
*ITEM  #2 Silverado Management (Dave Hunter) requests a Zone Change from Public Facilities 
(PF) to Campus Mixed Use (CMU) for approximately 1.34 acres, located at 1900 N 
Canyon Road. Pleasant View Neighborhood.  Robert Mills (801) 852-
6407   PLRZ20190227 

Applicant: Silverado 
Management (Dave Hunter) 

Staff Coordinator: Robert Mills 

Property Owner: Utah Community 
Credit Union 
Parcel ID#: 200680005, 200680068, 
and 200680067 
Acreage: 1.34 acres  
Number of Properties: 3 

Number of Lots: 3 

Current General Plan Designation: 
Public Facilities (C) 

Proposed General Plan Designation: 
Residential (R) 

Current Zoning: Public Facilities (PF) 

Proposed Zoning: Low Density 
Residential (CMU) 

*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
September 25, 2019.

3. Deny the requested Project Plan.
This action would not be consistent
with the recommendations of the Staff
Report. The Planning Commission
should state new findings.

Current Legal Use: Existing UCCU Building and parking area. 

Relevant History: The site has been the campus branch of the Utah 
Community Credit Union (UCCU) building for several decades; 
however, UCCU purchased another site on north Freedom 
Boulevard for a new building. The new building is nearing completion 
and will be relocating soon.  

Neighborhood Issues: A neighborhood meeting was held on August 
20, 2019 at Rock Canyon Elementary School. The meeting was well 
attended by members of the surrounding neighborhoods.  

The project was not well received by the majority of those in 
attendance, although some felt the proposed project would provide 
needed housing in the area. A full report of the meeting proceedings 
provided by the neighborhood chair is included in Attachment 8 of 
this report.   

Summary of Key Issues: 

 The site is developed with an aging bank building and
associated parking lot.

 The proposed map amendment will allow for the development
of multi-family, stacked residential units on the site.

Staff Recommendation: Staff recommends forwarding a positive 
recommendation of the requested Zoning Map Amendment to the 
Municipal Council with the following conditions: 

1. That all CRC comments are adequately resolved prior to
building permit approval of any proposed development; and,

2. If development permits for the proposed site are not approved
within three (3) years from the date of the approval, the
Zoning Designation for the subject property will revert to the
current PF designation. If it can be shown that development
permits are actively being pursued, a time extension may be
granted by the Development Services Director commensurate
with the anticipated time needed to secure such approvals.
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OVERVIEW 
 

The subject property is developed with the existing UCCU building and a parking area. 

The current zoning designation for the site is Public Facilities (PF), but the applicant 

desires to develop a multi-family residential project on the subject site which requires 

rezoning the property to a zone that allows that use.  

 

The applicant’s proposal consists of developing 120, one-bedroom units to help meet 

the demand for housing in the area. The project site is located at the intersection of 

Canyon Road and Stadium Avenue in northeast Provo, in the Pleasant View 

Neighborhood.  

 

The proposal to develop 120 units will require a zone change from the current PF Zone 

to a zone that will allow for multi-family, stacked units. The applicant has requested to 

rezone the property Campus Mixed Use (CMU) which allows for apartments or 

condominiums and has a height limit of 75 feet.  

 

Surrounding property General Plan Land Use Map designations include Public Facilities 

at the Brigham Young University Stadium site and parking areas. The remaining 

properties in the vicinity are designated as Residential. Surrounding zoning designations 

include R1.8A and R1.8S north and east of the property, PF for the institutional uses to 

the south, and RC and R4 for the apartments immediately west and north of the site.  

 

Key Policies from the General Plan relating to the Pleasant View Neighborhood are 

found in Section 1.2.9 and include the following:  

 

2. Condominiums, Apartments, and Performance Developments 
The higher-density residential housing, such as condominiums, apartments, and 
performance developments, in the neighborhood provide a mix of housing 
opportunities. This housing is located in existing R2, RC, R3 and R4 zones. The 
expansion of these types of higher-density housing may occur into adjacent 
properties zoned General Commercial (GC) or Public Facility (PF) but not into 
property with a single-family (R1) use. 

FINDINGS OF FACT 
 

1. The subject property is currently developed as a commercial bank building 

and is designated as C on the General Plan Land Use Map.  

2. Surrounding General Plan Map designations include: PF and R. 
3. The current zoning designation for the subject property is PF. 
4. The proposed CMU zone will allow apartment or condominium units. 
5. The site meets the lot requirements for the CMU zone. 
6. The subject property is in the Pleasant View Neighborhood and key policies 

have been adopted in the General Plan for the neighborhood.  

7. Goal 1.4.3 listed in the General Plan calls for dispersing the increasing 

demand for affordable housing throughout the City and the County.  
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Analysis 
 

Section 14.02.020(1) of the Provo City Code states the following regarding amendments 

to the Planning and Zoning Title and to the General Plan:  

 

“Amendments shall not be made . . . except to promote more fully the objectives 

and purposes of this Title and the Provo City General Plan or to correct manifest 

errors.” 

 

Additionally, guidelines for consideration of an amendment are set forth in Section 

14.02.020(2) of the Code and are listed below. Staff analysis is provided after the 

individual guidelines in bold. 

 

(a) Public purpose for the amendment in question. 

To allow residential development of the subject lot located between the 

existing residential uses and the football stadium.  

 

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

The public purpose is served by the proposed map amendment because it will 

facilitate the addition of needed housing units into the City. It is possible that 

the project could change to something other than that proposed by the 

applicant, but the overall goal of increasing housing options in the area will be 

met and then regulated by the requirements and limitations of the applicable 

zone.  

 

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

objectives. 

As noted above, the proposed map amendment does help to implement the 

overall housing goal of the General Plan. Additional General Plan items 

specific to the Pleasant View Neighborhood to consider include the following:  

1.  The higher-density residential housing, such as condominiums, apartments, 

and performance developments, in the neighborhood provide a mix of housing 

opportunities. This housing is located in existing R2, RC, R3 and R4 zones. The 

expansion of these types of higher-density housing may occur into adjacent 

properties zoned General Commercial (GC) or Public Facility (PF) but not into 

property with a single-family (R1) use. 

The proposed map amendment is specifically aligned with the intent to only 

allow the expansion of higher density housing into the existing commercial 

or public facilities designated areas. The addition of housing units at the 

specific area seems much more plausible than creating an island of 

commercial development as the current map would suggest.   

 

(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 relates to the map designation of a previously 
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developed parcel in an established neighborhood. The proposed amendment 

should not negatively affect the “timing and sequencing” of any General Plan 

provision.  

 

(e) Potential of the proposed amendment to hinder or obstruct attainment of the General 

Plan’s articulated policies. 

It seems unlikely that the proposed amendment would hinder or obstruct 

attainment of the articulated policies because it ultimately provides the 

potential for similar, multi-family development and reduces the possibility of 

the expansion of the commercial use on the site.  

 

(f) Adverse impacts on adjacent land owners. 

Land owners on all the adjacent sides would not be impacted because of the 

similar uses and the nature of the multi-family or institutional uses.  

 

Some residents in the single-family areas to the east, however, have expressed 

their concerns at the potential increase in traffic, congestion, and loss of 

available public on-street parking. A neighborhood meeting was held on 

August 20, 2019 in the Rock Canyon Elementary Faculty Room. Residents 

expressed several concerns that have been documented by the neighborhood 

report attached to this report. Staff observed that concerns primarily centered 

around the height of the proposed residential building and the presumed 

increase in traffic along Stadium Avenue.  

 

Additionally, several residents expressed concern regarding the precedent that 

could be set by granting a zone change. They felt the pressure to change the 

zoning of the single-family areas would increase with the approval of the 

subject proposed project.   

 

Staff acknowledges the concerns of the neighborhood regarding parking, 

safety, and congestion. Any land use change from a use that is familiar to 

something new can be daunting; however, the proposal clearly follows the 

General Plan intent for the specific properties. It is also important to note that 

if redevelopment of the subject parcels were to strictly follow the General Plan 

designation could easily result in a more intense commercial use than what is 

currently being proposed. With the current General Plan proposal, the 

residential nature of the neighborhood will continue, although it will be 

different from the single-family nature of the core neighborhood area, but will 

match well with the surrounding uses.    

 

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

question. 

The zoning designation for the subject parcels is interesting because it is 

currently zoned PF, but has operated as a commercial business for a number 
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of decades. However, its proximity to other institutional uses validates the 

current zoning. The General Plan designation obviously follows the existing 

use and the intention is to either continue a commercial use or to allow higher-

density residential use.  

 

(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 such conflict is anticipated as a result of the proposed map amendment.  

  

Some members of the neighborhood have inquired why the CMU zone is being 

requested rather than the Campus High Density Residential Zone. Staff has reviewed 

the requirements for both zones and both are very similar. As a general rule, Staff 

prefers the CMU zone because of the ability to incorporate other uses which will support 

the residential developments in the CMU zone. Allowing for the mix of uses permitted by 

the CMU zone increases the overall livability of a place and can help to reduce 

dependency on automobiles.  

RECOMMENDATION 
 

Based on the Findings of Fact and Analysis, staff recommends the Planning 

Commission approve the requested Zone Map amendment with the following condition: 

 
1. That all CRC comments are adequately resolved prior to building permit approval of any 

proposed development; and, 

2. If development permits for the proposed site are not approved within three (3) years from 

the date of the approval, the Zoning Designation for the subject property will revert to the 

current PF designation. If it can be shown that development permits are actively being 

pursued, a time extension may be granted by the Community Development Director 

commensurate with the anticipated time needed to secure such approvals. 

ATTACHMENTS 
 

1. Location Map 
2. Current General Plan Map  
3. Proposed General Plan Map with Amendment 
4. Current Zoning Map 
5. Proposed Zoning Map 
6. Site Plan 
7. Proposed Building Elevations 
8. Neighborhood Meeting Report 
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Attachment 1 – Location Map 
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Attachment 2 – Current General Plan Map 
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Attachment 3 – Proposed General Plan Map with Amendment 
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Attachment 4: Current Zoning Map 
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Attachment 5: Proposed Zoning Map 
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Attachment 6: Site Plan 
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Attachment 7: Proposed Building Elevations 
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ATTACHMENT 8: Neighborhood Report 
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