number of units came online between
the fourth quarter of 2004 and the second quarter of 2005. Since the VDL dropped back to
standard levels for the market area in the fourth quarter of 2005, this wave of units should start to
be seen in other construction phases in the near future.
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Starts
Attached housing developments tend to have all units built at one time causing trends to see large
jumps from quarter to quarter as projects transition between one construction phase and another.
Attached housing starts dropped from the first quarter of 2003 with 216 building starts to 69 in
the second quarter of 2004. Starts have increased from the second quarter of 2004 to the fourth
quarter of 2005 with 208. As of the first quarter of 2006 there are 138 housing starts in the
market area.
Housing Inventory
Housing inventory is the number of completed units waiting to be absorbed. In the attached
housing market completed unoccupied units trends are converse to trends for housing starts.
When housing starts had its lowest quarter the number of completed unoccupied units had a
peak, with 100 units. Over the past two quarters, fourth quarter 2005 and first quarter 2006,
there have been no complete unoccupied units. Since the market area has no completed
unoccupied units with such a high amount of starts and closings it is telling of the increased
demand for attached housing units in this area.
Closings
Closings are the number of attached housing units absorbed into the market each quarter.
Closings have been increasing over the 14 quarter period, rising and falling in accordance with
the number of units ready to be absorbed.
Future Inventory
Future inventory information was provided in a short term and long term time frame by
NewReach. Future inventory anticipates the addition of 876 units in the near future with no
attached housing units planned for the long term. Provo again dominates the future inventory
accounting for 68 percent of planned units.
Table 9. Pipeline for the Market area

# of
CITY
TYPE
Projects
Provo
Attached
9
Provo Total
9
Springville Att/Det*
1
Attached
5
Springville Total
6
Grand Total
15
Source: NewReach; Wikstrom

Short Term Future
Inventory (less
than 24 months)
592
592
5
279
284
876

Long Term
Future Inventory
(more than 24
months)
-

Total Future
Inventory
592
592
5
279
284
876

Note: Since this project is an unknown mix of attached and detached housing product it is included in both attached and
detached sections of the report
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Absorption
Over the past three years attached housing units have been absorbing at an average rate of 22.5
units per month. The yearly absorption rate was highest in 2003, averaging 22.8 units per month.
The following year there was a downturn in the number of closing that coincided with a low
number of housing starts. In 2005, attached housing units had regained momentum bringing the
average number of closing to 22.5.
Table 10. Yearly Absorption for Attached Housing
Developments in the Market area
Year
# of Units
Units/Mo.
2003
274
22.8
2004
231
19.3
2005
270
22.5
Source: NewReach; Wikstrom

By City
Provo and Springville have been absorbing roughly the same number of units per month, with
Springville averaging only 0.3 units per month more than Provo.
Table 11. Absorption by City for Attached Housing
Units in Market area
City
# of Units
Units/Mo.
Provo
431
11.1
Springville
446
11.4
Market area
877
22.5
Source: NewReach; Wikstom

Project Size
The largest percentage of attached housing units are sold in developments which contain 10 to 19
units, which is likely due to more infill development in the Provo. These developments average
6.0 sales per month in the market area. The majority of units are smaller with only 20 percent
having more than 50 units. The development size that sells the most units per month per
development is developments with 40 to 49 units, averaging 2.61 units per month. This shows
how larger developments are able to have higher sales per month while only accounting for a
small percentage of overall sales (five percent).

Table 12. Average Absorption for Attached Developments by Number of Units
Average of
Average
Monthly
Sales Per
Total
Percent of
Absorption Per
Total Units
Sales
Total Sales
Month
Development
0-9
126
14%
3.2
0.50
10-19
235
27%
6.0
0.76
20-29
126
14%
3.2
1.94
30-39
167
19%
4.3
1.70
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Table 12. Average Absorption for Attached Developments by Number of Units
Average of
Average
Monthly
Total
Percent of
Sales Per
Absorption Per
Total Units
Month
Sales
Total Sales
Development
40-49
48
5%
1.2
2.61
50-59
24
3%
0.6
N/A
60-69
0
0%
N/A
N/A
70-79
151
17%
3.9
1.83
Grand Total
877
100%
22.5
0.90
Source: NewReach; Wikstrom

Density (Gross)
The most popular attached housing development density is 13 to 16 units per acre. These
housing units account for 33 percent of total sales in the market area. Fifty-seven percent of
attached housing units sell below this density, while only ten percent of units sell above this
density. Average monthly sells per month per development tends to increase with density. The
density selling the most units per month per development is projects with an average density of
25 to 28 units per acre.
Table 13. Absorption by Density for Attached Housing Units in
the Market area

Density
1-4
5-8
9-12
13-16
17-20
18-24
25-28
Grand Total

Total
Units
114
179
170
269
24
48
9
813

Average
Total
Closings
Per Month
2.9
4.6
4.4
6.9
0.6
1.2
0.2
20.8

Monthly
Absorption Per
Development
0.72
0.86
0.98
1.20
1.36
0.60
2.63
0.97

Source: Wikstrom

Price Point
The majority, 78 percent, of attached housing units in the market area have sold with a midpoint
price of $100,000 to $149,999. The next price point group of $150,000 to $199,999 account for
another 12 percent of sales in the market area, leaving the remaining 10 percent of sales with
midpoint prices higher than $200,000.
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Table 14. Attached Units Absorbed by Price Midpoint from 2003Q1 to 2006Q1
Sum of Total
Midpoint Price
Sales for Period
$100,000-$149,999
638
$150,000-$199,999
108
$200,000-$249,999
25
$250,000-$299,999
60
$300,000-$349,999
1
$350,000-$399,999
18
$400,000-$449,999
0
$450,000-$499,999
4
$500,000+
23
Total
877
Source: NewReach, Inc.; Wikstrom

Sum of Sales Per
Month (Average for
Period)
16.4
2.8
0.6
1.5
0.0
0.5
0.0
0.1
0.6
22.5

Average of Monthly
Absorption Per
Development
0.79
1.15
0.55
N/A
0.91
N/A
N/A
0.50
0.65
0.90

Amenities Analysis
Adding amenities to an attached housing development can increase its overall attractiveness. To
quantify the effects of a particular amenity on attached housing developments in the market area,
each amenity was analyzed according to the effect to amenity had on absorption. In order to be
included in the study each amenity had to be present in at least five of the attached housing
developments in the market area. There are four amenities that fit this criterion, which are as
follows: clubhouse; open space/common area; playground; and swimming pool.
Table 15. Amenities Analysis by Type of Amenity for Attached
Housing Developments

Clubhouse
Open Space/Common Area
Playground
Swimming Pool

Without

With

0.80
0.55
0.67
0.75

0.62
1.17
0.72
0.62

Source: NewReach, Inc.; Wikstrom

Least Effective Amenities
Two amenities had a negative impact on sales per month per development, clubhouses and
swimming pools. The presence of clubhouses and swimming pool reduced the sales rate from
0.80 units per month per development for swimming pools and 0.75 units per month for
swimming pools to 0.62 units per month. Much of the decreased sales rates for these amenities
could be due to a high price premium set by developers.
Most Effective Amenity
Open space and playgrounds increased the average sales rate for attached housing developments.
Open space increased the average sales rate from 0.55 units per development per month to 1.17.
Playground increased the average sales rate from 0.67 units per month per development to 0.72.
Both open space and playgrounds helps offset negative impacts that might be created by smaller
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unit size and loss of personal open space while still keeping prices lower than a traditional single
family house.
Summary
In the market area detached housing units absorb at a rate of 24.2 sales per month and account
for 52 percent of the total units sold while attached housing units account for the remaining 48
percent of sales, averaging 22.5 units sold per month. The detached housing units selling most
quickly are in larger developments and have smaller lot sizes, midpoint prices ranging from
$250,000 to $299,999 and higher densities. Buyers are currently favoring attached housing units
in large developments and with price points between $150,000 to $199,999, higher densities and
amenities such as open space.
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APPENDIX C:
Leakage Analysis
When considering potential land uses on a site it is useful to perform a brief analysis of excess
buying power in the area in order to determine the potential for retail on the site. In order to do
this a leakage analysis was performed for the market area, which includes the cities of Provo and
Springville. This includes an area that is roughly within a five mile radius from the site. Sales
leakage analysis estimates the amount of purchases residents in a particular market area make
outside the area and thus the potential excess buying power that could be captured in the market
area if new retail were added.
The lost purchases represent business development opportunities for merchants to capture
additional sales. Sales leakage is calculated by comparing the average per capita sales occurring
in the local area with the statewide average for per capita purchases. Because incomes in the
market area are lower than the state average according to census and income tax data, potential
per capita expenditures have been reduced accordingly by approximately 25 percent. Population
estimates for the state and cities are provided by the Utah Population Estimates Committee and
the Mountainlands Association of Governments.
It should be noted that the results of this analysis provide estimates of square footage supportable
within the market area and not necessarily the site itself. Estimation of the amount of
supportable square feet on the site still requires a realistic assessment of the relative potential of
the site considering location and other factors.
Where local area purchases are significantly lower than the average, we assume residents are
leaving the area to make their purchases elsewhere. For example, Tax Commission data shows
fewer sales in the market area for general merchandise than could potentially be supported by the
number of people in the area. This is the equivalent of over $44 million in potential local area
sales that are being made by area residents outside of area boundaries. If average per capita sales
are larger than average for a certain category of sales, as in the case of the building and garden
category in this market area, it is assumed non-area consumers are being attracted to the local
area to make these types of purchases resulting in a negative leakage number and zero
supportable square feet.
While it is helpful to consider the total amount of sales leaving an area, it is unlikely that all of
these sales could be captured within the area due to the propensity of consumers to travel for
more selection and to reach clusters of similar stores. This analysis uses several different capture
rates (100, 75, 50, and 25 percent) to illustrate possibilities for the amount of sales that new retail
outlets could draw. Table 1 shows a summary of the results of the leakage analysis for each of
these capture rates in terms of supportable retail square feet.
Table 1 shows a certain amount of opportunity for commercial development may exist in the
market area for some categories. The four columns to the right show the total amount of floor
space in square feet that could be supported by the market area assuming the above capture rates.
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Categories showing no supportable square feet are those that show negative leakage. In other
words, spending on these categories in the market area is already above the per capita average.
Therefore additional retail in these categories cannot be supported. (This analysis does not
consider additional rooftops that would come with future development in the area.)
At first glance it appears the greatest opportunity in terms of total supportable floor space is in
the General Merchandise sector. However, general merchandise stores are often larger and draw
from larger areas. It is more likely that market area residents would travel outside of the area to
reach a destination general merchandise store. Therefore a lower capture rate somewhere
between 25 and 50 percent may be a better estimate of supportable floor space in this case. The
same can be said for other categories such as furniture, building and garden. People are more
likely to stay close to home for food stores and some miscellaneous retail (see the list below for a
detailed description of miscellaneous retail and other categories.) Capture rates for these
categories may be somewhat higher – perhaps between 50 and 75 percent.
This analysis is a snapshot of conditions in the market area and does not account for retail now in
planning stages. A thorough investigation of planned retail is beyond the scope of this analysis;
however it is known that there have been public discussions between the city of Springville and a
landowner with property at the intersection of 1-15 and 400 South regarding the strong
possibility of a new Target store locating on the property. If this were to occur, the amount of
supportable square feet shown in the analysis would be drastically reduced.
Table 1 shows the major categories to which sales are assigned by the Utah State Tax
Commission. Within these categories are numerous minor categories to which sales are
assigned. Unfortunately, data for the minor category level is not available; however, it is useful
to know what specific categories are included in the major categories shown above. Below is a
list of this information.
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Table 1. Supportable Square Feet by Category – 100% and 75% capture rates

Minor Category
Total Building & Garden
Total General Merchandise
Total Food Stores
Total Apparel & Accessory
Total Furniture
Total Eating Places
Total Miscellaneous Retail
Total Personal Services
Applicable Retail without Grocery and
General Merchandise
Grocery and General Merchandise
Total
Grand Total For Retail

Landmark Design

Leakage
-$1,460,725
$44,101,485
$6,788,122
-$2,301,669
$28,821,468
-$17,281,205
$24,432,130
-$2,354,415

Market Area
Supportable
SF 100 %
Capture Rate
0
150,005
23,089
0
120,089
0
101,801
0

Market Area
Supportable
SF 75%
Capture Rate
0
112,504
17,317
0
90,067
0
76,350
0

Market Area
Supportable
SF 50%
Capture Rate
0
75,003
11,544
0
60,045
0
50,900
0

Market Area
Supportable
SF 25%
Capture Rate
0
37,501
5,772
0
30,022
0
25,450
0

Buying
Power
$84,553,569
$179,963,736
$134,684,948
$40,048,751
$66,130,521
$96,868,048
$101,403,632
$9,118,564

Supportable
SF
352,307
612,122
458,112
166,870
275,544
403,617
422,515
37,994

Actual
Market Area
Sales
$86,014,294
$135,862,251
$127,896,826
$42,350,420
$37,309,053
$114,149,253
$76,971,502
$11,472,979

$398,123,085

1,658,846

$368,267,501

$29,855,584

221,890

166,417

110,945

55,472

$314,648,684
$534,578,827

1,070,234
2,046,810

$263,759,077
$632,026,578

$50,889,607
-$97,447,751

173,094
394,984

129,820
296,238

86,547
197,492

43,273
98,746
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Major & Minor Sales Categories
Building & Garden
Lumber & Other Bldg Mtrls
Paint Glass & Wallpaper
Hardware Stores
Nurseries & Garden Stores
Mobile Home Dealers
General Merchandise
Department Stores
Variety Stores
Misc General Merchandise
Food Stores
Grocery Stores
Other Food Stores
Convenience Stores
Apparel & Accessory
Men's & Boy's Clothing
Women's Clothing Stores
Women's Accessory & Spec.
Childrens' & Infants' Wear
Family Clothing Stores
Shoe Stores
Misc. Apparel & Accessory
Furniture
Furniture & Home Furnishings
Household Appliances
Radio, TV & Electronic
Computer & Software Stores
Record & Prerecorded Tapes
Musical Instrument Stores
Eating & Drinking Places
Fast Food Eating Places
1977 Code Eating Places
1977 Code Drinking Places
Family Restaurant W/O Liquor
All Other Eating Places W/O Liquor
Theme Restaurant With Liquor
White Table Cloth W/Liquor
License
Private Clubs
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Major & Minor Sales Categories
Beer Retailer/ Tavern
Miscellaneous Retail
Drug Stores & Proprietary Stores
Liquor Stores
Used Merchandise
Sporting Goods & Bicycles
Book Stores
Stationery Stores
Jewelry Stores
Hobby, Toy & Game
Camera & Photographic
Gift, Novelty & Souvenirs
Luggage & Leather Works
Sewing & Needlework
Non-store Retailers
Fuel Dealers
Florists
Tobacco Stores
News Dealers & News Stands
Optical Goods
Miscellaneous Retail
Personal Services
Laundry Cleaning & Garment
Photographic Studios
Beauty Shops
Barber Shops
Shoe Repair
Funeral Service & Crematories
Misc Personal Services
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APPENDIX D:
Geological Hazards Evaluation
Produced by:
Greg C. Schlenker, Ph.D., P.G.
Project Geologist
Scott W. Davis, P.E.
Geotechnical Division Manager
KLEINFELDER, INC.
849 West Levoy Drive, Suite 200
Taylorsville, Utah 84123
(801) 261-3336
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1.

1.1

INTRODUCTION

PURPOSE AND SCOPE OF WORK

Landmark Design, Inc. (Landmark) is assisting the Provo City Community Development in
developing an appropriate land use plan for the Slate Canyon Area. As part of this plan
development Landmark is evaluating land use suitability, and have requested Kleinfelder to
assist by evaluating the geological conditions relevant to land use suitability and limitations for
the Slate Canyon Area.

The Slate Canyon Area is located on the southeastern side of Provo City at the base of Buckley
Mountain as shown on Figure 1. The study area encompasses a number of properties from
approximately 1400 South to approximately 2200 South and lying generally east of the South
State Street in Provo. Surface elevations on the study area range from 4,430 feet to 4,900 feet.
Two significant drainages bisect the base of Buckley Mountain near the Slate Canyon Area.
These include Slate Canyon which is located approximately 0.7 miles to the north, and Buckley
Draw 0.2 miles to the south of the Slate Canyon Area. Previous studies have indicated that the
Slate Canyon Area may be exposed to active earthquake faults (Cluff et al., 1973; Machette,
1992), debris flows, and clear water flooding hazards (Utah County Mapping Division, 1998),
and parts of have been identified as potentially liquefiable during a future earthquake event
(Anderson, et al., 1994). Furthermore steep slopes cover much of the Slate Canyon Area and
may susceptible to failure.

To assist the Landmark in evaluating land use suitability for the Slate Canyon Area, Kleinfelder
performed the following scope of work:

Task 1:

Perform geologic and Geographic Information System (GIS) database
compilation for the Slate Canyon Area
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This task involved the review of existing geological literature and data and interpretation of
aerial photography coverage of the Area. The geological data was acquired at the best possible
scales and timely sources and were integrated into GIS layers (shape files) using projections
compatible with the Provo City GIS database.

Task 2:Identify geological hazard exposure for the Slate Canyon Area

For this task, Kleinfelder identified and mapped potential geological hazards that could impact
future development in the Slate Canyon Area and integrated the hazard mapping into GIS layers

Task 3:Develop geological hazard land use limitations analysis for the Slate Canyon Area

This task involved the review of Provo City Development Code and guideline documents
prepared by the Utah Geological Survey to evaluate the consequence of geological hazards
exposure and land use limitations.
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2.

METHODS OF STUDY

2.1

LITERATURE, DATA REVIEW AND GIS COMPILATION

The initial phase of our investigation was to review available geological data and select pertinent
data for database construction. Our sources included previous geological mapping efforts by
Davis (1983) and Machette (1992), and previous earthquake fault mapping by Machette (1992)
and Provo City (2002). Digital map layer resources were acquired from the Utah State
Automated Geographic Reference Center (http://agrc.its.state.ut.us/). These layers included
inter-county mapping compilations of landslides, fault lines and liquefaction hazard zones.
Digital map layer resources were also acquired from the Utah County GIS
(http://ims2.co.utah.ut.us/website/download1 /data1.cfm), and Provo City and included
compilations of landslides, fault lines, and Federal Emergency Management Agency (FEMA)
flood hazard mapping. The digital Quaternary Fault and Fold Database Map of Utah (Black,
2003) was referenced for earthquake fault hazard information. Slope and drainage information
were interpreted from U.S. Geological Survey (USGS) 10-meter Digital Elevation Model (DEM)
data from the Orem, Utah, Quadrangle.

The geology of the Slate Canyon Area was interpreted through the compilation of several
imagery and map data layers using an ArcView® GIS platform. The geology database
information was subsequently used to evaluate geological hazards exposure.
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3.

SLATE CANYON AREA GEOLOGY

3.1

GEOLOGICAL SETTING

The site is located on the eastern edge of Utah Valley, which is located on the margin of the
Middle Rocky Mountain Physiographic Province on the east and the Basin and Range
Physiographic Province on the west.

The Middle Rocky Mountain province covers parts of Utah, Colorado, Wyoming, Idaho, and
Montana. The geology of the province is an assemblage of sedimentary, igneous, and
metamorphic rocks that have been folded, faulted, and uplifted. Mountain building (tectonic)
activity commenced about 30 million years ago and continues to the present. The province is
characterized by mountainous terrain with deep canyons, with semi-arid to mesic climatic
conditions (Hunt, 1967).

The Basin and Range Province is characterized by generally north-trending valleys and mountain
ranges that have formed by displacement along normal faults resulting from regional tectonic
extension. This province is also characterized by mountainous terrain separated by broad basinlike valleys, with semi-arid to mesic climatic conditions (Hunt, 1967).

Structurally, the valley is situated on a fault-bounded, down-thrown structural block that is
bounded by up-thrown blocks, which form Utah Valley. The eastern up-thrown block forms the
Wasatch Range, and the western up-thrown block forms the Lake Mountains on the west side of
Utah Lake. The Slate Canyon Area straddles the eastern margin of the valley, including the
Wasatch fault zone, which is considered the boundary between the Middle Rocky Mountain
Physiographic Province and the Basin and Range Physiographic Province (Hunt, 1967).

During the late-Pleistocene Epoch between 20,000 and 15,000 years ago, Lake Bonneville rose
to an elevation of approximately 5,100 feet, inundating Utah Valley and forming the Bonneville
level shoreline. At approximately 15,000 years ago, the lake overflowed to the north into the
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Snake River drainage, rapidly lowering the water level to approximately 4,800 feet forming the
Provo level shoreline. Approximately 14,000 years ago, climatic thresholds forced the lake to
recede to near-present day Great Salt Lake levels of 4,200 feet (Currey and Oviatt, 1985).

The general geology upslope from the approximately 5,100-foot elevation of the Lake
Bonneville shoreline consists of moderately to steeply dipping, folded faulted bedrock structures
of Precambrian and Paleozoic age that are locally overlain by thin, unconsolidated soil deposits
(Davis, 1983; Machette, 1992). Below the approximate 5,100 foot elevation, the general geology
consists of unconsolidated lacustrine sediments deposited by Lake Bonneville that are locally
overlain by unconsolidated alluvial deposits that have been transported from upslope drainages.

Natural vegetation on the Slate Canyon Area consists of grasses, weeds, and brush, with smallto medium-sized trees occupying sloping areas.

3.3

SLATE CANYON AREA GEOLOGY

The geology units of the Slate Canyon Area interpreted from this study are shown on Figure 2,
and are discussed in the following text in bottom to top relative stratigraphic order.

3.3.1

Bedrock Units

The bedrock units on the Slate Canyon Area are consolidated rocks of the Precambrian and
Paleozoic Eras that were primarily formed roughly 2500 to 290 million years ago. The bedrock
units were subjected to thrust faulting between the Cretaceous Period and the Paleocene Epoch
roughly 80 to 40 million years ago (Baker 1972), and normal faulting along the Wasatch fault
zone has persisted from the Oligocene Epoch, roughly 35 million years ago, to the Holocene.
The bedrock units include:

PA – Precambrian Bedrock. Sandstone with shale and pebble to boulder conglomerate (Davis,
1983).
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IPCs – Paleozoic Bedrock. Sandstone with limestone and dolomite beds (Davis, 1983).

3.3.2

Lacustrine Deposits

The lacustrine deposits are unconsolidated soils that were deposited on the Slate Canyon Area
during the late-Pleistocene Epoch, between 20,000 and 15,000 years ago, when Lake Bonneville
rose to an elevation of approximately 5,100 feet, inundating Utah Valley and deposited shoreline
beach and offshore sediments on the Slate Canyon Area (Currey and Oviatt, 1985). The
lacustrine deposits include:

lbg – Lacustrine Bonneville level beach deposits sand- to gravel-size particles. These are lake
margin sediments deposited by near-shore currents and wave processes during the Bonneville
level (the 5,100 foot elevation high stand) of Lake Bonneville.

lpg – Lacustrine Provo level beach deposits sand- to gravel-size particles. These are lake
margin sediments deposited by near-shore currents and wave processes during the Provo level
(the 4,800 foot elevation intermediate level) of Lake Bonneville.

lps – Lacustrine Bonneville level offshore deposits sand-size particles. These are offshore
sediments deposited by offshore currents and the settlement of suspended particles during the
Bonneville and Provo level of Lake Bonneville.

lps – Lacustrine Bonneville level offshore deposits silt-size particles. These are offshore
sediments deposited by offshore currents and the settlement of suspended particles during the
Bonneville and Provo level of Lake Bonneville.

3.3.3

Alluvial Deposits

The alluvial deposits are unconsolidated soils that have been transported and deposited by the
movement of water. The alluvial deposits include:
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afo – Older Alluvial fan, silt to boulder-size particles. These are deposits that accumulate at the
mouths of canyons and drainages as a result alluvial processes ranging from the transport of
suspended sediments to highly viscous debris flow deposition. These deposits appear to be
relatively old because Provo-level shoreline features were eroded into these deposits roughly
14,000 years ago.

afo – Younger Alluvial fan, silt to boulder-size particles. These are deposits that accumulate at
the mouths of canyons and drainages as a result alluvial processes ranging from the transport of
suspended sediments to highly viscous debris flow deposition. These deposits appear to be
relatively young because they overlie Provo-level age deposits that were deposited roughly
14,000 years ago.

3.3.4. Colluvial Deposits

The colluvial deposits are unconsolidated soils that have been transported and deposited by
gravitational mass movement such as down-slope wash or creep, or landsliding. These deposits
include:

Clso - Colluvial landslide, clay- to boulder-size particles. These are units that have undergoing
down-slope movement as a result rotational or translational landslide movement.

3.3.5. Other Deposits

The other deposits include fill deposits (f) that were placed in the area by humans.
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4.

4.1

GEOLOGICAL HAZARDS

Strong Earthquake Ground Motion Hazards

The Slate Canyon Area is within the Intermountain Seismic Belt (ISB), which is a seismically
active region that extends from Arizona to Montana, and includes parts of Utah, Wyoming, and
Idaho (Smith and Arabasz, 1991). Active faults in the ISB are potential sources for seismic
loading hazards for the Slate Canyon Area. Active earthquake faults are generally considered as
faults that have moved during the past 10,000 years (Hart and Bryant, 1997), or Holocene age;
however, dePolo and Slemmons (1998) have found that most historical faulting events in the
Basin and Range Physiographic Province have occurred on late Quaternary-age faults that had
not previously moved during Holocene time.

Figure 3 presents the Regional Earthquake Hazards for the Slate Canyon Area region. Figure 3
illustrates that numerous active, latest Quaternary earthquake faults, are located in the region
surrounding the Slate Canyon Area. The nearest active fault to the Slate Canyon Area is the
Provo Section of the Wasatch fault zone, which has several traces that are mapped as crossing
the Slate Canyon Area (Machette, 1992; Provo City, 2002). The Provo Section of the Wasatch
fault zone is considered active, having moved as recently as 650 years ago (Lund and Black,
1998), and is capable of generating earthquakes as large as magnitude 7.22 (Halling et al., 2002).

Figure 4 shows the 10-percent probability of exceedance in 50 years, and the 2-percent
probability of exceedance in 50 years peak horizontal ground acceleration (PGA) for the region
(Frankel, et al., 1997). The site-specific expected probabilistic PGA for the Slate Canyon Area
ranges from 0.17g for the 10-percent probability of exceedance in 50 years, and 0.56g for the 2percent probability of exceedance in 50 years (Frankel, et al., 1997). Halling (2002) estimates a
deterministic PGA (which represents maximum expected PGA) of greater than 0.60 for the Slate
Canyon Area. In general, damage to older (pre-1965) dwellings may occur from PGA of 0.10g
to 0.12g, and some post-1985 dwellings, built to California earthquake standards, are reported to
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have experienced severe shaking of 0.60g with only chimney damage and damage to contents
(U.S. Geological Survey, 2006).

The entirety of the Slate Canyon Area is exposed to strong earthquake ground motion hazards, as
well as the entire City of Provo. The seismic response of the Slate Canyon Area may vary in
response to soil thickness or condition. Because strong earthquake ground motion hazards
cannot be avoided, design and construction measures to withstand strong earthquake ground
motion and limit the loss of life can be implemented to mitigate strong earthquake ground
motion hazards. For new construction, earthquake resistant design requirements of the
International Building Code 2003 (IBC) should be adopted and enforced.

4.2

Surface Fault Rupture Hazards

Figure 4 shows the locations of the Surface Fault Rupture Hazards Special Studies Area in the
Vicinity of the Slate Canyon Area. Within the special studies area zones traces of the Provo
Section of the Wasatch fault zone have been mapped by Machette (1992) and Provo City (2002).
The Provo Section of the Wasatch fault zone is considered active, having moved as recently as
650 years ago (Lund and Black, 1998). As much as 3.3 meters of displacement from the most
recent earthquake event on the Provo Segment of the Wasatch fault zone has been measured at
Rock Canyon, approximately 3.5 miles to the north of the Slate Canyon Area (Lund and Black,
1998). Damage from surface rupture and displacements could occur to structures and facilities
constructed over the fault traces during a future fault-rupturing event on the Provo Section of the
Wasatch fault zone. Surface faulting commonly occurs in conjunction with earthquake events of
magnitude 6.0 or larger (Bonilla, 1982). The Special Studies Areas conventionally include a
zone 500 feet on the down-thrown side of the fault trace, and a zone 250 feet on the up-thrown
side of the fault trace that may include secondary faulting associated with the identified fault
traces (Christenson et al., 2003).

Chapter 15.05.030. Sensitive Lands, of the Provo City Code prohibits development of areas that
are in close proximity of “Wasatch Fault zone” or “secondary faults.” Appropriate geological
studies are required for development in the Special Studies Areas. Future development proposals
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for habitable structures and/or essential or critical facilities (facilities that would need to be
operational following a surface faulting event) in the Special Studies Area on Figure 4, would be
required by Provo City to have a surface fault rupture hazard evaluation performed. A surface
fault rupture hazard evaluation would evaluate the presence or absence of active faulting on a
proposed development site, and would provide setback recommendations from the active faults.
Guidelines for conducting surface fault rupture hazard evaluations are provided by the Utah
Geological Survey, in the reference provided below:
Christenson, G.E., L. Darlene Batatian D.L., and Nelson, C.V., (2003), Guidelines for
evaluating surface-faulting rupture hazards in Utah: Utah Geological Survey
Miscellaneous Publication MP-03-6, 14 p.
Depending on the type of structure proposed for development the Utah Geological Survey
Guidelines (Christenson et al., 2003), recommend minimum setbacks ranging from 15 feet to 50
feet. The Guidelines also provide study requirements and report preparation guidelines.

4.3

High Liquefaction Potential Hazards

In conjunction with the ground shaking potential of large magnitude seismic events as discussed
previously, certain areas within the Slate Canyon Area may also possess a potential for
liquefaction during a high magnitude event. Liquefaction is a phenomenon where loose,
saturated, granular soil deposits at depth lose a significant portion of their shear strength due to
excess pore water pressure buildup resulting from dynamic loading, such as that caused by an
earthquake. Among other effects, liquefaction can result in densification of such deposits
causing settlements of overlying layers after an earthquake as excess pore water pressures are
dissipated. Horizontally continuous liquefied layers may also have a potential to spread laterally
where sufficient slope or free-face conditions exist. The primary factors affecting liquefaction
potential of a soil deposit are: (1) level and duration of seismic ground motions; (2) soil type and
consistency; and (3) depth to groundwater.

Based on review of the Liquefaction susceptibility map for Utah County, Utah (Anderson, et al,
1994), the western part of the Slate Canyon Area has been designated as “High” for liquefaction
potential. This means that the groundwater conditions and soils underlying the western part of
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the area appear to be conducive to possible liquefaction during a future earthquake event,
however only site-specific geotechnical studies can evaluate the actual potential.

Chapter 15.05.030. Sensitive Lands, of the Provo City Code prohibits development of areas that
susceptible to liquefaction. Appropriate geotechnical studies are required for development in the
areas identified as high liquefaction. The geotechincal studies would evaluate the presence or
absence for liquefaction potential on development sites, and can be used to develop foundation
or ground improvement strategies to mitigate the hazard where necessary.

4.4

Slope Stability Hazards

Figure 5 shows the mapped locations of landslide deposits (clso), and slope areas in excess of 10
to 20 percent and in excess of 30 percent. The area of landsliding shown on Figure 5 falls
outside of the Slate Canyon study area. The slope areas in excess of 10 to 20 percent and in
excess of 30 percent were interpreted from USGS 10-meter Digital Elevation Model (DEM) data
from the Provo, Utah, and Springville, Utah Quadrangle as part of this evaluation and should be
considered generalized. Although no instances of landsliding have been mapped within the Slate
Canyon Area, sloping conditions present site grading, stability and runoff challenges to site
development.

Provo City Code Chapter 15.05.160. Hillside Development Standards provides prohibitions for
development on sloping areas. Chapter 15.05.160 prohibits development of slopes greater than
30 percent. For slope areas in excess of 10 to 20 percent, Chapter 15.05.160 requires geological
studies and specific grading, drainage, revegatation fire protection and street design code
standards be met for development approval.

4.5

Debris Flow Hazards

Debris flows consist of fluidized mixtures of water, soil, rock, and debris that flow down
drainages and are deposited on alluvial fans at the mouths of the drainages. Debris flows occur
in response to flooding events, and/or by landsliding into flowing streams (Keaton and Lowe,
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1998). Debris flow events may be exacerbated by wildfire damage to vegetation that normally
stabilizes slopes in drainage basins (McDonald and Giraud, 2002). Younger alluvial fan deposit
areas on the Slate Canyon Area shown on Figure 6 are areas where debris flows have occurred in
the recent past, and where debris flows are considered possible in the future. Figure 6 also
shows the location of the contributing drainages that drain onto the younger alluvial fan deposit
areas. The largest of these drainages, at 465 acres, is Buckley Draw located to the southwest of
the Slate Canyon Study Area. A considerable area within Buckley Draw was damaged by during
the 2002 wildfire season, and in the Fall of 2002 heavy rainfall events triggered damaging debris
flows from recently burned drainages in nearby Santaquin approximately 16 miles southwest of
the Slate Canyon Area (McDonald and Giraud, 2002). Recognizing a similar hazard with
Buckley Draw, Provo City constructed a temporary debris channel and debris basin to control
and capture future debris and floods that may drain from Buckley Draw. The location of the
temporary debris basin and channel is shown of Figure 6.

Although Buckley Draw drainage appears to be presently mitigated by the temporary debris
channel and basin, the other drainages shown on Figure 6, are not mitigated and could potentially
impact the Slate Canyon area during the future. Although the unmitigated drainages are
relatively small in area, ranging from 14 acres to 93 acres, drainages as small as 4 acres have
experienced damaging events in Farmington, Utah in the Spring of 2004 (personal
communication Richard Giraud, Utah Geological Survey, 3 April 2006).

Chapter 15.05.030. Sensitive Lands, of the Provo City Code prohibits development of areas that
are in “proximity to an alluvial fan.” Development in these areas will require the assessment
future debris flow event hazard potential and the appropriate design and construction of
debris/flood control retention and deflection structures for hazard mitigation. Guidelines for
evaluating debris flow hazards are provided by the Utah Geological Survey in the following
source:

Giraud, R.E., (2005), Guidelines for the geologic evaluation of debris-flow hazards on
alluvial fans in Utah: Utah Geological Survey Miscellaneous Publication 05-6, 16 p.
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Because the unmitigated drainages are relatively close to the Buckley Draw debris basin, this
debris basin area could possibly also be used for the future mitigation of the presently
unmitigated drainages shown on Figure 6.

4.6

Geological Land Use Limitations

Figure 7 summarizes the geological land use limitations for the Slate Canyon Area. Figure 7 shows that
sloping areas over 30 percent that are predominantly to the east of the area would be considered
unbuildable according to the Provo City Code, Chapter 15.05.160 Hillside Development Standards.
Development of sloping areas 10 percent to 30 percent would be restricted by the, Chapter 15.05.160
Hillside Development Standards. Development within the Surface Fault Rupture Hazard Special Studies
Zone, the High Liquefaction Potential Special Studies Zone, and the Alluvial Fan Hazard Areas are
restricted by Provo City Code, Chapter 15.05.030 Sensitive Lands.

In the Surface Fault Rupture Hazard Special Studies Zone geological studies to identify the
locations of fault traces on development sites must be conducted, and where faults are present,
setbacks for structures will be required.

In the High Liquefaction Potential Special Studies Zone, geotechnical studies to evaluate the
presence or absence of liquefaction potential on development sites will be required. Where
liquefiable soils are present, foundation or ground improvement strategies to mitigate the hazard
may be performed. The costs of these improvements may preclude residential construction, but
would probably not limit commercial construction.

Development of the Alluvial Fan Hazard Areas will require geological studies to evaluate the
assessment future debris flow event hazard potential, whereby appropriate debris/flood control
retention and deflection structures can be designed and constructed to mitigate future
occurrences of the hazard.
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5.

CLOSURE

5.1

LIMITATIONS

The recommendations contained in this report are based on our reviews, interpretations of maps,
aerial photography, land use ordinances and study area reconnaissance and observations. This
report was prepared in accordance with the generally accepted standard of practice at the time
the report was written. No warranty, express or implied, is made.

Kleinfelder, Inc., performed this study to assist Landmark Design with the identification and
characterization the geological hazards so that land use decisions and mitigation strategies can be
considered to reduce exposure to hazards in the Slate Canyon Area. This report does not
supplant the need for site-specific development review investigations required by the City of
Provo for new development in the Slate Canyon Area.

This report may be used only by the client and only for the purposes stated within a reasonable
time from its issuance. Land use, site conditions (both on- and off-site), or other factors may
change over time, and additional work may be required. Based on the intended use of the report,
Kleinfelder may require that additional work be performed and that an updated report be issued.
Non-compliance with any of these requirements by the client or anyone else, unless specifically
agreed to in advance by Kleinfelder in writing will release Kleinfelder from any liability
resulting from the use of this report by any unauthorized party.
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Landmark Design

A45 of A83

July 17, 2007

Slate Canyon Specific Area Plan

Figure 2
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APPENDIX E:
Public Input – Neighborhood Meeting (8/24/06)
Summary of Comments
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Slate Canyon Neighborhood Meeting – Summary of Comments
Total Comments Received: 58
As summarized in the accompanying table, 58 comments were received, primarily by email but
also as written submissions. Comments addressed 33 issues, for a total of 222 responses.
Responses were overwhelmingly in favor of single-family development and opposed to highdensity housing. The provision and expansion of parks, open space and trails, the formation of a
family-friendly neighborhood were also highly desired.
The top five issues comprised nearly two-thirds of all responses. As summarized below, these
ranged from just under six percent to twenty percent of all responses:
•
•
•
•

•

Oppose high density housing (20%)
More parks, soccer fields, open space and trails (16.7%)
Favor single family homes (12.2%)
Expand Bicentennial Park - as originally planned or otherwise (9.1%)
Create neighborhoods that are family-friendly (5.6%)

Other issues receiving more than five responses included a request that Provo City property not be sold
for development; that Alternative 1 be implemented with low density in place of illustrated high density
development; and that commercial development on the corner of Slate Canyon and Sate Street was
desired.
Issues receiving less than four responses were more varied and tended to focus on planning details and
specific ideas, as summarized in the table. In all, these comprised 43 of the 222 total responses, or just
under 20% of the total.
Only one response favored additional higher density housing in the area.
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Table 1
Summary of Comments by Issue
Issue

General Comment

No. of
Responses

1.

Oppose high density housing

45

2.

More parks, soccer fields, open space, and
trails
Favor single family homes
Expand Bicentennial Park (as originally
planned or otherwise)

37

Create neighborhoods that are familyfriendly
Don’t sell the property
Traffic/safety needs to be addressed

13

Alternative 1 – but change high density to
low
Like commercial at Slate Canyon Dr. and
Hwy 89

9

10.
11.

Favor Alternative 2
Enforce the regulations that already exist

4
4

12.
13.
14.
15.
16.
17.
18.
19.
20.

No soccer fields east of road
No commercial
Favor soccer fields
Consider the area with respect to the City
Convert slide area to park
Improve State Street corridor
Move House of Hope or tear it down
Build up-scale single family
Jail parcel – redevelop as office or housing,
even HDR.
Use impact fees to fund parks in this area
Concrete skate board park in Buckley wash
Single-family above road/high density
below
Bury high voltage lines
High density is acceptable and desired
HDR and commercial to preserve open
space
No single family near alcohol rehab.
Add sidewalk to west Slate Canyon Dr.
Examine Utah Sheriff office for lead
Need crossing guard/stop sign
Strip bike lanes on Slate Canyon Dr. &
Nevada
Poor choice of meeting date
Mid-density at House of Hope or civic use

4
3
2
2
2
2
2
2
2

3.
4.

5.
6.
7.
8.
9.

21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
TOTAL

Landmark Design

27
20

11
10

7

Additional Comments
Traffic concerns, not owner
occupied, illegal renting,
parking.

% total
comments
20.0

16.7

Retain Frisbee golf, add parking,
add shelters and baseball fields,
access from the east.
Add school children; SFR

A roundabout/on street
parking/safety for children

12.2
9.1

5.6
5.0
4.5
4.1

Convenience store
Office
Non-alcoholic
Alcohol OK
Number of residents in home,
second kitchens, parking,
flooding.

Dog park, frisby park, trees

3.2

1.8
1.8

1.8
1.4
0.9
0.9
0.9
0.9
0.9
0.9
0.9

2
1
1

0.9
0.5
0.5

1
1
1

0.5
0.5
0.5

1
1
1
1
1

0.5
0.5
0.5
0.5
0.5

1
1
222
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APPENDIX F:
Summary Analysis Report (8/14/06)
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1.

INTRODUCTION AND BACKGROUND

This report represents the first step toward the establishment of a planning direction and ultimately the
establishment of a Specific Area Plan for the Slate Canyon neighborhood. The report provides a
preliminary assessment of existing environmental and geotechnical, economic, housing and land use
conditions, adjacent uses and growth patterns, and general growth and development issues, and concludes
with three Preliminary Plan Alternatives for consideration.
As illustrated in the figure below, the study area encompasses the area from approximately 1400 South to
approximately 2200 South and lying generally east of the South State Street (U.S. 89) corridor. The report
addresses State Street growth and development issues in a general nature only, although potential uses for
the site at the corner of State Street/ Slate Canyon Road are identified. Although the study area is located
primarily within the Provost South Neighborhood, the Spring Creek Neighborhood is also considered to
be highly affected due to its proximity and location west of State Street, generally parallel to the study
corridor, and efforts have been made to involve stakeholders from that area as well.

Slate Canyon Study Area
Completion of the study is anticipated in 2006, with additional hearings as necessary to adopt, as part of
the Provo City General Plan, the Small Area Master Pan and key land use policies resulting from the
study. The purpose of the study and plan include the following:
•
•
•
•
•
•
•
•
•

Evaluate appropriate land uses for key properties;
Evaluate current boundary and proposed expansion boundaries for Bicentennial Park;
Address transition from continuing institutional uses to nearby residential uses;
Evaluate housing densities for new and infill development;
Consider commercial influences from nearby State Street frontage properties;
Review storm water and geologic influences affecting new development;
Recommend revisions to currently adopted land use policies of the General Plan;
Recommend revisions to design corridor standards for South State Street properties; and
Create a Specific Development Plan (SDP) land use planning tool and overlay zone.
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Key stakeholders representing private and public property interests were interviewed in the early stages of
the process, providing valuable insight into the key issues and opportunities associated with the area.
Additional input and feedback from neighbors and the public at large will be provided through a
Neighborhood Meeting/Workshop, a Public Open House, and Public Hearings with the Planning
Commission and Municipal Council.
2.

SUMMARY OF IDENTIFIED PLANNING ISSUES

As detailed in Appendix A, interviews with key stakeholders were conducted in late May/ early June
2006, providing an overview of issues, ideas, perspectives and beliefs regarding Slate Canyon. These
1
interviews were augmented with regular input by Provo City staff. The following is a brief summary of
key issues that emerged. These should be verified through upcoming public input, and addressed as the
plan is developed.
•

The area has numerous competing interests: residents, users, landowners and others;

•

As the primary holder of undeveloped and vacant land in the area, Provo City is interested in selling a
portion of their holdings for appropriate development. This will allow the City to help finance park,
recreation and other improvements on remaining city-owned properties in the area.

•

There is a conflict between the desire to preserve vacant and transforming uses as open space/ parks
versus the desire to develop.

•

Some residents are concerned over the amount of city-owned land to be developed versus other
potential uses, open space in particular;

•

The scale and type of potential residential uses, and the corresponding densities and design of housing
is a concern, particularly to neighbors and nearby residents;

•

Key vacant or transforming uses include the corner commercial site and the former Alcohol
Rehabilitation site. Uses for these sites should fit with the neighborhood vision;

•

Bicentennial Park was originally developed as a regional park. There is a need to ensure that this park
and other potential park/open space facilities in the area address the needs of local residents;

•

There is a lack of neighborhood support service, shopping in particular. Attracting commercial uses to
this area is difficult, due in large part to the lack of homes to warrant such services.

•

Finding a neighborhood-oriented use for the commercial-zoned property located on the northeast
corner of State Street and Slate Canyon Drive has proven difficult, due in some part to the inability to
sell beer in the vicinity of nearby schools and religious institutions.

•

There is a perception by some residents that the use of Bicentennial Park is dominated by existing
disk golf activities, and that these pose a safety threat to other users;

•

Some residents would like to see disk golf relocated to another park facility;

•

Bicentennial Park is master-planned to expand to the east with ball and soccer fields;

1

A Plan Review Committee met twice during the preparation of this report. In addition to Mark Vlasic of Landmark
Design (consultant), the committee included Jan Yeckes, Wayne Parker, GaryMcGinn, Max Mitchell, Greg
Beckstrom, Dixon Holmes and Phil Uhl as reprentatives of Provo City.
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•

Some residents would like to see Provo City properties utilized primarily as open space;

•

Trails should be utilized to link existing and future neighborhoods with parks and open space
facilities in the area and beyond;

•

Some local residents believe the neighborhood has borne more than its fair-share of higher-density
residential uses, that the neighborhood is “maxed out”, that there are too many people, and that
densities are too high;

•

Some residents would like to see the former Alcohol Rehabilitation Site Owned by Provo City
developed with lower-density residential uses;

•

There is a need to implement pedestrian crossing improvements at the intersection of Slate Canyon
Drive just north of Nevada Avenue. This would allow children currently being bussed to walk to
school;

•

A permanent solution to Buckley Draw should be implemented that ensures the debris basin and need
for debris flow catchment is adequately addressed;

•

There is a need to determine how much, if any, development should occur in the vicinity of Buckley
Basin;

•

There is a need to assess sensitive environmental conditions, including slope and seismic conditions,
and their relationship to potential development in the area;

•

There is a general desire for the area to change and rise in stature, to be attractive to higher incomes
with bigger homes;

•

There is a need to educate local residents on design opportunities, and to avoid simplistic assessments
based on density alone;

•

There is a need to establish a neighborhood vision, and to create a plan that supports that vision.

3.

SUITABILITY ANALYSIS: SUMMARY REPORT

Determination of development suitability focused on assessing a variety of factors, as listed below and
2
detailed in the following pages .
•

Existing Land ownership patterns

•

Existing land use and development patterns within the study area

•

Surrounding land use and adjacent development patterns

•

Existing zoning

•

Economic/market conditions and opportunities

2

Since current data indicates that traffic is not a key-limiting factor of future development, traffic was not assessed
in detail as part of the Suitability Analysis. Provo City staff will review the general traffic impact of each
alternative as part of determining a Preferred Alternative Plan direction.
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•

Housing opportunities

•

Environmental and geotechnical conditions

3.1

Existing Land Ownership Patterns

As illustrated in Map 1, Provo City is the primary landowner in the area. The majority of city holdings are
undeveloped or used for both formal and informal park/open space purposes. City holdings encompass
the developed portion of Bicentennial Park, as well as adjacent land to the east that is master planned for
ball fields. A large lot east of Slate Canyon Drive has been identified by some as a potential site for
additional parks use and sports fields.
Provo City holdings east of Slate Canyon Road are primarily undeveloped (see Maps 1 and 2), and
include a portion earmarked as a temporary debris flow containment facility for Buckley Draw. Other
Provo City holdings include the Alcohol Treatment/House of Hope institutional facility (both exist,
although the latter is vacant and is slated for some type of redevelopment); and a large power substation
located in the middle of the study area between State Street and Slate Canyon Drive.
Other major landowners in the Study area include Buckley Properties LLC, a large, undeveloped private
land holding in the northeast corner of the Study. This property is the largest privately owned parcel in the
area.
A relatively small private land holding is located west of the House of Hope/ Alcohol Rehabilitation
Center. The main portion of this property, which faces State Street, accommodates a private storage
facility. The rear portion is undeveloped, and has been suggested as a possible site for residential
development. Another privately-owned vacant lot is located on the northeast intersection of State Street
and Slate Canyon Road.
Three small private holdings are located in the Provo-City land east of Slate Canyon Drive.
Provo School District owns the Spring Creek School site (developed). The LDS church owns two sites in
the Study Area. One is used as a church/ meeting house and the other is under construction for similar
use.
The State of Utah owns the institutional site located on the southeast corner of State Street and Slate
Canyon Drive, and is home to three uses: the Slate Canyon Youth Center; the Fourth District Juvenile
Court; and the Lightning Peak Early Intervention Facility.
3.2

Existing Land Use and Development Patterns Within the Study Area

As illustrated in Map 2 and described in the following table, the Slate Canyon Study Area contains 125.54
acres of residential, commercial, institutional, park, utility and vacant land. Nearly forty-percent of the
site is vacant.
Residential Uses
There is one residential use in the study area, a small single-family residence located on State Street.
However, residential uses are the primary land use in areas surrounding the site, particularly to the north
and south.
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Table 1
Vacant Land
Vacant Site #

Size in Acres

Description/Comments

1

0.49 Acres

Small, privately owned site currently zoned for single-family
residential use.

2

11.57 Acres

A privately owned site currently zoned for agricultural use.

3

18.26 Acres

Site owned by Provo City. A small portion of the site, approximately
2-acres in extent, contains the Buckley Draw temporary debris basin.

4

14.89 Acres

Site owned by Provo City. The western portion of the site currently
master-planned for expansion of Bicentennial Park, and the eastern
portion has been suggested for similar park and recreation uses.

5

1.69 Acres

A privately owned site located to the rear of existing self-storage
units accessed via State Street. The vacant portion is most accessible
via Slate Canyon Road to the east.

6

2.29 Acres

A privately owned site earmarked and zoned for a Neighborhood
Shopping Center.

TOTAL

49.19 Acres

Vacant land accounts for 39.18% of 125.54 total acres in the
Study Area.

Institutional Uses
Slate Canyon Youth Center, the Fourth District Juvenile Court and the Lightning Peak Early Intervention
Facility are all located in the Study Area. Each is slated to remain in operation under current conditions.
The House of Hope and Alcohol Rehabilitation Facility were purchased by Provo City in recent years.
Both are located in separate buildings on the same site. The House of Hope is an updated operation of the
Alcohol Rehabilitation Facility, and is slated to remain in place.
The Alcohol Rehabilitation Facility was originally the old County Jail. The structure reportedly does not
meet code and is slated for eventual demolition and redevelopment. The Alcohol Rehabilitation Facility
is no longer in operation, and temporarily houses the i-Provo contractor for Provo City. Potential future
uses, which have been discussed for the site, include residential, civic/institutional and mixed uses.
Spring Creek Elementary School
This is a relatively new school that is located immediately east of the Alcohol Rehabilitation Facility
within the Study Area boundaries. The school serves students living in the area as well as other students
beyond State Street. The latter group is bussed to the school.
The school site is relatively small for an elementary school, with limited playfields and recreation
facilities. School administrators allow students and the local neighborhood to use these facilities in the
evenings and on weekends on a first-come, first-served basis.
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Parks and Open Space
Bicentennial Park is located within the Study Area. Access to the 31-acre park is currently provided from
a poorly-signed local road off State Street. The park was originally designed to fulfill regional park
functions and destination-type recreation uses, but has since been modified to accommodate
local/neighborhood functions.
The park was originally a homestead of the Nuttall family, which included ponds, a pasture, and a natural
spring that irrigated the farm. The park was eventually deeded to Provo City, which has continuously
developed the park since 1976 according to a master plan that has yet to be fully implemented. Ballparks
are slated to be developed on vacant land to the east, with other planned features including a trail
following an abandoned canal, and additional parking/access facilities to the east from Slate Canyon
Drive. A wetland nature walk was developed in the southwest fringe of the park as part of an off-site
remediation project.
A Frisbee/ Disk Golf course was developed and designed as part of the park prior to the emergence of
nearby housing development. Disk golf is played by local residents, but is primarily a regional activity,
attracting players from throughout the greater Wasatch region and beyond. There is a level of conflict
between disk golf play and other park uses. However, disk golf distinguishes the park on a regional basis,
drawing participants and tournaments from near and afar. There is at least one disk golf tournament at the
park every year, and the site has been designed with close input from the disk golf community.
The disk golf course encompasses15 holes/ baskets, and according to some nearby residents, dominates
the place. Discussions with neighborhood representatives indicate a high level of discomfort with disk
golf at the park, and a desire to eliminate and/or move the activity to an alternative site, either within the
study area or elsewhere. In part due to an injury sustained by a local child as a result of an errant disk, the
park was recently re-designed, moving the tot-lot where the injury was sustained away from disk golf
course, and eliminating a particularly problematic disk golf hole. However, a level of tension and conflict
remains.
The Parks Department, some residents and others have indicated a desire to utilize City-owned land in the
Study Area to accommodate additional parks if it were possible, and possibly moving disk golf further to
the east as part of the Buckley Draw Mitigation Area.
East of the Study Area is a natural open space area associated with the Bonneville Bench. This area
includes several trails of regional importance, providing access to the greater Bonneville Shoreline Trail
system and associated trail connections to the east.
Commercial Land Use
Three commercial uses are located along State Street. These include a storage facility, an auto repair
facility, and an auto body repair shop.
Vacant Land
The bulk of land located in the Study area is vacant. Key parcels include the yet-to-be-developed portion
of Bicentennial Park; land east of Slate Canyon Drive and north of Nevada Avenue; the rear portion of the
commercial storage facility; and the lot located on the northeast corner of State Street and Slate Canyon
Drive.
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Other Land Uses
A Provo Power substation is located in the middle of the Study area between State Street and Slate
Canyon Drive. A double-pole power line extends northeast from the substation, tracing the west edge of
Slate Canyon Road and eventually crossing the road and linking with additional power lines in the upper
slopes of the Bonneville Shoreline area, where they continue north and south. Open space uses are a
possible ground-level use beneath these power lines, although the utility of such uses will depends on
assessments of other conditions, including topography and adjacent uses.
Two historic limekilns are located in the steep foothills near Buckley Draw. One of the sites is located on
land owned by Provo City, and the other is managed by the national forest Service. Both facilities are of
historic interest, and have been indicated for preservation and integration as neighborhood points of
interest.
3.3

Surrounding Land Use and Adjacent Development Patterns

A range of light industrial and storage-type commercial uses define the western edge of the Study Area
along State Street. To the north is a range of higher-density condominium/ Planned Unit Developments,
interspersed with larger lot, single-family residential units. Areas further to the north are dominated by
single-family and similarly lower-density residential uses.
The area east consist of undeveloped U.S. Forest Service land, and to the south are low-density singlefamily neighborhoods, which eventually merge with higher-density 4-plex apartments and industrial-type
commercial uses along State Street.
The pattern of surrounding residential development appears ad-hoc, with a wide range of uses, densities,
design and scale. Buffers between incompatible uses (commercial and residential, for example) are
relatively abrupt.
3.4

Recent Development History

It has been reported by one local resident (but remains unconfirmed) that the entire area was originally
planned for lower-density, single-family residential development, and that higher density development
was allowed in the area as a result of a rezone in the 1970's. The rezone was apparently made in order to
allow the upper foothills to be developed as a “base” for the Seven Peaks ski resort. Although the resort
never materialized, the zoning was retained.
Some residents believe that the carrying capacity in the Study Area has not been adequately assessed, and
that the density and type of development which has taken place in recent years is out-of-sync with the
setting and natural conditions. Accordingly, they believe that the general consensus among non-local
residents and city officials alike is that the neighborhood is a de-facto high-density location. They further
believe that neighborhood should be allowed to return to the original vision as a lower-density residential
place.
3.5

Existing Zoning

As illustrated in Map 3, four zoning classifications apply to the Study Area, as described below:
A11 is an Agricultural Zone with principal uses that include agricultural pursuits, unrestricted animal
rights, and single family detached dwellings. Family occupancy is permitted within approved dwelling
units at a rate of one unit per acre.
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This zone encompasses the power substation, Bicentennial Park, the undeveloped back lot of the storage
facility, and the bulk of Buckley Properties, LLC parcel. This zone can be considered a holding zone for
some uses.
CM is a Heavy Commercial Zone that a mix of retail commercial, warehousing, heavy commercial, and
light manufacturing uses.
This zone is located along the east edge of State Street.
PF is a Public Facilities Zone, accommodating public and quasi-public uses including schools,
universities, hospitals, parks and recreation and utilities.
This zone encompasses the bulk of Provo City owned land holdings, Spring Creek Elementary School,
LDS religious institutions, the north half of Bicentennial Park, and all other institutional uses describe in
the Existing Ownership section above.
SC1 is a Neighborhood Shopping Center Zone, established to accommodate commercial and service
uses to serve the daily convenience needs of the surrounding residential neighborhood. Development with
the zone should be integrated into the residential structure of a neighborhood, should be small in scale,
and should be located within convenient walking distance of the surrounding residential area it is
designed to serve.
This zone covers the northeast corner of State Street and Slate Canyon Drive, which is envisioned for a
neighborhood commercial use.
In addition to zones located in the Study area, the following are some of the key zoning classifications for
areas immediately north and south of the Study Area:
R16 and R110 are Single Family Residential zones which allow homes to be built on 6,000 and 10,000
square foot lots respectively.
A large R16 area is located immediately south of the study area. R110 areas are located north of the study
area, and tend to be relatively small and scattered.
R2PD is a Two Family Residential with Performance Development Zone with a base use of duplexes
located on 8'000 square foot lots, but where all development standards are negotiated as part of a
"planned" development. This zone allows greater flexibility of design, but requires a higher standard of
quality and amenities. Minimum acreage requirements are established, and design plays a key role in the
review process. These zones are located north of the Study Area east of Slate Canyon Drive.
R25PD is a Low Multiple Residential Zone established to provide areas of the community which shall
be characterized by low-rise multiple family residential development. This zone is intended to provide an
attractive setting for three and four family dwellings. The zone is intended to be a transition between low
density one and two family areas and medium density multi-family apartment zones. The PD overlay
component of the zone provides for all development standards to be negotiated as part of a "planned"
development. This zone allows greater flexibility of design, but requires a higher standard of quality and
amenities. Minimum acreage requirements are established, and design plays a key role in the review
process. These zones are located north of the Study Area west of Slate Canyon Drive.
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R3PD is a Medium Multiple Residential Zone established to provide low rise multiple family
and apartment residential development areas. The zone is intended to provide an attractive
setting for multiple family apartments, and one (1) and two (2) family dwellings which will be
harmoniously blended with existing and new single/two (2) family structures in any older
neighborhood. Principal permitted use is multi-family apartments for family occupancy. The
PD overlay component of the zone provides for all development standards to be negotiated as
part of a "planned" development. This zone allows greater flexibility of design, but requires a
higher standard of quality and amenities. Minimum acreage requirements are established, and
design plays a key role in the review process. These zones are located north of the Study Area,
east of Slate Canyon Drive.
3.6

Economic/Market Conditions and Opportunities

Commercial and Business
A detailed assessment of economic and market conditions is located in Appendix B. The following is a
summary of those findings.
The residential/commercial relationship is a Catch-22. There are too few rooftops to justify commercial
services, and few commercial uses to serve the needs of the neighborhood. The nearest shopping location
is Allen’s in Provo; Macy’s is second closest. Neither serves the neighborhood well. Slate Canyon
residents presumably expect better services.
The corner lot at Slate Canyon and State Street would be a natural site for a convenience store, which
could go a long way toward satisfying the demand. However, the nearby location of religious facilities
and a school preclude the sale of beer and alcohol, making the success of such use difficult at best.
At first glance it appears the greatest opportunity for additional commercial development in terms of total
supportable floor space is in the General Merchandise sector. However, general merchandise stores are
often larger and draw from larger areas. It is likely that many market area residents would travel outside
of the area to reach a destination general merchandise store, thus reducing the amount of sales that a new
general merchandise store could capture. The same can be said for other categories such as furniture and
building and garden.
People are more likely to stay close to home for food stores and some miscellaneous uses. However, the
size of the lot and the restrictions to certain market needs (beer sales) is a hindrance to best use
development. Were it not for the alcohol sales issue, a small amount of retail—a class "C" store such as a
Maverick—may be warranted on this site. Convenience stores generally derive a significant amount of
revenue from alcohol sales. The feasibility of such a store without alcohol is unknown.
The leakage analysis does not include projected sales for added housing units on the subject property.
Additional units would add more buying power. Higher densities would bring more buying power and
make a retail store more likely to be successful.
State Street
State Street in the vicinity of Slate Canyon neighborhood is generally industrial in appearance. The rough
appearance detracts from the neighborhood as a whole, and presents a generally negative first impression.
It has been the desire of many to establish a new image for the area. This would be achieved by a mix of
redevelopment and infill that would presumably attract additional service businesses to the area.
Unfortunately, attracting commercial developers to the area has proven difficult, and residential uses are
now being considered as potential uses in the commercially-planned area.
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Finding a State Street solution is beyond the scope of this project. However, the role of State Street
toward the creation of better functioning and more unified Slate Canyon neighborhood cannot be
overlooked.
3.7

Housing Opportunities

A detailed assessment of housing opportunities is located in Appendix C. The following is a summary of
those findings.
The Slate Canyon neighborhood has some of the last developable sites in the area, particularly for
residential uses. Historically, southeast Provo has had an image problem, and the apparent belief by some
local residents that Provo City wants to sell its holdings for high-density residential and maximum profit
is a concern. According to conversations held with Provo City, however, density is less-critical than the
utilization of the remaining land for the best possible use and design.
Residential absorption rates were analyzed to determine which characteristics predominate in the housing
market area. In the market area detached housing units absorb at a rate of 24.2 sales per month and
account for 52 percent of the total units sold while attached housing units account for the remaining 48
percent of sales, averaging 22.5 units sold per month. The detached housing units selling most quickly
are in larger developments and have smaller lot sizes, midpoint prices ranging from $250,000 to $299,999
and higher densities. Buyers are currently favoring attached housing units in large developments and with
price points between $150,000 to $199,999, higher densities and amenities such as open space.
These assessments indicate that the Slate Canyon area is a good location for a wide range of housing
types and styles, including both single-family and multi-family units. Open space and similar amenities
are a desirable attractor, and could help bring higher-income housing to the area, which has been a desire
expressed by some stakeholders. In addition to density, other key factors to consider when developing the
remaining vacant land include housing type, style, layout, and mix.
The housing absorption analysis within the market area reveals that all housing types are selling
reasonably well. With present market conditions a range of housing types including single family, town
homes and apartments could be absorbed within a reasonable amount of time. These findings allow for
flexibility in developing various land use alternatives.

3.8

Summary of Environmental and Geotechnical Conditions

A detailed assessment of environmental and geotechnical conditions is located in Appendix D. The
following is a summary of findings.
Buckley Draw
This is a major frontal drainage south of Slate Canyon. The natural flow of debris has been altered over
time, the result of residential development west of the area. Historically, the draw and area below has had
very little runoff, but after a fire in July 2002 burned the west face of the hillsides and Buckley Draw, the
City was concerned about a major debris/mud flow. In cooperation with the NRCS, a temporary debris
flow diversion channel was constructed to protect residents, Spring Creek Elementary School, etc. This
was always considered a temporary fix, with a general acknowledgement that a permanent solution would
be forthcoming in order to allow development on the remaining land. If possible, the debris catchment
facility and associated diversion channel should be designed and incorporated as part of a park.
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Provo City officials acknowledge that Buckley Draw is not a major issue if nothing is developed in the
area. However, if development takes place, a permanent solution is required. City officials would like this
planning process to help evaluate options to determine the best possible solution.
Debris Flows
Debris flows consist of fluidized mixtures of water, soil, rock, and debris that flow down drainages and
are deposited on alluvial fans at the mouths of the drainages. Debris flows occur in response to flooding
events, and/or by landsliding into flowing streams. Debris flow events may be exacerbated by wildfire
damage to vegetation that normally stabilizes slopes in drainage basins
Younger alluvial fan deposit areas on the Slate Canyon Area are areas where debris flows have occurred
in the recent past, and where debris flows are considered possible in the future. The largest of these
drainages, at 465 acres, is Buckley Draw, which is located just southeast of the Study Area. A
considerable area within Buckley Draw was damaged during the 2002 wildfire season. Concerned that
coming rainfall might trigger debris flows during the following wet season and damage downhill
properties, Provo City constructed a temporary debris channel and debris basin to control and capture
debris and floods emanating from Buckley Draw.
Although Buckley Draw drainage appears to be presently mitigated by the temporary debris channel and
basin, the other drainages are not mitigated and could potentially impact the Slate Canyon area during the
future. Although the unmitigated drainages are relatively small in area, ranging from 14 acres to 93 acres,
drainages as small as 4 acres have experienced damaging events in Farmington, Utah in the spring of
2004.
Chapter 15.05.030. Sensitive Lands, of the Provo City Code prohibits development of areas that are in
“proximity to an alluvial fan.” Development in these areas will require the assessment of future debris
flow event hazard potential and the appropriate design and construction of debris/flood control retention
and deflection structures for hazard mitigation. Guidelines for evaluating debris flow hazards are
provided by the Utah Geological Survey. Because the unmitigated drainages are relatively close to the
Buckley Draw debris basin, this debris basin area could possibly also be used for the future mitigation of
the presently unmitigated drainages.
It is beyond the scope of this assessment to determine the specific size and design of the facility. Specific
engineering input will be required at the detail design stage, incorporating the general need for controlling
debris flow as part of any development project.
Geological Land Use Limitations
Sloping areas over 30 percent that are predominantly located to the east of the area would be considered
unbuildable according to the Provo City Code, Chapter 15.05.160 Hillside Development Standards.
Development of sloping areas 10 percent to 30 percent would be restricted by the, Chapter 15.05.160
Hillside Development Standards. Development within the Surface Fault Rupture Hazard Special
Studies Zone, the High Liquefaction Potential Special Studies Zone, and the Alluvial Fan Hazard
Areas are restricted by Provo City Code, Chapter 15.05.030 Sensitive Lands.
In the High Liquefaction Potential Special Studies Zone, Development of the Alluvial Fan Hazard
Areas will require geological studies to evaluate the assessment future debris flow event hazard potential,
whereby appropriate debris/flood control retention and deflection structures can be designed and
constructed to mitigate future occurrences of the hazard. Buckley Draw was designed and developed with
silt fences and a bermed catch basis to prevent silt and water from flowing downward and threatening
homes and nearby property. This was implemented a couple of years ago following a fire in the draw
which denuded natural cover and resulted in flood-event erosion.
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3.9

Preliminary Vision Statement

Based on the input received through interviews with residents and city staff, and the Preliminary
Suitability Analysis, a Draft Vision Statement has been drafted for further consideration. Focusing on
broad goals and aspirations for Slate Canyon, the statement is intended as a point of reference when
reviewing the Plan Alternatives which follow
Slate Canyon Vision Statement - DRAFT
The Slate Canyon neighborhood should be a vibrant and safe place that respects the
underlying social, natural and economic conditions of the site. The neighborhood should
be developed in a manner that strikes a balance with competing needs, desires and
aspirations of stakeholders and residents. The vision supports a planning approach that
is marked by a spirit of open-mindedness and cooperation.
The unique physical setting and sensitive environmental conditions within and
surrounding Slate Canyon should be respected as future development occur. The Slate
Canyon Specific Area Plan should reflect this vision by guiding future growth in a nononsense manner while supporting the best possible future for the area.
It is assumed that the Draft Vision Statement will continue to be refined and modified as the planning
process unfolds, and as additional public input is received.
3.10

Summary Suitability Map

Map 4 summarizes the physical suitability of land within the Study Area for development and other uses.
The map is based on Figure 7 – Geological Land Use Limitations, a map prepared by Kleinfelder as part
of assessing Environmental and Geotechnical Conditions for the area (see Section 3.8 Summary of
Environmental and Geotechnical Conditions above, and Appendix D for the detailed geotechnical report,
including Figure 7 and associated mapping).
Map 4 illustrates the underlying environmental constraints for all vacant land or land slated for potential
redevelopment within the Study Area. In addition to listing the various limitations of each zone, the
number of environmental conditions which underlie each zone is documented.
As detailed below, zones which contain only one underlying environmental limitation (slopes between
10-30%) are generally developable. Zones with two or three limitations are less developable, requiring
additional assessment to determine the level and type of development that is feasible. It is assumed that
such assessment will be conducted as part of the detail design process as required by Provo City statutes.
For planning purposes, zones with the greatest number of environmental constraints (3) are considered
less developable than those with fewer sensitive conditions (1 and 2), and have been provided less
consideration for potential development.
Open Space Only
This zone encompasses land with high-tension power lines emanating from the Provo Power substation,
and slopes in excess of 30%. With the possible exception of certain parks and recreation uses, and parking
for adjacent uses, these zones are not developable.
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10-30% Slope
This zone encompasses land with only one identified environmental constraint - slopes between 10 and
30%. Although these areas would be restricted by Chapter 15.05.160 Hillside Development Standards, it
is assumed that they will be generally developable
Surface Fault/ 10-30% Slope
This zone encompasses land with two identified environmental constraints - Surface Faults and slopes
between 10 and 30%. These areas would be restricted by Chapter 15.05.160 Hillside Development
Standards, it is assumed that they will be generally developable from a slope perspective. However
geological studies will be required to identify the locations of fault traces on development sites, and
where faults are present, setbacks for structures will be required.
Alluvial Fan/ 10-30% Slope
This zone encompasses land with two identified environmental constraints - alluvial fan and slopes
between 10 and 30%. These areas would be restricted by Chapter 15.05.160 Hillside Development
Standards, it is assumed that they will be generally developable from a slope perspective. However, these
areas will require geological studies to evaluate the assessment future debris flow event hazard potential,
whereby appropriate debris/flood control retention and deflection structures can be designed and
constructed to mitigate future occurrences of the hazard.
High Liquefaction/ 10-30% Slope
This zone encompasses land with two identified environmental constraints - high liquefaction and slopes
between 10 and 30%. From a slope perspective these areas would be restricted by Chapter 15.05.160
Hillside Development Standards, it is assumed that they will be generally developable from a slope
perspective. However, geotechnical studies to evaluate the presence or absence of liquefaction potential
on development sites will be required. Where liquefiable soils are present, foundation or ground
improvement strategies to mitigate the hazard may be performed. The costs of these improvements may
preclude residential construction, but would probably not limit commercial construction.
Buckley Basin/ 10-30% Slope
This zone encompasses land with two identified environmental constraints - Buckley Basin and slopes
between 10 and 30%. From a slope perspective these areas would be restricted by the, Chapter 15.05.160
Hillside Development Standards, although it is assumed that they will be generally developable.
However, it is beyond the scope of this assessment to determine the specific size and design of the basin
facility. Specific engineering input will be required at the detail design stage, incorporating the general
here to stay in one form or another, warranting a conservative approach in light of other sensitive
environmental conditions found in the area.
Alluvial Fan/Surface Fault/ 10-30% Slope
This zone encompasses land with three identified environmental constraints - alluvial fan, surface fault
and slopes between 10 and 30%. As detailed in the discussions above, the presence of three sensitive
conditions make this area significantly less-developable, and requires additional study. For planning
purposes, it is generally assumed that this area should not be developed.
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High Liquefaction/ Surface Fault/ 10-30% Slope
This zone encompasses land with three identified environmental constraints - high liquefaction, surface
fault and slopes between 10 and 30%. As detailed in the discussions above, the presence of three sensitive
conditions make this area significantly less-developable, and requires additional study. For planning
purposes, it is generally assumed that this area should not be developed.
Buckley Basin/Surface Fault/ 10-30% Slope
This zone encompasses land with three identified environmental constraints - Buckley Basin, surface
fault and slopes between 10 and 30%. As detailed in the discussions above, the presence of three sensitive
conditions make this area significantly less-developable, and requires additional study. For planning
purposes, it is generally assumed that this area should not be developed.
Buckley Basin/ Alluvial Fan/ 10-30% Slope
This zone encompasses land with three identified environmental constraints - Buckley Basin, alluvial fan
and slopes between 10 and 30%. As detailed in the discussions above, the presence of three sensitive
conditions make this area significantly less-developable, and requires additional study. For planning
purposes, it is generally assumed that this area should not be developed.

4.

PRELIMINARY ALTERNATIVES

Based in large part on results of the suitability analysis, three Preliminary Alternatives have been
developed, each representing a different take for the future neighborhood. The intent of each alternative is
to provide reasonable options for further consideration and input by neighborhood residents, stakeholders,
City Staff, decision-makers and others. Once input has been received, a Preferred Alternative Plan will be
developed, which will eventually be refined to become the Slate Canyon Specific Area Plan
The following is a description of each alternative.
4.1

Alternative 1 - Higher Density Residential/ More Open Space

As illustrated in Map 5, Alternative 1 presents a development vision with higher-density residential uses
east of Slate Canyon Drive. Although no specific density is proposed at this stage, it is assumed that the
overall number of units in each scenario will be similar, the primary difference being the distribution of
units, and the type and pattern of development. It is assumed that the inclusion of additional residential
uses will help to attract a neighborhood commercial use to the northeast corner of State Street and Slate
Canyon Drive, and that the concentration of density in certain areas will support the implementation of a
more extensive open space system throughout the site.
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Examples of Higher Density Residential
Alternative 1 eliminates the most environmentally sensitive areas from consideration for development,
and acknowledges that residential densities and site design will be determined in part by detailed
environmental assessments yet to come, and partly by resident demand for better design and integration
with existing uses in the area.
The alternative assumes that Buckley Basin will be extended to the north and east, and linked with open
space areas along the Bonneville Shoreline, resulting in a major park/open space feature along the east
edge of the site, including a new trailhead. In addition to providing an opportunity for a more extensive
open space system, extending the basin in this fashion will allow potential debris slides from smaller
draws to be incorporated into the overall catchment system. It is assumed that the basin will be terraced
and sculpted to create a highly-usable and attractive regional park amenity for the enjoyment and use of
neighborhood residents and others alike. Buckley Basin Park will be linked with Bicentennial Park to the
west along a trail tracing Buckley Basin drainage, which eventually terminates in the wetlands portion of
3
Bicentennial Park .
Bicentennial Park is fully developed in this alternative, incorporating all public lands west of Slate
Canyon Drive. The park would be developed according to the existing park master plan, including ball
fields, soccer fields, trails, parking areas with access from Slate Canyon Drive, and other envisioned
amenities. Although the continued play of disk golf is primarily a management issue, it has emerged as a
major concern by some residents. This alternative provides an opportunity to maintain disk golf in the
3

The environmental assessment conducted as part of this study indicates that overflow at Buckley Basin is extremely
unlikely. Nonetheless, an overflow outlet must be provided. In all alternatives the required drainage outlet is
envisioned to accommodate a trail, thereby maximizing the utility of the required drainage feature.
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present location, to move disk golf activities to the Buckley Basin Area, or to relocate play to another site
altogether.
The vacated Alcohol Rehabilitation site is redeveloped with higher density residential uses in this
alternative, with the inclusion of a small local park for the enjoyment of local residents. The provision of
additional density in this location further supports the more extensive park and opens space system which
is illustrated, and increases the likelihood that a neighborhood commercial use can be attracted to the area.
In an attempt to minimize access/traffic conflicts, the small vacant site at the rear of the State Street
storage units is illustrated as lower density residential in this alternative.
4.2

Alternative 2 - Lower Density Residential/ Less Open Space

As illustrated in Map 6, this alternative implements a lower density residential profile throughout the
neighborhood, with the corresponding provision of a less-extensive park and open space system.
Although no specific density is proposed at this stage, it is assumed that the number of units will be
slightly less than the higher-density scenario illustrated in Alternative 1, although the primary difference
is the type and pattern of development.

Examples of Lower Density Residential
Alternative 2 eliminates the majority of environmentally sensitive areas from consideration for
development. However, single-family uses are illustrated within the surface fault zone to the east, pending
additional environmental assessment and assumed site design modifications (see Appendix D for details).
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This alternative acknowledges that residential densities and layouts will be determined in part by detailed
environmental assessments yet to come, and partly due to presumed resident demand for better design
quality and better integration with existing uses in the vicinity.
Alternative 2 assumes that Buckley Basin will remain in the same general location and occupy a similar
4
footprint as it does today .The basin will be linked with open space areas along the Bonneville Shoreline
as part of a more compact neighborhood park/open space feature. It is assumed that the basin will be
terraced and sculpted, resulting in a usable and attractive local park, primarily for the use of neighborhood
residents. A new trailhead is illustrated to the east. Buckley Basin will be linked with Bicentennial Park to
the west along a trail incorporated into the Buckley Basin drainage, which eventually terminates in the
5
wetlands at Bicentennial Park to the west .
Bicentennial Park is only partially developed according to the existing park master plan in this alternative,
incorporating the bulk of public lands west of Slate Canyon Drive as ball fields, soccer fields, trails,
limited parking areas and other smaller amenities. Although disk golf is primarily a management issue, it
has emerged as a major concern by some residents. This alternative provides an opportunity to maintain
disk golf in the present location, to move disk golf activities to the Buckley Basin Area, or to relocate
play to another site altogether.
The vacated Alcohol Rehabilitation site is redeveloped with lower density residential uses in this
alternative, with no corresponding park or open space amenity as illustrated in Alternative 1. An
additional lower-density development is illustrated on the northern edge of the site west of Slate Canyon
Drive, in an area currently master planned for the future expansion of Bicentennial Park.
In an attempt to minimize access/traffic conflicts and support a lower-density feel overall, the small
vacant site to the rear of the storage units is illustrated as lower density residential in this alternative as
well.
4.3

Alternative 3 - Mixed-Density Residential/ Balanced Open Space

This alternative illustrates a balanced mix of land
uses, densities and open space, rather than focusing
on density alone. The alternative assumes that the
goal is to create a desirable neighborhood that
maximizes the opportunities of the existing site.
As illustrated in Map 7, a mix of lower and
medium-density residential uses is proposed in
areas where there is less environmental sensitivity.
The alternative attempts to strike a balance between
density, open space and existing development
patterns, incorporating a range of creative housing
types and styles to help improve the overall image
while attracting a neighborhood commercial use to
the northeast corner of State Street and Slate
Canyon Drive.
4

As previously noted, a conservative approach to the amount of land required for this facility prevails, pending
detailed design inputs at a later stage.
5
The environmental assessment conducted as part of this study indicates that overflow at Buckley Basin is extremely
unlikely. Nonetheless, an overflow outlet must be provided. In all alternatives the required drainage outlet is
envisioned to accommodate a trail, thereby maximizing the utility of the required drainage feature.
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The alternative eliminates most environmentally sensitive areas from consideration for development.
However, it is assumed that single-family uses would allowed within the surface fault zone to the east,
pending additional environmental assessment and proper site design.
This alternative acknowledges that residential densities and layouts should be determined in part by
detailed environmental assessments still to come. It is further assumed that development east of Slate
Canyon Drive will occur as part of a single development project, thereby enhancing the opportunity for
creative site planning and design.
Alternative 3 assumes that Buckley Basin will
remain in the same general location and occupy a
similar area as it does today. The basin will be
linked with open space areas along the Bonneville
Shoreline to the east as part of an extensive and
comprehensive hillside open space system,
including a new trailhead. It is assumed that the
basin will be terraced and sculpted, resulting in a
usable and attractive regional park for the use by
local residents and others. Buckley Basin will be
further linked with Bicentennial Park to the west
along a trail incorporated into the Buckley Basin
drainage, eventually terminating in the wetlands at
6
Bicentennial Park to the west .
Bicentennial Park is partially developed according to the existing park master plan in this alternative,
incorporating the bulk of public lands west of Slate Canyon Drive. The expanded park includes ball
fields, soccer fields, trails, limited parking and other smaller amenities. Since the play of disk golf is
primarily a management issue, this alternative provides an opportunity to maintain disk golf in the present
location, to move disk golf activities to the Buckley Basin Area, or to relocate play to another site
altogether.
In this scenario, the vacated Alcohol Rehabilitation site is earmarked for a civic or institutional use, in
keeping with similar uses which surround it. It is
critical that the new use have adequate parking, and
that the scale and operations be appropriate for the
surrounding residential neighborhood.
A medium-density development is illustrated on the
northern edge of the site west of Slate Canyon
Drive, in an area currently master planned for
expansion of Bicentennial Park. The new
development could be developed with a shared
trailhead access/ parking facility for the expanded
park.
The small vacant site to the rear of the storage units
is illustrated as a medium-density residential site,
assuming that a mix of creative and well-designed residences are provided in a manner that enhances the
overall structure of the neighborhood, and that traffic/access issues from Slate Canyon Drive can be
resolved in a safe manner.
6

Ibid.
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Examples of Mixed Density Residential
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