pr<vo

COMMUNITY AND
NEIGHBORHOOD SERVICES

Planning Commission Staff
Report Hearing Date:
April 28, 2021

*ITEM#6 The Community and Neighborhood Services Department requests an Ordinance Text
Amendment to Chapter 14.20B of the Provo City Code to update development
standards of the Freeway Commercial Two (FC-2) Zone. Citywide impact. Melissa
McNalley (801) 852-6164 mmcnalley@provo.org PLOTA20210026

Applicant: Community and Neighborhood
Services

Staff Coordinator: Melissa McNalley
Citywide Application
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 May 12,
2021, 6:00 p.m.

2. Deny of the proposed rezoning. This
would be a change from the Staff
recommendation; the Planning
commission should state new findings.

Current Legal Use: Vacant.

Relevant History: The property has been
previously used as agricultural.

Neighborhood Issues: A neighborhood
meeting was held electronically in Fall 2020.
Neighbors were generally concerned about what
types of future development may locate to the
site and about what type of landscape buffering
will be required. Additional detail was desired by
the neighborhood chair.

Summary of Key Issues:

e The proposed amendment is aligned with
the General Plan and the Southwest
Neighborhood Land Use Map.

e The building height limitation in the FC2 is
removed.

¢ A landscaped transitional setback will be
required between the FC2 Zone and any
residential area.

Staff Recommendation:

Staff recommends the Planning Commission
recommend approval of the proposed ordinance
amendment to the Municipal Council.
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OVERVIEW

The applicant is requesting an ordinance text amendment to update the current Freeway
Commercial Two (FC2) zone specifically to apply to two parcels located north and south of
Lakeview Parkway which is currently zoned as A120 and vacant. The proposed amendment
will apply to all FC2 zones. The Southwest Neighborhood Land Use Plan encourages this
type of development at the location.

GENERAL PLAN POLICIES

Determine the appropriate type, level, and location of economic development initiatives for
Provo City (Goal 1.4.13.1).

Encourage site-specific designs to take into account the uniqueness of the surroundings
(Goal 1.4.13.4).

Require landscaping around the perimeter of commercial projects to soften development
(Goal 7.4.12.2).

Regional commercial uses may be located adjacent to I-15 or within the airport related
activities district (Westside Development Policies 4(a)).

FINDING OF FACTS

=

The subject property is zoned Agriculture (A1.20).

2. The Southwest Neighborhood Land Use Plan identifies the subject property for
commercial development.

3. The applicant’s proposal is consistent with the Southwest Neighborhood Land Use

Plan.

STAFF ANALYSIS

The proposed ordinance text amendment will provide additional guidelines for
development within the FC2 zones.

1. Provo City Code Section 14.02.020(2) sets forth the following guidelines for
consideration of ordinance text amendments:

Before recommending an amendment to this Title, the Planning Commission shall
determine whether such amendment is in the interest of the public and is
consistent with the goals and policies of the Provo City General Plan. The following
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guidelines shall be used to determine consistency with the General Plan:
(responses in bold)

(a) Public purpose for the amendment in question.

The proposed amendment allows the FC2 zone to be more versatile
and applicable. The proposed amendment also allows for additional
economic opportunity, which can help the resiliency of Provo’s
economy, provide additional jobs, and contributes to the commercial
opportunities.

(b) Confirmation that the public process is best served by the amendment in
guestion.

The proposed amendment makes this zone more versatile across
locations in the City.

(c) Compatibility of the proposed amendment with General Plan policies,
goal, and objectives.

The proposed amendment advances the goals, policies and
objectives of the General Plan and the future Land Use Map for the
Southwest area by providing additional commercial options for
future development.

(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 propose amendment is consistent with the timing and
sequencing of the General Plan.

(e) Potential of the proposed amendment to hinder of obstruct attainment of
the General Plan’s articulated policies

There is no potential of hinderance or obstruction to the General
Plan policies with the proposed amendment.

() Adverse impacts on adjacent land owners.
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Intensive commercial development adjacent to a residential
neighborhood has the potential for some adverse impacts; however,
staff is recommending additional transitional setbacks consisting of
landscaped area to provide adequate screening and visual relief.

(g) Verification of correctness in the original zoning or General Plan for the

area in question.
The original zoning and General Plan designation for the area is
correct as shown in both the General and Neighborhood Plan.

(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 conflict exists.

STAFF RECOMMENDATION

1. Staff recommends the Planning Commission recommend approval of the proposed
ordinance amendment to the Municipal Council.

ATTACHMENTS

1 - Ordinance Text Amendment
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Attachment 1 — Ordinance Text

Chapter 14.20B
FC2 -FREEWAY COMMERCIAL TWO ZONE

Sections:
14 M0B.010 Purpose and Objectives.
1420B.020 Permitted Uses.
14 20B.030  Pror Created Lots.
14 MB040 Lot Standards.
14206050 Yard Requrements.
14 20B.060 Projpechons mbo Yards.
14208070 Bwlding Height
14 ME080 Paking Loading and Access.
14 20509 Trensitonzl Development Standards.
14MB.100 Desipn Standards.
14 20B.110  Other Requrements.

14 20B.010

Purposze and Objectives.

The Freeway Conmercial Two (FC2) zone 15 established to provide a transition between the freenay
commercial area and the gatewav mio downtown. The promary use of the land 15 for commereal and sermace
uzes o serve regional populaton needs, as well as local residents, and should not compete with dowmntown.
Buldmgs in thas area should be athactive, well designed and create an mviting entry to the City. Required
vards and areas sumrounding buildimgs shall be attractmvely landseaped and mamtained 1o harmony with the
charactenishes of the swmrounding residential areas. The uses charactenstc of thys zone will be a vanety of
medium- to large-seale retail and business uses with satellite shops and facilifies serving a wide range of goods

and services.

(Enacted 2012-13)

14 20B.020
Permitted Uses.

(1} Those uses or categones of uses as hsted heren. and no others, are permutted m the FC2 zone.

*Iltem 6
Page 5
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(2} All uses contamed herein are listed by mumber as designated m the Standard Land Use Code published

and maintained by the Plannms Conmmission Specific uses are identified by a four (4) digt mumber m which
all dignts are whole pumbers. Classes or groupmgs of such uses permutted m the zone are 1denhfied by a four
(4} digzt pumber m whech the last one (1) or two (2) digts are zeros.

(3} Al such caterones hsted herein and all specific uses contamed withm them in the Standard Land Use
Code will be permitted m the FC2 zone, subject to the Imutafions set forth heremn

4} Permitted Principal Usesz. The followmg prineipal uses and structures, and po others, are permmtted in the
FC2 zone:

Usa Mo, Usa Classification
1511 Hoptels
1512 Maomls

4700 Commmicatens (unless identified az a
conditional use in Section 14.34 430, Prove Crty
Code)

4811  Elecinc mansmission right-of-way (identifies
arsas where the surface iz devoted exchizively to
the rizht-of-way of the activity)

4811  (zas pipeline night-of-way (identifies areas where
the surface is devoted exclosively we the nght-of-
way of the activity)

4814 (zas pressure control sfadons

4831  Water pipeline right-of-way (identifis: areas
where the surface is devoted exchazively to the
night-of-way of the activigy)

4835 Imigation distmbufion channels

4835  Water pressure conmol sarions and pumping
plants

4841  Sewage pipeline nght-of-way (idzntifies areas
where surface is devoted exclusively to right-of-
Way actvity)

4844 Sewage pumpng sfadons

4864 Combinyton utlities nght-of-way (dentifies
arzas where surface is devoted exchusively fo
right-of-way achviry)

4873 Stomm drain or neht-of-way (predominanthy
coversd pipes or boxes)

4813 Trawel agenciss
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Use Mo,

5130
3240
5251
5255
5256

5111

5312
5330
3360
3400

400
3511

5515

3520

5530

3504

550d0)
5704

5810
3910
39440
5950
5063
5070
5000

Use Classification
Paint, plazs and wallpaper
Elecirical supplies
Hardware
Building maintenance
Swimming pool supplies
Diepartment stores (inchides major and junios
chain deparmment stores)
Driscount deparmment stores
Varisty stares
Beetadl rade - peneral merchandise

Food stores (sroceries, meats and fish, fwits and
vegstables, candy. nuts, dairy, bakeries, eic.)
Miscellaneos retail food establishment

Maror vebicles, automobiles - new car salss and
uzad car sales which will be permitied only as an
ACCEIHACY WEE 10 DEW Car sales

Motor vehicles, mucks and buses - new wehicls
sales and wsed vehicles sales permitted only as
an Acceszary use to oew mack and bus sales

Automebile accsssoriss (exoept ire recappns
and wolkcanizing)

Gasoline service stations

Motorcycles, moior soooter pars, a0cessories,
supplies

Apparel and accessones

Furmirure, hame furmishings, and egquoipment (o
combined warshousing)

Eating places (Testaurants)

Drmug and propristary storss

Biooks, staftionery, art and hobby supplies
Sporting goods, bicycles, and toys

(Garden supplies (enfirely within a buildng enby)
Tewelny

Mlizcellaneous retail stores (includes Sonsts,
newspapers and mazarinss, phato supplies, pet
stores, and other similar retil stoses, exchdins
tobacco producs)
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Use Mo, Use Claszification

610  Banks insorance and real estate (except G123
Pawnbrokers, 6124 Bail bonds, and £129 Other
credif services)

6200  Persomal services - including laundry,
phaowzraphy, beauty and barber services,
clothing repair, etc. (except 6294 Escon services

and £2095 Tattoning)
107 Athletic clubs, body building smadios, spas,
Aerabic centers (no Symnasiums)
6330  Cuplicating, mailing. stenozTaphic and afics
SErvices

6360  Employment samvices

G403 Watch, clock, jewslry repair, atc.

408  Locksmiths and key shops

07 Gunsmiths

6511  Physicians' offices and services

6512  Diental offices and semvices

6520  Legal services

6530  Engmeering, architechural, and planming services
6550  Diata processing services

6580  Professiomal semvices

6720  Protective functons and related activities
6730  Posal services

6815  Day care center

6833  Beanfy schools

6835  Dance shadios and schools

7111  Librares

TI12  Moden pictare theaters (mdesor - subject o the
standards of Section 14.34.370, Prowvo City

Cods)
7388 Video renmal sheps
7600  Parks

(5} Permitted Accessory Usas. Accessory uses are permutted m the FC2 zone provided thev are meidentzl] to,
and do not substantially alter, the character of the permutted principal use or stuchre. Such permmtted
accessory uses and shuctures inchide. but are not hmited to., the following:
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(a) Accesszory bmldings such as garages, carports, equipmeant storage and supply storage buildmes wihach
are rustormnanly used in conjunchon with and meidental to a prmerpal use or structure pernitted m the
FC2 zone; and

(b} Storage of materials used for construction of 2 bmlding, mehading a confractor’s temporary office;
provided, that such use be located on the blding aite or mnmediately adjacent thereto; and provded
further, that such use shall be permmited only during the construchon peniod and thirty (30} days
thereafier.

(6} Comditional Uzez. The following uses and structures are permitted m the FC2 zone only aftera
condifional use permut has been 1ssued. and subject to the terms and condibons thereof®

Use Mo, Usa Classification

4700 Compmmicatens (subject to Secton 14.34 420,
Prove City Code)

4814  Elecmicity regulating substatons

4813 NWamml or mamifachmed gas storage; dismibuwtion
points

4229 Other gas wtilites, WNEC

4834 Water storage as pant of a udlicy system (covered

mchading water siorage standpipes)

4872 Diebmis basin (3 dam and basin for mterceping
debris)

4874 Spreading grounds (area for percolading water
o undsTEround

5820  Liguor. package

5931  Anfques (o owiside display)

5209 Parsonal services (wedding chapel and recepdion
centers anky)

6340  Dwelliing and buildns services (not dwelling
umits)

6384  Eguipment rental (indoor cnly)

6387  Vehicle remial (passenger autnmobiles only)

6380 Miscellansous business sarvices

#15-7 Auto washing and pelishing

6722 Police protection and related actvities, branch
(office nly)

6242  Fraternal associadons and lodges

7382 Miniature golf
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(Enacted 2012-23)

14 20B.030
Prior Created Lots.

Emxsting lots or parcels of land that do not meet the somemmrn Lot standards found in Sechon 14214 050,
Provo City Code, may not obtam a halding permmt wathout approval of a condibonal use peromt. A condibonal
use penmt may only be 1ssued if the proposed project meets the conditions cutiimed m Section 1402 04002,
Prove City Code, 1n addirhon to the following:

(1} The zpplicant has demnonstrated that consolidation of property to meet the mmirmm kot requrements 15
not feamble due to aurroumding projects, developments, or buldings.

(2} Esqumng a development that meets the mammmm lot requirements would result m a project that would be
meonsistent with the charactenstes of the swrounding area or wath the established pattern of the exsting

(3} The applicant has demeonstrated that the property can be developed to comply with the purposes and
requivensents of this title without finther need of vanances or excephions.

(Enacted 2012-23)

14 20B.040
Lot Standards.

Lots withm the FC2 zone shall be developed according to the following:

Mimimnm Lt Arsa: 1 ace
Mimimom Lot Width: 100 feat
Mlimimvarn Lot Dlepth- 100 feat

Minimum Lot Frootage: 104} foat
Maminmm Lot Coverage: o requirement

(Enacted 2012-23)
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14.20B.050
Yard Requirements.

Wards shall be provided accordng to the following:

Yard Animom
{1} Front Yard- 10 fest

(2} Side Yard: 0 faat

(3) Srest Side Yard- 10 fest

(4) Doweway Access: 16 fest

(%) Beear: 20 fest

() Clear Vision Area- See Section 14 34100,

Prove Ciy Code, Clear
Wizien Area - Comer Lots

(Enacted 2012-23)

14.20B.060

Projections into Yards.

(1} The followmg structures may be erected on or project mto any required vard, except they may not obstmuct
a required doveway:

(z) Fences and walls m conformanee wath the Provo City Code and other City codes and ordmances;
(b) Landscape elements incliding trees, shrubs, and other plants; and
(c) Mecessary appurtenances for uhlity services.

(2} The struchwes histed below may project into a minrmin front or rear vard not more than four (4) feet, and
mto a mminmm side vard not more than two (2) feet, except that they mav not obstuct 2 required balding.

(a2} Cormmices, eaves, belt cowrses, sills, buttresses or other simmlar architectural features;

(k) Fuoeplace stuctures and bays, provided they are not wnder than e1ght (8) feet and are generally
parzallel to the wall of which they are a part;

(c) Stamrwayvs, balconies, door stoops, fire escapes, awnnges, and planter boxes or masonry planfers not
exresding twenty-four (24) mehes in heaght: and
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(d) Carports and loading docks m a sade yard or rear vard; provided. that such a stuehare 15 not more
than one (1) story m height and 15 entirely open on at least three (3) sades, except for necessary supporing
columns and customary architectural features.

(Enacted 2012-23)

14.20B.070
Building Height

1. Buildmg height, measured from the top of the street curb, shall be subject to the followmg:

Maonmmm Bulding Height 1= linited to 135 stones, not to excesd 150 feet;

Maommmn Parapet'Cormice Height shall not exceed five (3] feat;

Structores i the nldable area wathin 100 feet of any single-farmby property shall not exceed

four (4) stones, or 48 feet;

d Structares located betereen 100 feat and 200 faet of any smgle-farmly property shall not
exceed smx (6) stones or 72 feet; and,

P

e. Anyunderhang Design Comdor requirennents shall be apphicable to the subject property.
Eoof mounted mechamical equipment shall be permmtted =o long as if 15 completely screened belind an
archifectural feature of the primary struchre.

3. Secton 14.34.090, Provo City Code, Heaght Linntations and Exceptons, shall be adbered to wathm
the FC2 zone.
4. The Development Serices Dhrector, or designee, may modify any of the above requirements subjact
to finding that the following condiions exst:
a. The proposed modification 15 v1sually compatible with neishbonng development; and
b. The proposed modification does not canse a violahon of the International Bulding Code or
the Fire Code.

et

(Enacted 2012-23)
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14.20B.080
Parking Loading, and Access.

(1} Eachlot or parcel m the FC2 zone shall have on the same lot or parcel automobile pardkong sufficient to
meet the requirements as set forth in Chapter 14.37. Prove City Code.

(2} Al parkmg spaces shall be bult as desenbed m Section 14.37.090, Provo City Code, and shall be
provided with adequate dramage which shall not um across a public sidewalk.
(3} Parking spaces shall not be provided within a required fromt vard or side vard adjzcent to 2 public street.

(4} Loading spaces shall be provided as required by the Dievelopment Services Director Blanssne-

(Enmacted 2012-23, Am 2020-08)

14.20B.090
Transitional Development Standards.

(1} Bulding= or portons of buldings m the FC2 zone located adjacent to properties m any residential zone
shall be located twenty (20) feet from the nearest property line of a residentially zoned property.

(2} Loadimg docks shalleatbe losated on the sides of struchmes which face a resadenhal property shall be
located at least 100 feat from the nearest residential property lne.

(3} Site desigm and access shall be onented to flow taffic zway from local secondary streats.

(4} Al busmess, commercial, manufactmng, and industnal development which borders a residential zone
shall comply with the standards et forth m Section 14.34. 300, Prove City Code.

(5} Parcels that have frontage on Lakeview Parkway shall have a soomormom 85 -foot tram=ihonzl sefback from
the property hne of amy parcel developed wath single-farmiby residential nses. Setback area shall be land=caped
and shall be mamtamed accordmg fo Chapter 15.20 of the Provo Ciiy Code.

The appheant shall submit a landscape plan which meets the requirements of Section 15.20.050. The required
trees shall be shown i the land=cape plan and shall be selacted from the “City of Provo Tree Selechion Gude. ™
published by the Provo Power Department. Trees and plantings shall be arranged to masomize the verfical
sereening of the commercial area from existing residential zones. Addibonally, the applicant shall be required
to coordinate with the director of the Department of Parks and Recrezhon or desipnes to incorporate amy

existing or proposed frail systemys or improvements m the area.

(Enacted 2012-23)
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14.20B.100
Design Standards.

(1) Design Standards. The following desizn standards shall apply to the FC2 zone:

(3} The extenior finich matenzl on all biwnldmes shall not consist of vinyl or metal siding {(mehiding sheet
or cormugated metal), plhywood. particle board or other wood products not intended as an architectural
finizh product, or parufactored stone.

(b) Bulding wall materials shall be combined on each facade henzontally only, with the heanaer
elements (matenzl or weighi) below hghter elements. For example, stone should not be above stucco, or
brick should not be below concrete.

(e} Al windows and doors, with the excephon of pround level shop fronts, shall be square or verheal
proportion.

(d) Buldings in the FC? zone are not requured to be located along a public street; however, bmldings
that onent the rear of the bulding towards a pubhe street mmst treat the rear elevation so if 1= pot
mmmediately recogmzable as a bwldmg rear. A rmomivmmm of fifty percent [30%) of the rear facade mmst be
dedicated to wmdows, door(s) ar other facade treatments that sugzest 2 building front. The door need not
be funchionzl as 2 bulding entrance.

(Enacted 2012-23)

14.20B.110
Other Requirements.

(1} Sigms. All sazms erected mn the FC2 zone shall be m conformance with the commercal sign provisions of
Chapter 14 38, Prove City Code. One (1) freestanding =ign over five (3} feet in height 1= perrmtted per streat
fronfage. subject to Sechon 14 3808002, Prove City Coda.

() Ukes within Buildings. All uses establiched in the FC2? zone shall be conducted entrely within a filly
enclosed bnlding except those uses desmed by the Planmmg Commussion to be customanky and approprately
conducted 1 the open Such uses mav melude, but would not be limmted to, service stabons, ce skating,

(3} Lamdscaping. See Chapter 15.20. Provo City Code.
(4} Trazh Storage. See Section 14 34030, Provvo City Code.

(3} Wallz and Fences.
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(2} Mowall, fonce, or opague hedge or screemng matenal lngher than thotv-sixc (36) mehes shall ba
maintained within a required front vard m an FC2 zopa.

(b} A decorzfrve masonry wall, at least six (5) feet in height shall be erected along all property lines
which lie adjacent to a residential zone. In the case where there 1= mutual asreement betarean the property
owners of the commereial zone and the adjacent resmidenhal zone, the mazory wall requrement may ba
modified to allow other smitable matenals. A sipned agresment mmst be submutied to the Planmng
Comoussion or its designes, indicating this agreement. In the case where there 1= not nmtual agreement,
the masonry wall will be requured.




