
 

 

*ITEM #3 

   

Ryan Thompson requests a General Plan Map Amendment from a Residential (R) 

Designation to an Airport Related (AR) designation in order to develop flex 

warehouse/office space, located at 3410 West Center Street. Fort Utah Neighborhood. 

Aaron Ardmore (801) 852-6404 aardmore@provo.org PLGPA20220338   

Applicant: Ryan Thompson 
 
Staff Coordinator: Aaron Ardmore 
 
Property Owner: Prime Geo LLC (ET 
AL) 
 
Parcel ID#: 21:029:0100 
 
Acreage: 11.07 
 
Number of Properties: 1   
 
 
 
ALTERNATIVE ACTIONS 
1. Continue to a future date to obtain 

additional information or to further 
consider information presented. The 
next available meeting date is 
January 14th, 2023 at 6:00 P.M. 

 
2. Recommend Denial of the 

requested General Plan Map 
amendment. This action would not 
be consistent with the 
recommendations of the Staff 
Report. The Planning Commission 
should state new findings. 

 

Current Legal Use: This property is currently vacant, 
undeveloped farmland in an Agricultural (A1.10) zone. 
 
Relevant History: The applicant originally applied for 
a zone change to a R1 zone with a concept plan for 
single-family homes in March 2022. While that 
proposal was being reviewed at staff level, the 
adjacent property, to the west, started talking to staff 
about a flex warehouse concept. At some point in the 
summer of 2022 the two property owners started to 
coordinate their plans and the applicant on this 
property shifted the rezone request to the Airport 
Industrial (AI) zone on October 20th, which requires 
this General Plan Map amendment. 
 
Neighborhood Issues: The neighborhood has met 
with the applicant and held a neighborhood meeting 
on this request. They also created a committee to 
review the request for industrial land on this property 
and that report is attached to this report. 
 
Summary of Key Issues: 

• The General Plan currently only allows for 
residential zones to be established on this 
property. 

• The proposed change would allow for the Airport 
Industrial or similar zone to be established on 
the property. 

• Related zone change and concept plan requests 
for this land are currently under staff review. 

 
Staff Recommendation: That the Planning 
Commission recommend to the Municipal Council 
approval of the proposed General Plan Map 
amendment, with the following conditions: 

1. That the boundary also includes the property to 
the north (parcel 21:029:0077). 

Planning Commission Hearing 
Staff Report 

Hearing Date: December 7, 2022 
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OVERVIEW 

Ryan Thompson is representing the ownership group for the property at approximately 

3410 West Center Street in applying for a General Plan Map Amendment. The request 

is to change the General Plan land use designation from Residential to Airport Related 

in anticipation of a new flex warehouse development. 

The proposal would make the property similar to the land across Center Street, to the 

south, in that it would allow for airport-related activities. Specifically, the proposal for this 

property is to create a new flex warehouse business park that would complement and 

make use of the proximity to Provo Airport, adjacent major roads and proximity to 

freeway interchanges. Amending the General Plan for this area would allow the 

applicant to move forward with their design plans and rezone application. 

 

STAFF ANALYSIS 

Sec. 14.02.020(2) establishes criteria for the amendments to the zoning title as follows: 
(Staff response in bold type) 

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: 

(a) Public purpose for the amendment in question. 

Staff response: There are a couple of ways the public would benefit from the 
proposed amendment. First, if the property were developed as residential it would 
be cut off from the rest of the neighborhood by two major roadways and a river. It 
also currently sits in a flight path from the Provo Airport which does not provide 
an exceptional quality of life. Second, allowing businesses to be established here 
would be an economic benefit for Provo. 

(b) Confirmation that the public purpose is best served by the amendment 
in question. 

Staff response: This amendment would pave the way for the property owners to 
move forward in designing new airport-related warehouse and office spaces in 
proximity to the Provo Airport and key travel corridors, helping to fulfill the public 
purposes stated above. 

 (c) Compatibility of the proposed amendment with General Plan policies, 
goals, and objectives. 
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Staff response: Chapter Seven of the General Plan lists the following as goals: (1) 
“foster the entrepreneurial spirit” and (2) "encourage growth” of businesses within 
the city. Staff believes that allowing for this new airport industrial space that these 
goals would be furthered. 

 (d) Consistency of the proposed amendment with the General Plan’s 
“timing and sequencing” provisions on changes of use, insofar as they are 
articulated. 

Staff response: There are no “timing and sequencing” issues relating to this 
request. 

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

Staff response: Staff believes that finding the best use for this land is important to 
meeting the policies and goals of the General Plan. Since there could be negative 
impacts with residential development here, and there is growth in the market for 
flex warehouse and office spaces; there should be no obstruction of reaching the 
General Plan’s articulated policies with this request. 

 (f) Adverse impacts on adjacent land owners. 

Staff response: The amount of traffic associated with the proposed land use 
designation is much lower than it would be if it stayed residential, so there should 
not be an adverse impact in regards to daily vehicles in the area. And again, as 
referenced above, the property has pretty clear buffers from adjacent parcels that 
should prevent any other adverse impacts on adjacent land owners. 

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

Staff response: Staff has verified the zoning and General Plan designation are 
correct. 

 (h) In cases where a conflict arises between the General Plan Map and 
General Plan Policies, precedence shall be given to the Plan Policies. 

Staff response: Staff has found no conflicts between the map and policies. 

 

CONCLUSIONS 

Staff is in support of this General Plan amendment. This property has very clear buffers 

in the Provo River to the north and Lakeview Parkway to the east that separate it from 

already established residential land in the larger area. These boundaries create a 

pocket of land that is more appropriate as an airport-related use than a residential use. 
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Additionally, the proximity to the airport and major roadways make this an ideal location 

for a use that is in high demand.  

However, staff believes that not including the City-owned parcel to the north is short-

sided. This property was created for the lakeview parkway bridge construction, but now 

will be more than what the city will need for maintenance access to that bridge. Since 

the remainder of the land will be land-locked, it is important to make sure it gets 

incorporated into this and future proposals. Therefore, staff suggests the General Plan 

map amendment is expanded to include that parcel. 

 

ATTACHMENTS 

1. Neighborhood Report 

2. General Plan Map 

3. Concept Plan 

4. Applicant Statement 

5. Public Works Staff Report 
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ATTACHMENT 1 – NEIGHBORHOOD REPORT 
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ATTACHMENT 2 – GENERAL PLAN MAP 

 

 

 

 

 

Residential 

Airport Related 

Proposed Map 

Amendment 

Staff Proposed 

Expansion 
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ATTACHMENT 3 – CONCEPT PLAN 
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ATTACHMENT 4 – APPLICANT STATEMENT 

 

 



Planning Commission Staff Report  *Item #3 
December 7, 2022  Page 11 
 

 

ATTACHMENT 5 – PUBLIC WORKS STAFF REPORT 

 

 


