Planning Commission Hearing
Staff Report
Hearing Date: March 13, 2019
ITEM 3 John Dester, representing Georgetown Development, requests Concept Plan approval for a
single-family cluster development project in a proposed Performance Development Overlay Zone,
located at approximately 2400 N 650 East. Rock Canyon neighborhood. Brian Maxfield (801) 8526429 PLCP20190031

Applicant: John Dester

Current Legal Use: Uses allowed in the R1.10
Residential Zone

Staff Coordinator: Brian Maxfield
Relevant History: None
Property Owner: Capsicum Ltd.
Parcel ID#:20:061:0045
Acreage: 3.62
Number of Properties: 1
Current Zoning: R1.10

Neighborhood Issues: This item was presented at a
Neighborhood Meeting last Fall, and again on March
4, 2019. Concerns raised by residents seemed to be
centered on traffic, building height, and possible
accessory apartment units. To date, no final report
from the Neighborhood has been submitted to staff.

Summary of Key Issues:
ALTERNATIVE ACTIONS
- Desirability and attractiveness of the proposed
1. Continue to a future date to obtain
development.
additional information or to further consider
- Meeting the qualifications, allowances and requirements
information presented. The next available
for a PD Performance Development.
meeting date is March 27, 2019 at 6:00 P.M.
2. Recommend denial. This action would
not be consistent with the recommendation
of the Staff Report. The Planning
Commission should state new findings.

Related Items: The proposed overlay zone requires a
project plan to be developed in conformance with
provisions of Chapter 14.31 of the Zoning Ordinance.
A concept plan for the proposed development of the
property is being presented as a separate item, but
concurrently with this zoning overlay request.
Staff Recommendation:
Approve the proposed concept plan for the Heirloom
clustered single-family dwelling project located at
approximately 2400 N 650 East.
This action would be consistent with the
recommendations of the Staff Report.
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OVERVIEW
This item is the approval of a concept plan based on the provisions of Chapter 31 - PD
Performance Development Overlay Zone. The proposed project is for five, 4-unit clusters of
attached single-family dwellings, representing a bonus density of 5 units. The proposed Overlay
Zone is to be used in combination with the current R1.10 zoning on the property.
In Section 14.31.010 Purpose and Objectives, the Zoning Ordinance lists the Purpose and
Objective of allowances for a Performance Development as:
(1) The purpose of the Performance Development Overlay Zone is to encourage imaginative and
efficient utilization of land, to develop a sense of community, and to insure compatibility with the
surrounding neighborhoods and environment. This is accomplished by providing greater flexibility
in the location of buildings on the land, the consolidation of open spaces, and the clustering
of dwelling units. These provisions are intended to create more attractive and more desirable
environments within the residential areas of Provo City.
(2) A Performance Development (PD) is a residential development planned as a whole, single
complex. It incorporates a definite development theme which includes the elements of usable open
spaces, diversity of lot design or residential use, amenities, a well-planned circulation system, and
attractive entrances as part of the design. The incorporation of one (1) or two (2) of these elements
into a development does not make a PD. The combination of all these elements is necessary for the
development of a PD.

A Performance Development Overlay allows two development options not otherwise allowed by
the existing R1.10 Zone. First, it allows attached, single-family units within a planned unit
development. Second, it allows a bonus density for more units than could be realized within a
standard subdivision.

FINDINGS OF FACT










The site is currently zoned R1.10
The property could be subdivided per the standards of the R1.10 Zone.
The applicant is requesting the allowance for attached, single-family units that are
permitted in the R1.10 zone (Section 14.10.020), within a planned unit development.
The applicant is proposing a planned unit development within the provisions of Section
14.31 – PD Performance Development Overlay Zone.
The applicant is requesting a total of 20 units on the property which represents the
granting of a bonus density based on the standards of Section 14.31 for a Performance
Development Overlay Zone.
The subject property meets all Minimum Performance Standards as required by Section
14.31.080 for General Standards (i.e., Single Ownership, Scope of Plan, Design Team,
Minimum Area, Hazardous Conditions, Setbacks, Fence Height, Natural Features,
Utilities, Phasing, Air Quality, and Water Conservation).
Regarding project and architectural design: The City’s Design Review Committee has
recommended approval of the project.
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APPLICABLE ZONING CODES



14.10 R - One-family Residential Zone
14.31 PD – Performance Development Overlay Zone

ANALYSIS
This project has been reviewed for compliance with the requirements and standards of Chapter
14.31 of the Zoning Ordinance, and for meeting the purpose and objective of that Chapter. For
ease of review, the following analysis is broken into subheadings that address certain
requirements and allowances in the PD Overlay Zone, as well as concerns raised in the
neighborhood meetings.

Staff Report – Heirloom PD Concept Plan
March 13, 2019

Item 3
Page 4

Base Density. The proposed project plan shows a total of 20 units. This represents a
bonus density of 5 units above a base density of 15 units. The 15 unit base density was
determined by staff following the allowances of City Code for minimum lot area (10,000
square feet), and minimum lot width (90 feet) and depth (90 feet). An illustration showing the
property with 15 lots that meet those ordinance requirements is attached to this report.
Bonus Density. The granting of bonus density is allowed within a PD Overlay Zone,
through a point system. Points are awarded by the Planning Commission based upon
meeting project design criteria in specific categories. The points (100 points maximum) are
then multiplied with a density coefficient that is different for each zone and based on the
allowable density for that zone. For the R1.10 zone, the coefficient is 0.0174. Therefore, a
project earning the maximum 100 points would qualify for an additional 1.74 unit per acre.
For this project with 3.62 acres, a total of 6 additional units would be possible.
A copy of the Density Bonus Design Requirements is attached to this report. It shows the
number of points possible for each category and includes staff’s recommendation regarding
each of the requirements and categories. The Planning Commission is tasked with
evaluating the proposed project against the design criteria and then determining the
qualifying number of points and resulting bonus density to be allowed for this project.
Traffic. With most development proposals, there are two general types of concerns
expressed regarding traffic. First is the amount of traffic generated by a site and use.
Second is possible traffic conflicts caused by the new traffic flow.
Traffic Generation. One of the most common means of obtaining the number of vehicle
trips that can be expected by particular uses, is utilizing the ITE (Institute of Traffic
Engineers) Traffic Generation Manual which is based on extensive nation-wide research.
However, to be even more accurate in their estimates, Provo City enhances the
research from the Traffic Generation Manual through detailed local counts. Generally,
the ITE generation number is 10-12 vehicle trips per day for each single-family detached
dwelling. Provo City’s local counts actually return a higher generation number with an
average of 17.67 daily trips per single-family detached unit.
Single-family detached is usually the highest generator for residential uses because
among other things, they average larger families and a higher number of drivers,
resulting in a higher number of individual trips. But, no matter the source of the
generated number, attached residential clusters and adult housing units have traffic
generation numbers below that of single-family detached housing. The numbers for
attached housing and adult occupancy are also fairly consistent in their percentage
below the count for single-family detached dwellings. Generally, the attached units are
from 60% to 65% and senior housing is at about 35% to 45% of the detached singlefamily numbers.
Using Provo City’s trip generation number of 17.67 for 15 single-family detached lots
results in an estimate of 265 total trips generated. Using 65% of 17.67 for the attached
cluster units, a total of 230 trips would be expected to be generated by the proposed 20
units. So, even with the 5 additional units, the proposed clustered project would be
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expected to generate about 87% of the traffic caused by the alternative single-family
detached units.
Traffic Flow. Staff believes the proposed development would not cause an undue impact
in the traffic flow in relation to the properties location and the alternative development of
single-family detached dwellings. The proposed project would reduce the overall
number of traffic conflict points and funnel traffic generally away from the southwest
intersection where the majority of both vehicular and pedestrian conflicts would occur.
Building Height. Some area residents have expressed a desire for the units to be singlelevel rather than 2-story buildings, with the belief that single-story homes would be more
compatible with the neighborhood. Both the proposed development as well as a standard
development in the R1.10 zone would allow the common single-family maximum height of 35
feet, as measured to the mid-point of the roof pitch. In examining the surrounding
neighborhood, it was found there are indeed a number of single-story dwellings. However,
there are also a number of two story dwellings spread throughout the neighborhood. An air
photo showing the homes in the area with more than a single-story is attached to this report.
Accessory Apartments. Accessory dwelling units are currently allowed within Provo City in
one of three ways, and all of which require owner occupancy of the principal dwelling. The first
two ways, one allowing a student apartment and the other allowing a non-student apartment,
are only allowed in certain areas of the city that are denoted by either an “S” or an “A”
designation on the zoning map. The subject property is not included within either of those
designations.
The third option is an allowance for extra living space for elderly persons. By definition in the
Zoning Ordinance, an elderly person is one who is age sixty-five or older. And, subject to the
provisions of Section 14.34.450 of the Zoning Ordinance, “one or two elderly persons who own
and occupy a one-family dwelling located in an A1, RA, R1, or RC zone may allow two
additional persons over eighteen years old and their minor children to occupy extra living space
in the dwelling”. Therefore, it is possible that extra living space could be added to each of these
units depending on the age of their owners, and be in conformance with the Zoning Ordinance.

CONCLUSIONS
If it is believed the proposed concept plan presents a desirable and attractive residential
development that is compatible with the neighborhood and that it meets the provisions allowed
and standards required within the PD Overlay Zone provisions of the City’s Zoning Ordinance,
the proposed concept plan should be approved to facilitate that development.

RECOMMENDATION
Approve the proposed concept plan for the Heirloom clustered single-family dwelling project
located at approximately 2400 N 650 East.
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R1.10 Subdivision - Yield Plan for Establishing Base Density

City Master Transportation Plan – Arterial and Collector Streets
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