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Conditional Use Permit 
Hearing Date: 

February 13, 2019 
 

ITEM# 6 Michael Wade requests Conditional Use approval for a reduction in required parking 

for a nonconforming commercial building, located at 485 E 600 N in the Residential 

Conservation (RC) Zone. Joaquin neighborhood. Austin Taylor (801) 852-

6423PLCUP20190032 

Applicant: Mike Wade 
Staff Coordinator: Austin Taylor 
Property Owner: The Hut, LLC 
Parcel ID#: 050770003 
Current Zone: Residential 
Conservation (RC) 
General Plan Designation: 
Residential 
Acreage: 0.22 acres  
Number of Properties: 1 
Number of Lots: 1 
Total Building Square Feet: 
approx. 3,411  
Council Action Required: No  
 
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. 
 
2.  Deny the requested 
Conditional Use Permit.  This 
action would be inconsistent 
with the recommendations of 
the Staff Report. The Planning 
Commission should state new 
findings.  

Current Legal Use: Mixed-use commercial and residential  
 
Relevant History: The mixed-use property has been home to The 
Wash Hut, a laundromat that caters to residents in the Joaquin 
neighborhood. Attached to it are two small apartments.  Recently, 
the Municipal Council approved an amendment to the Residential 
Conservation zone that allowed this building to be used as a 
restaurant.   
 
Neighborhood Issues: Overuse of on-street parking in the Joaquin 
neighborhood, especially North Joaquin, is well known and 
documented.  The Joaquin Neighborhood held a special meeting at 
the site of this development. Residents asked the developer several 
questions about the building design, logistics of garbage pickup and 
food deliveries. The developer was very willing to adjust his plans to 
please the neighbors. 
 
Summary of Key Issues: 

- Current city code would require 52 parking stalls for this 
development. The most Mike can fit on this site is 13 while 
conserving the existing building and future site operations. 

 
Staff Recommendation: Staff recommends the item be approved 
subject to the following conditions: 

1. That a minimum of ten (10) covered, bicycle parking spaces 
be provided; 

2. That the cost of parking and rent/lease for residential and 
commercial tenants be unbundled as a separate fee or 
charge; and  

3. That employees of the commercial space may not park on-
site; and 

4. That all CRC comments related to the Conditional Use 
Permit and the building permit must be complied with prior to 
occupancy of the building.   
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OVERVIEW 

The applicant is requesting a Conditional Use Permit (CUP) to allow a reduction in required 

off-street parking for a mixed-use development consisting of a mini food court and small 

duplex in the Joaquin Neighborhood (Section 14.37.050). 

Current city code requires that the property have 52 off-street parking spaces. A study from 

Hales Engineering suggests that due to the dense, walkable nature of the area, the 

proximity (one block) from a fixed UVX stop, and student clientele and employees, the 

project would function fine with just 13 off-street parking spaces. Planning staff also 

recommends two parking management strategies that will reduce parking demand from 

tenants, employees, and customers. 

FINDING OF FACTS 

1. A reduction of parking based on a study provided by a transportation engineer is 
permitted by Section 14.37.050 of the Provo City Code. 
 

2. There are already existing restaurants in the area that operate with little to no 
parking, including SLAB Pizza, CupBop, J-Dawgs, (formerly) The Mighty Baker, Thai 
Ruby, and Sodalicious at The Village. 
 

3. The property has been used as a mixed-use development for decades already, as a 
laundromat and duplex. 
 

4. The applicant gave a site tour during a special neighborhood meeting for the project. 
The neighborhood recommended proceeding with the plan as currently designed. 
They look forward to the added social and economic value this project will bring to 
their area. 

 
5. Food delivery trucks would use the driveway for unloading and make the majority of 

deliveries off-peak, early-morning hours. 
 

6. Current garbage pickup would be more frequent and done during off-peak, morning 
hours. 
 

7. Peak parking demand for residential units is typically later in the day than peak 
demand for restaurants. 
 

8. A forthcoming Joaquin area permit parking program will limit on-street parking 

spillover. 
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STAFF ANALYSIS 

Conditional Use Permits are subject to compliance with 14.02.040. Responses are in 

bold. 

 

The ordinance, in part, is as follows: 

(1) The Planning Commission may, subject to the procedures and standards set 

forth in this Chapter, grant, conditionally grant, or deny an application for a 

Conditional Use Permit for uses allowed by the chapter for the applicable zone. The 

purpose of a Conditional Use Permit is to allow proper integration of uses into the 

community which may only be suitable in specific locations and may have potentially 

detrimental characteristics if not properly designed, located, and conditioned. 

 

(2) The following standards shall apply to any request for a Conditional Use Permit: 

(a) A proposed conditional use shall be granted unless the subject use will be 

detrimental to the health, safety, or general welfare of persons residing in the 

vicinity or injurious to property in the vicinity. 

Neither a duplex nor a restaurant will have detrimental effects on the 

area. The surrounding area already has both restaurants and multi-

family housing and does just fine. 

 

(b) A proposed conditional use shall be detrimental to the health, safety, or 

general welfare of persons residing in the vicinity or injurious to property in 

the vicinity: 

(i) if the proposed use will cause unreasonable risks to the safety of 

persons or property because of vehicular traffic or parking, large 

gatherings of people, or other causes; 

This property does have the potential to draw vehicle traffic and 

many people. However, expected clientele for a restaurant should 

not post any threat, nor should minor increased traffic on a slow-

speed neighborhood street. 

 

(ii) if the proposed use will unreasonably interfere with the lawful use 

of surrounding property; 

The project design contains property use within its boundaries. 

 

(iii) if the proposed use will create a need for essential municipal 

services which cannot be reasonably met; 

Applicable city departments have reviewed the project and have 

raised no concerns about it. 
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(iv) if the proposed use will in any other way be detrimental to the 

health, safety or general welfare of persons residing in the vicinity or 

injurious to property in the vicinity. 

Restaurant and residential functions will be kept within the 

boundaries of the property. There will be no detrimental effects 

on surrounding people. 

 

(c) A change in the market value of real estate shall not be a basis for the 

denial of a proposed conditional use. 

The proposed use will raise the property value of the site and potentially 

have no effect on surrounding sites. 

 

(d) If a part of a proposed conditional use is found to be contrary to the 

standards described in this section, the applicant may propose or consent to 

curative measures which will make the proposed use not contrary to the 

standards described in this section. 

The proposed use is not contrary to the standards described herein.  

  
Although the proposed new project does not meet the minimum parking requirements under 

current city code, the dense nature of this area—including existing popular restaurants with 

little to no parking—supports the claim that the project will function without the required 

number of spaces. 

The two methods of parking demand management recommended under this conditional use 

permit have been proven to reduce parking demand in other cities.  

This project will bring an increase in vibrancy and is a perfect fit for the north Joaquin 

neighborhood, with its high student population.  

RECOMMENDATION 

Based on the foregoing Findings of Facts and Staff Analysis, staff recommends approval of 

the requested Conditional Use Permit with the following conditions: 

1. That a minimum of ten (10) covered, bicycle parking spaces be provided; 

2. That the cost of parking and rent/lease for residential and commercial tenants is 

unbundled as a separate fee or charge; and  

3. That employees of the commercial space may not park on-site. 

4. That all CRC comments related to the Conditional Use Permit and the building 

permit must be complied with prior to occupancy of the building.    
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APPLICANT AGREEMENT TO CONDITIONS 

Pursuant to Section 14.04.050 of the Provo City Code, relating to Staff Action on Planning 

Commission Matters, by signing below, the applicant agrees to the recommended 

conditions. If the applicant does not agree to the recommended conditions, the applicant 

may request to have the item heard by the Planning Commission.  

 

 

(x)______________________________________ Date __________________________ 
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Attachment 1 – Location Map 
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Attachment 2 – Site Renderings 
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Attachment 3 – Floor Plan 
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Attachment 4 – Parking Study
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