Planning Commission Hearing
Staff Report
Hearing Date: June 27, 2018
ITEM # 5
LeGrand Woolstenhulme requests Concept Plan Approval for a 16-lot single-family
subdivision, located at approximately 2100 West 820 North. The subdivision is subject to approval of a zone
change from A1.5 to Low Density Residential. Lakeview South Neighborhood. 17-0003CPA, Brian Maxfield,
801-852-6429
Applicant: LeGrand Woolstenhulme
Staff Coordinator: Brian Maxfield
Property Owner: A & A Rentals LC (et al)
Parcel ID#:21:024:0159
Acreage: 3.1

Current Legal Use: An existing dwelling, existing agricultural
structures, and agricultural land.
Relevant History: The existing dwelling and agricultural
structures have existed on the property for many years. The
agricultural land has also been in various forms of production
for many years.

Number of Lots: 1

Neighborhood Issues: Staff is not aware of any neighborhood
meeting that has occurred wherein the proposed zone change
and associated concept plan have been presented and
comments given.

Current Zone: A1.5

Summary of Key Issues:

Number of Properties: 1

Proposed Zone: Low Density Residential (LDR)

-

Outstanding sewer connection/allocations concerns.

General Plan Des.: Residential

-

Ongoing debate of the interpretation of four (4) units
to the acre for overall density in the Southwest Area;
i.e., four (4) units to the “gross” acre or four (4) units
to the “net” acre.

-

This site is identified as a possible location for a future
I-15 Interchange in the “Provo 820 North Corridor
Study Final Report,” sponsored by Mountainland
Association of Governments (MAG) and Provo City, in
cooperation with UDOT.

Council Action Required: No

ALTERNATIVE ACTIONS
1. Approve the requested zone change. This action
would not be consistent with the recommendations of
the Staff Report. The Planning Commission should
state new findings

Staff Recommendation:

2. Continue the requested zone change. The next
Staff recommends the Planning Commission deny the Concept
available Planning Commission hearing date is July
Plan requested by the applicant because the timing of the
11, 2018.
zone change request is premature to the sewer and density
interpretation concerns being resolved, and the potential for
the site to be the future location of a freeway interchange.
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OVERVIEW
LeGrand Woolstenhulme (the “applicant”), is requesting a concept plan approval for a 3.10-acre parcel,
which is located at approximately 836 N Geneva Road in the Lakeview South Neighborhood. The
property is currently zoned A1.5 and the request is to rezone the 3.1-acre site to LDR to allow
development of 16 single-family detached dwellings.
The CRC Reports for the zone change request and the Concept Plan, sent to the Applicant on November
8, 2017, noted that sewer capacity for the Southwest Area of Provo was being evaluated and that
plausible solutions to address the sewer concerns would be presented to the Municipal Council. The
Council has subsequently given support to constructing a new sewer treatment facility in phases and has
directed the Public Works Department to continue evaluating the best solution; however, a
determination of exactly how many sewer connections can still be accommodated by the existing
treatment facility and how those connections, if any, should be appropriately allocated, has not been
determined by the Public Works Department.
Additionally, the Westside Neighborhood Plan has been underway for some time now and a point of
discussion regarding the interpretation of the specified four (4) units to the acre limitation has not been
resolved. The discussion among steering committee members has been whether the limitation should
be four (4) units to the gross acre (the entire site area not accounting for roads and other infrastructure
divided by the number of proposed dwellings) or four (4) units to the net acre (the developable site area
after the required area for roads and other infrastructure has been deducted). This is an important
discussion because it will have a dramatic impact on the total number of units allowed in the area.
Furthermore, and most notably, the proposed site is included in the “Provo 820 North Corridor Study”
Area1 and has been identified as a part of a potential I-15 Interchange in the future.2 The
recommendation from the 820 North Corridor Study is for UDOT to commence an EIS to evaluate the
possible locations. Given that an EIS has not commenced and therefore no further evaluation has
occurred it would seem untimely for a zone change to be granted and development to begin on the
proposed site if it will need to be utilized for an interchange in the future.
For these reasons, staff feels this proposal should be deferred until the concerns have been sufficiently
answered, especially the determination of whether a future I-15 Interchange will be constructed on the
proposed site.
GENERAL PLAN POLICIES
As noted above, the applicant is proposing a development of 16 single-family dwellings, which is has a
gross density of 5.33 units to the acre. This density is not consistent with the Southwest Area Policy No.
2 of the General Plan, which limits the “aggregate gross density” of residential development to no more
than four (4) units per acre. Nevertheless, as also noted above, the interpretation of that particular
policy has been a matter of debate throughout the planning process for the Westside Neighborhood
Plan. Many community members feel that an interpretation of four (4) units to the net acre would yield
1

2

“820 North Corridor Study,” November 7, 2016, pg. 49 https://docs.wixstatic.com/ugd/ffd9c8_7a856da7e1234365826e4a1028a95acc.pdf
“820 North Corridor Study,” November 7, 2016, pg. 61
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a more desirable dwelling product and an overall density more appropriate to the nature of the
southwest neighborhoods of Provo.
The Westside Neighborhood Plan is still in the drafting stages, though public comment has started. Staff
is hopeful that a definitive determination of how the Municipal Council intends to view the stipulation of
four (4) units to the acre will be established as the draft neighborhood plan is presented to Council.
The proposed zone change and associated development appears to be consistent with the other goals
and policies of the Southwest Area and the Lakeview South Neighborhood of the General Plan as it
relates to single-family dwellings. Notwithstanding it appears to be consistent, the unsettled question of
density interpretation makes it impossible to determine whether the proposed project fully complies
with the General Plan provisions.
FINDINGS OF FACT
-

The proposed area to be rezoned from A1.5 to LDR is 3.1 acres.

-

The proposed development consists of 16 single-family detached dwellings which would equal
an aggregate gross density of 5.33 units to the acre.

-

The subject site is a possible location of a future I-15 Interchange.

-

Further evaluation of the site as a possible location of a future I-15 Interchange has not yet
occurred.

-

The Municipal Council has not had the opportunity to provide input or make a determination on
its interpretation of the Southwest Area Policy of four (4) units to the acre found in the General
Plan

-

The Municipal Council has not made any official determination regarding sewer capacity
concerns for the Southwest Area and the City as a whole.

-

A determination of the remaining number of sewer connections and an appropriate and
equitable method for allocating those connections (if any) has not be made by the Public Works
Department.

STAFF ANALYSIS
The fact that the site has been identified as a possible location of a future I-15 Interchange and that
further evaluation of the site has not yet occurred is of significant concern to staff. While staff
recognizes, the applicant would like to move forward with his development plans. Staff feels it would be
unwise to approve the zone change and allow 16 dwellings to be constructed at this location if they
would need to be demolished in the future to allow for a possible interchange. That would cause great
distress and displacement to future homeowners, as well as potential litigation. It would be much
better to wait for the official determination of whether an interchange will be built on the site. If the
recommended EIS finds that the proposed site at 820 North is not the best location and UDOT makes an
official decision to construct the interchange at a different location, the zone change request and
associated 16-unit detached single-family dwelling development could be reevaluated at that time.
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Also, for many months, staff has been advising applicants of the sewer concerns noted above. Staff has
not thought it in the best interest of the City to recommend approval of any zone change requests in the
Southwest Area until additional information and official determinations regarding the future of the
City’s sewer treatment facilities and the available connections have been made. Staff recognizes the
strong desire of applicants to see projects move forward, but those necessary determinations relating to
the City’s sewer capacity have not been determined and to recommend approval of a zone change
without those determinations would be irresponsible.
Additionally, staff has observed for some time that projects in the Southwest Area which meet the
aggregate gross density of four (4) units to the acre are often received with hostility by members of the
neighborhood because the perception of four (4) units to the acre should equate to quarter-acre lots,
but in reality the lots are often much smaller because the area for roads and other infrastructure must
be subtracted from the buildable lot area, but it is included in the overall density calculation. We believe
this is the reason the discussion between “net” verses “gross” came up in the Westside Neighborhood
Plan meetings and it has not yet been resolved and will not be resolved until an official interpretation is
made by the Municipal Council. The applicant’s proposed project exceeds even the gross density
limitation by 1.33 units per acre.
CONCLUSIONS
Based on the Findings of Fact and Analysis detailed above, staff recommends the Planning Commission
deny the requested concept plan approval to allow development of 16, single-family detached dwellings
on the subject 3.1-acre site.
ATTACHMENTS
1. LOCATION MAP
2. CURRENT ZONING MAP
3. PROPOSED ZONING MAP
4. PROPOSED SITE PLAN
5. PAGES FROM THE “820 NORTH CORRIDOR STUDY”
6. ELEVATIONS OF POSSIBLE HOUSING TYPES
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ATTACHMENT 5 – PAGES FROM “820 NORTH CORRIDOR STUDY”
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