Planning Commission Hearing
Staff Report
Hearing Date: February 13, 2019
*ITEM #3

Irv Eastham requests a General Plan Amendment from Public Facilities (PF) to
Residential (R) to allow six (6) townhomes in a proposed LDR zone. The subject
property is located at 862 E Quail Valley Drive and includes 0.78 acres. Edgemont
Neighborhood. Robert Mills (801) 852-6407 PLGPA20190009

Applicant: Irv Eastham

Current Legal Use: Vacant parcel.

Staff Coordinator: Robert Mills

Relevant History: The site is an infill property located between the
existing office building to the east and the Timpview Seminary
building to the West and has historically been under the same
ownership of the office building. The ownership of the site is now
separate from the office building.

Property Owner: Church Family
LLC
Parcel ID#: 20:034:0049
Acreage: 0.78 acres
Number of Properties: 1
Number of Lots: 1
Current General Plan Designation:
Public Facilities (PF)
Proposed General Plan Designation:
Residential (R)
*Council Action Required: Yes

ALTERNATIVE ACTIONS
1. Continue to a future date to obtain
additional information or to further
consider information presented. The
next available meeting date is
February 27, 2019.
3. Deny the requested Project Plan.
This action would not be consistent
with the recommendations of the Staff
Report. The Planning Commission
should state new findings.

Neighborhood Issues: A neighborhood meeting was held on January
15, 2019 and was attended by several members of the surrounding
neighborhoods. Primary issues discussed in the meeting included
the presumed association of the subject property with the office
building, parking adequacy for both the proposed townhome project
and the existing office building, the addition of possible future uses a
general plan amendment and zone change would allow.
Summary of Key Issues:




The site is an infill property that was included in the PF
designated area of the General Plan Map because of its
proximity to the existing Timpview High School site.
The proposed map amendment will allow for the development
of single-family residential uses on the site.

Staff Recommendation: Staff recommends approval of the requested
General Plan Map Amendment with the following conditions:
1. That all CRC comments are adequately resolved prior to
building permit approval of any proposed development;
2. The applicant shall demonstrate, graphically and empirically,
that the proposed map amendment and subsequent
development of the property will not create a negative
cumulative effect on the already burdened neighborhood; and
3. If development permits for the proposed site are not approved
within three (3) years from the date of the approval, the
General Plan Map Designation for the subject property will
revert to the current PF designation. If it can be shown that
development permits are actively being pursued, a time
extension may be granted by the Community Development
Director commensurate with the anticipated time needed to
secure such approvals.
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OVERVIEW
The subject property is an infill parcel located between the existing office building on
Quail Valley Drive and the Timpview High School Seminary. The applicant is proposing
to amend the General Plan Land Use Map designation for the property from Public
Facilities (PF) to Residential (R) to allow for a six-unit, single-family townhome
development project.
The property has historically been associated with the adjacent parcel to the west,
which is designated as Commercial (C) on the General Plan Land Use Map and was
rezoned to Professional Office to allow an office building almost forty years ago.
However, the subject property was recently acquired by a separate owner who desires
to develop the property for residential use.
Provo City’s General Plan was originally adopted August 26, 1997. A comprehensive
update was completed in November 2004 and again in August 2010. A non-substantive
update was also completed in December 2018. The Land Use Map has been amended
over that time period as well.
Surrounding property General Plan Land Use Map designations include Public Facilities
at the Timpview High School site (including the Seminary property), Commercial on the
office building site, and all other surrounding property in the immediate vicinity is
designated as Residential. The fact that the subject property is designated PF is
somewhat of an anomaly because the property is held in private ownership and not part
of a larger public or quasi-public use, i.e. a school, park, church, or other similar use.
Key Policies from the General Plan relating to the Edgemont Neighborhood include the
following:
1. Maintain all existing one-family residential areas of the neighborhood as one-family,
detached housing. Duplexes, twin homes, condominiums, and apartments are not
compatible with the goals for this neighborhood. Housing should be developed at the
scale of surrounding existing development. The neighborhood may consider design
regulations to control housing scale in established residential areas to prevent
incompatible infill development.
2. Limit rural agricultural tracts south of Timpview High School to one-family residential
development. If developed as performance developments, they should be limited to
one-family dwellings.
3. Prohibit existing commercial and office nodes from expanding into the Residential
(R) General Plan designation.
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FINDINGS OF FACT
1.

The subject property is an irregularly-shaped lot currently designated as PF
on the General Plan Land Use Map and is also zoned Public Facilities (PF).
Surrounding General Plan Map designations include: PF, C, and R.
There is no history of the site being developed and the site is not associated
with any customary land use found in the PF zone, including Timpview High
School or the Seminary.
The subject property is under separate ownership from the adjacent office
building and parcel.
Although the site is irregular in shape, development, including single-family
attached residential dwellings is feasible.
There are Covenants, Conditions, and Restrictions (CC&Rs) recorded for the
adjacent office-use parcel; however, those CC&Rs do not encumber the
subject property.
The subject property is in the Edgemont Neighborhood and key policies have
been adopted in the General Plan for the neighborhood.
Goal 1.4.3 listed in the General Plan calls for dispersing the increasing
demand for affordable housing throughout the City and the County.

2.
3.

4.
5.
6.

7.
8.

Analysis
Section 14.02.020(1) of the Provo City Code states the following regarding amendments
to the Planning and Zoning Title and to the General Plan:
“Amendments shall not be made . . . except to promote more fully the objectives
and purposes of this Title and the Provo City General Plan or to correct manifest
errors.”
Additionally, guidelines for consideration of an amendment are set forth in Section
14.02.020(2) of the Code and are listed below. Staff analysis is provided after the
individual guidelines in bold.
(a) Public purpose for the amendment in question.
To allow residential development of the subject infill lot located between two
different land uses.
(b) Confirmation that the public purpose is best served by the amendment in question.
The public purpose is served by the proposed map amendment because it will
facilitate the addition of needed housing units into the City and provide
additional housing types in an area primarily composed of single-family
detached dwellings. It is possible that the project could change to something
other than that proposed by the applicant, but the overall goal of increasing
housing options in the area will be met and then regulated by the requirements
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and limitations of the applicable zone.
(c) Compatibility of the proposed amendment with General Plan policies, goals, and
objectives.
As noted above, the proposed map amendment does help to implement the
overall housing goal of the General Plan. Additional General Plan items
specific to the Edgemont Neighborhood to consider include the following:
1. Maintain all existing one-family residential areas of the neighborhood as onefamily, detached housing. Duplexes, twin homes, condominiums, and apartments
are not compatible with the goals for this neighborhood. Housing should be
developed at the scale of surrounding existing development. The neighborhood
may consider design regulations to control housing scale in established
residential areas to prevent incompatible infill development.
The proposed map amendment does not conflict with the goal to maintain
all existing detached housing; however, it does conflict with the policy that
residential dwellings other than single-family detached are not compatible
with the neighborhood. The type of housing proposed for the site would be
consistent in scale and nature to the surrounding office building and high
school.
2. Limit rural agricultural tracts south of Timpview High School to one-family
residential development. If developed as performance developments, they should
be limited to one-family dwellings.
The subject lot is located northeast of Timpview High School.
3. Prohibit existing commercial and office nodes from expanding into the
Residential (R) General Plan designation.
The proposed map amendment would help to prohibit the expansion of the
existing office node by restricting the property to residential uses only. A
previous prospective buyer suggested expanding the office use to the
subject site by providing additional parking space for the existing office.
That proposal would appear to be inconsistent with the intent of this
neighborhood policy.
(d) Consistency of the proposed amendment with the General Plan’s “timing and
sequencing” provisions on changes of use, insofar as they are articulated.
The proposed amendment relates to the map designation of an infill parcel in
an established neighborhood. The proposed amendment should not negatively
affect the “timing and sequencing” of any General Plan provision.
(e) Potential of the proposed amendment to hinder or obstruct attainment of the General
Plan’s articulated policies.
It seems unlikely that the proposed amendment would hinder or obstruct
attainment of the articulated policies because it ultimately provides the
potential for low-density, single-family development and reduces the
possibility of the expansion of the commercial use on the site.
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(f) Adverse impacts on adjacent land owners.
Land owners on the adjacent east and west side would not be impacted
because of the more intense nature of those respective uses.
Some residents in the single-family neighborhoods across Quail Valley Drive,
however, have expressed their concerns at the potential increase in traffic,
congestion, and loss of available public on-street parking. A neighborhood
meeting was held on January 15, 2019 in the Edgemont Elementary Library.
Residents from the entire Northeast Area were invited to attend. The majority
of neighbors who attended the meeting expressed concern over the existing
office building and a new operation currently within the building that may not
comply with the existing CC&Rs for that property. CC&Rs were recorded for
the office property restricting the use to “executive office” use only and that
no subsequent change to the zoning code could permit any additional uses. In
the past, various operations have occurred within the office building that have
violated the intent of the “executive office” use, a prime example was a call
center that operated out of the building. Parking was often inadequate and
created an unreasonable burden on surrounding land uses, especially when
combined with the many activities and events at Timpview High School. Some
of the neighbors allege the City is responsible for enforcement of those
restrictive covenants, which may or may not be the case, regardless of the
responsibility, enforcement has been very difficult throughout the duration of
the their existence. Because of this, the neighbors would like assurances from
the applicant that the map amendment will not continue to exacerbate the
situation.
Because of those concerns and the uncertainty of future development
potential, the majority of residents attending the meeting also opposed the
proposed townhome project.
Staff acknowledges the concerns of the neighborhood regarding parking,
safety, and congestion. It appears that the existing impacts are related to
separate issues from the proposed amendment and project. Staff believes the
impacts will not be further aggravated by the proposal to develop the property
with townhouses because the proposed development is more than able to
meet the requirements of the proposed residential zone. However, it is
incumbent upon the applicant to show that the proposed map amendment and
subsequent development of the property will not create a negative cumulative
effect on the already burdened neighborhood. This should be incorporated as
a condition of approval.
(g) Verification of correctness in the original zoning or General Plan for the area in
question.
Given the broad-brush nature of how General Plan Map designations are
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applied, and the fact that the subject property has been vacant for its known
history, it’s easy to conclude why the PF designation was applied. However,
the parcel is privately-owned with no intended public use. Because the parcel
is not associated with any typical public use, a designation to Residential will
likely be beneficial to the surrounding neighborhoods by eliminating the
possibility of the site being developed with a more undesirable use permitted
within the PF zone.
(h) In cases where a conflict arises between the General Plan Map and General Plan
Policies, precedence shall be given to the Plan Policies.
No such conflict is anticipated as a result of the proposed map amendment.
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RECOMMENDATION
Based on the Findings of Fact and Analysis, staff recommends the Planning
Commission approve the requested General Plan Land Use Map amendment with the
following conditions:
1. That all CRC comments are adequately resolved prior to building permit approval
of any proposed development;
2. The applicant shall demonstrate, graphically and empirically, that the proposed
map amendment and subsequent development of the property will not create a
negative cumulative effect on the already burdened neighborhood; and
3. If development permits for the proposed site are not approved within three (3)
years from the date of the approval, the General Plan Map Designation for the
subject property will revert to the current PF designation. If it can be shown that
development permits are actively being pursued, a time extension may be
granted by the Community Development Director commensurate with the
anticipated time needed to secure such approvals.
ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.

Location Map
Current General Plan Map
Proposed General Plan Map with Amendment
Current Zoning Map
Proposed Zoning Map
Site Plan
Proposed Building Elevations
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Attachment 2 – Current General Plan Map
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Attachment 3 – Proposed General Plan Map with Amendment
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Attachment 4: Current Zoning Map
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Attachment 5: Proposed Zoning Map
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Attachment 6: Site Plan
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Attachment 7: Proposed Building Elevations
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