
 

 

ITEM 6*      Community and Neighborhood Services requests a General Plan Amendment to clarify 

the existing Westside Development Policies and Future Land Use Map with a Southwest 

Plan Intent Statement. Citywide. Hannah Salzl (801) 852-6423 hsalzl@provo.org  

PLGPA20210242 

Applicant: Community and 
Neighborhood Services 
 
Staff Coordinator: Hannah Salzl 
 
Citywide Application 
 
Council Action Required: Yes 
 
ALTERNATIVE ACTIONS 

1. Approve the proposed General Plan 
Amendment with or without revisions. 

 
2. Continue to a future date to obtain 

additional information or to further 
consider information presented.  The 
next available meeting date is 
January 12, 2022, 6:00 P.M. 

 
3. Deny the proposed General Plan 

Amendment. 
 

Current Legal Use: The westside is primarily 
agriculture and residential and includes the airport 
and part of Provo River. 
 
Relevant History: (2016) Westside Planning 
Committee created to recommend policies to guide 
development; (2017) Westside Development Policies 
adopted; (2018) Southwest Area Future Land Use 
Map adopted; (2021) Council refers proposed Future 
Land Use Intent Statement to the Planning 
Commission 
 
Neighborhood Issues: Some neighborhood chairs 
and residents have written expressing mixed support 
for a statement reaffirming commitment to the current 
policies and opposition to the proposed finer mix of 
housing types 
 
Summary of Key Issues: The Council has asked 
the Planning Commission to review the proposed 
Land Use Intent Statement, which would clarify 
ambiguities in current policy, slightly increase 
density, and advise greater integration of housing 
types within developments. 
 

Planning Commission  
Hearing Staff Report 

Hearing Date: December 8, 2021 
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OVERVIEW 

The west side of Provo is growing, and residents and city staff have collaborated over the 

last five years to establish design guidelines to direct future development. Councilor 

Harding has requested that the Council adopt an intent statement that would (1) reaffirm 

their commitment to the Westside Development Policies (WDP) and Future Land Use 

map, (2) request assistance from the Planning Commission in drafting ordinances to 

accomplish WPD 3.a, (3) change the density of four units per acre from net to gross, and 

(4) clarify where WDP 3.a-d apply and give examples of desired development patterns. 

 

RELEVANT HISTORY 

This item has been discussed in the Council Work Meeting on June 15, 2021 and the 

Planning Commission Meetings on July 14 and 28, 2021. It was discussed again in the 

Council Meeting on August 3, 2021 and then sent to the Planning Commission with the 

request for language revisions and new graphics.  

Provo’s population is expected to double in the next few decades, and much of that growth 

is anticipated to be on the western/southwestern side of the city between the highway 

and the river. The area is currently a mix of agricultural, agricultural/residential, and 

residential uses with some commercial. The Provo Airport is located on the westside and 

is expected to attract businesses and hotels nearby. The Regional Sports Park will also 

be located on the westside. 

In 2016 the Westside Planning Committee was formed. Chaired by Councilor David 

Harding, the committee proposed the Westside Development Policies that were adopted 

by the Council in 2017. In 2018, after much compromise, the Southwest Area Future Land 

Use Map (General Plan Appendix J) was created and adopted. 

As time passed and the policies applied to more developments, Councilor Harding drafted 

the Future land Use Intent Statement to adjust policies to better align with the intentions 

of the Westside Planning Committee.  

Two of the most crucial points of the discussion surrounding the Intent Statement are the 

mix of housing types and density. 

Although the Westside Development Policies recommends that “Detached single-family 

homes should be the predominant housing type,” it also encourages “Establish[ing] 

ordinances to require a mix of housing types, lot sizes, and designs” and notes that 

“Housing types should be mixed without barriers separating types or densities.” The Intent 
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Statement would promote a finer mix of housing types and gives examples of desired 

developments in Residential (RES) and Low-Density Residential (LDR) areas. 

Current zoning permits a mix of housing types, but the City does not have any zones that 

require different types. Such a zone could merit further discussion should the Planning 

Commission so desire. 

Density in west Provo is limited by sewer capacity with the lift station for the westside. 

The limit of four units per acre predates the Westside Development Policies by many 

years. Population density (i.e., whether those units are clustered or spread out) will not 

have a significant impact. The City will be able to provide water and sewer services to 

westside residents as long as the total number of units in the area does not exceed an 

average of four units per acre. It had previously been understood that the average was 

net, which turns out to be approximately 2.8 units per acre. The Intent Statement would 

change the limit to four units per acre gross (with a limit of four units per acre in RES 

zones), a slight increase that could be accommodated by the sewer capacity. 

In the Planning Commission discussion on July 14, 2021, the Commissioners expressed 

support for an intent statement that offered more clarity. It was requested that if such a 

document were drafted, it should not mandate any requirements, recommend a finer mix 

of housing types, and have lots of images to make the suggestions easy to understand. 

Changes to the Draft Since the Last Public Hearing 

• Lowered base density from 4 units per acre gross areawide and 3 units per acre 

gross for RES to 3 units per acre gross areawide and 2 units per acre net for RES 

in order to allow the City to offer a density bonus (up to a maximum of 4 units per 

acre) in order to incentivize diverse housing types and sizes without mandates; 

• To qualify for the density bonus, at least 10% of the total units should be comprised 

of alternative housing types (this was a previous suggestion that is now 

incentivized);  

• Added that well-maintained green space should also be integrated and doing so 

may also qualify for a density bonus; 

• Added the requirement that developments with varied lot sizes for single-family 

homes should have an average acreage of 10,000 square feet per parcel; 

• Added clarification that mixed-use nodes should be truly mixed-use and not solely 

commercial; 

• Added that stacked housing should be permitted in mixed-use notes and should 

not exceed two stories in height; 

• Added that for the sake of calculating population density, acreage for mixed-use 

commercial nodes should be taken from adjacent land-use nodes to allow for 
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greater density in mixed-use areas to be balanced by lower density in neighboring 

RES areas;  

• Added graphics to show different housing types (including single-family homes on 

varied lot sizes) and examples of their integration within neighborhoods; 

• Added appendix to explain gross and net calculations; and 

• Minor editing and word changes for clarity. 

 

GENERAL PLAN POLICIES 

After the new General Plan is adopted, staff propose adding the Future Land Use Intent 

Statement for the Southwest Area of Provo to the new Southwest Area Plan. 

Encourage healthy and balanced and stable neighborhoods where schools, businesses, 

religious congregations, and community organizations can thrive. (Goal 3.4.1) 

Maintain and encourage good quality, sustainable housing and infill developments. 

(Goal 3.4.1.2) 

Identify criteria for properties with potential for multi-family and one-family housing. 

(Goal 3.4.1.5) 

Encourage diversity of age groups in neighborhoods. (Goal 3.4.1.6) 

Offer a range of housing types within neighborhoods that meets the changing needs of 

an aging population and facilitate long-term residency. (Goal 3.4.1.7) 

Provide sufficient housing options for single professionals. (Goal 3.4.2.5) 

Encourage a diverse population within Provo, blend home ownership with rental 
housing in developments that are not meant for college student housing. (Goal 3.4.3.3) 

Encourage housing of diverse design in order to adequately accommodate all types of 

users (singles, young couples, families and the elderly). (Goal 3.4.4.5) 

Encourage housing of diverse design in order to adequately accommodate all types of 

users (singles, young couples, families and the elderly). (Goal 3.4.4.5) 

Provo City will encourage the development of various types of housing inventory to 

increase the health of existing neighborhoods while providing sufficient 

accommodations for people who want to work and live in Provo. (Goal 3.4.5) 
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FINDINGS OF FACT 

- Density is limited by sewer capacity to four units per acre. City Engineering has 

confirmed that the proposed Intent Statement would not cause a problem for 

sewage. 

- The Westside Development Policies and Intent Statement recommend that single-

family detached homes should be the predominant housing types and that other 

types should augment the single-family feel of the area and be mixed without 

separation or barriers. 

- Certain zones permit mixed housing types, but none currently require it. 

 

STAFF ANALYSIS 

1. Provo City Code Section 14.02.020(2) sets forth the following guidelines for 

consideration of general plan 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 

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 would increase permitted density on 

the westside, promote a more blended mix of housing types, send 

more clear messages to developers, and help get the various 

stakeholders (staff, the Council, residents, developers, etc.) on 

the same page for future land use decisions.  
 

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

in question.   

The proposed amendment clarifies the intent of the Westside 

Planning Committee and would be clearer and more 

understandable for developers and landowners in the area.  

(c) Compatibility of the proposed amendment with General Plan policies, 

goal, and objectives. 
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The proposed amendment advances the goals, policies and 

objectives of the General Plan and the Westside Development 

Policies for the Southwest area by refining and clarifying certain 

policy points. 

(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 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. 

 

(f) Adverse impacts on adjacent landowners. 

Some residents might oppose higher density or housing types 

other than detached single-family in their neighborhood. 

However, the current policies already encourage that detached 

single-family should be the predominant housing type and that 

other types should enhance the single-family feel. 

(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. 

 

 

 

 

 

 



Planning Commission Hearing Staff Report  *Item 6 
December 8, 2021  Page 7 
 

 

CONCLUSIONS 

Staff await direction from the Planning Commission following the public hearing. Any 

revisions to the proposed Future Land Use Intent Statement for the Southwest Area of 

Provo will be sent back to the Council. 

 

ATTACHMENTS 

1. Future Land Use Intent Statement for the Southwest Area of Provo 

(updated text) 

2. Westside Development Policies 
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Attachment 1: Future Land Use Intent Statement for the Southwest Area of Provo 
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Attachment 2: Westside Development Policies 



Planning Commission Hearing Staff Report  *Item 6 
December 8, 2021  Page 15 
 

 

 



Planning Commission Hearing Staff Report  *Item 6 
December 8, 2021  Page 16 
 

 

 



Planning Commission Hearing Staff Report  *Item 6 
December 8, 2021  Page 17 
 

 

 


