
 
 

 
 

ITEM  3 Silverado Management (Dave Hunter) requests Project Plan approval for a 120-unit 
apartment complex in a proposed Campus Mixed Use (CMU) zone, located at 1900 N 
Canyon Road. Pleasant View Neighborhood. Robert Mills (801) 852-6407 
PLPPA20190228 

 

 

Applicant: Silverado 
Management (Dave 
Hunter) 

 
Staff Coordinator: Robert Mills 

 
Property Owner: Utah 
Community Credit Union 
Parcel ID#: 200680005, 
200680068, and 200680067 
Acreage: 2.12 acres  
Number of Properties: 3 

Number of Lots: 3 

Current General Plan 
Designation: Mixed Use (C) 

Proposed General Plan 
Designation: Residential (R) 

Current Zoning: Public Facilities 
(PF) 

Proposed Zoning: Campus 
Mixed Use (CMU) 

*Council Action Required: Not for 
Project Plan approval.  

 
 
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 9 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. 

 The proposed project will require an approved Traffic Demand 
Management (TDM) Plan and associated agreement with the City 
because the proposed number of stalls is less than what would be 
required per Chapter 14.37 of the Provo City Code. 

 A text amendment to Section 14.37.050 allowing residential 
developments to reduce parking requirements by an approved 
TDM Plan has not yet been adopted by the City Council.  

 
Staff Recommendation: Staff recommends approval of the requested 
Project Plan with the following conditions: 

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

2. The applicant shall submit a revised landscape plan which conforms 
to the requirements of Chapter 15.20 of the Provo City Code;  

3. If approved, construction of the proposed project shall not begin 
(other than approved demolition of existing structures and required 
grading) until the associated General Plan Amendment request, 
Zone Change request, and the pending text amendment to Section 
14.37.050 allowing a reduction in parking requirements for 
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residential developments are approved by the Municipal Council, 
and;  

4. If development permits for the proposed site are not approved 
within three (3) years from the date of the approval, the approved 
Project Plan shall be deemed expired and void. 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 contains the existing UCCU building which has been there for 
several decades. The site is in the PF zone, but concurrent requests include a General 
Plan Amendment from Commercial to Residential and a Rezone from PF to CMU.  
 
The project will consist of 120, one-bedroom condominium units in a six-story, “L”-
shaped building. The applicant is proposing to provide 150 parking stalls (1.25 stalls per 
unit), which is below the minimum required by the proposed zone. The off-street parking 
requirement for the proposed development is 180 stalls (1.5 stalls per unit); however, 
the Municipal Council’s Housing Committee has requested Staff draft language that 
would allow residential projects that are proposed in zones which are currently ineligible 
for parking reductions to receive such a reduction based on a Traffic Demand 
Management (TDM) Plan. 
 
Staff has proposed an ordinance text amendment which would allow residential projects 
to receive a reduction in the off-street parking requirement; however, the amendment 
has not been approved by the Council yet. This Project Plan application and report has 
been written with the presumption that the Municipal Council will pass the proposed 
amendment. If that turns out to be different, the applicant would be required to meeting 
the parking requirements of the zone.  
 
The building will front along Canyon Road in a north-south orientation. Entrances to the 
parking areas will be from Stadium Avenue and from Canyon Road. Amenity spaces 
include an outdoor courtyard area, bike lockers and bike repair areas, and an amenity 
room.  

FINDINGS OF FACT 
 

1. The subject property is “L”-shaped and consists of three (3) lots currently 
designated as C on the General Plan Land Use Map and is zoned PF.  

2. Surrounding General Plan Map designations include Residential and Public 
Facilities. 

3. Requests have been submitted and are being considered to amend the 
General Plan designation to Residential and to rezone the property to CMU.  

4. The site has been developed for several decades with an existing bank 
building and an associated parking lot. 

5. Surrounding uses include apartment buildings to the north and west, parking 
to the east with single-family homes upslope beyond, the Brigham Young 
University football stadium and parking area to the south, and a church 
directly west.  

6. The nearest single-family dwelling is approximately 475 feet from the subject 
property.  

7. The proposed multi-family development will comply with the requirements of 
the CMU zone, except for the parking requirements; however, the applicant 
has submitted a TDM plan to justify the request parking reduction of 30 stalls. 

Analysis 
 

The proposed 120-unit apartment project seems to be a suitable use for the subject 
property. The property is significantly removed from the core, single-family dwelling area 
of the neighborhood and is surrounded by compatible uses. Staff has visited the site 
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several times trying to evaluate the possible impacts to the surrounding uses and the 
single-family neighborhood beyond and it is difficult to fathom that the proposed project 
would cause significant traffic congestion problems on either Stadium Avenue or 
Canyon Road. Canyon Road is a four-lane arterial road with a center median at this 
point and does not seem to be at its carrying capacity. Stadium Avenue does provide 
access to the single-family dwelling area to the east of the proposed site; however, it 
does not appear to be a viable transportation route for those targeted for the proposed 
development.   
 
The main issue identified in the review of this project by planning staff is that, as 
presently designed, the project will not meet the minimum parking stall requirements of 
the proposed CMU zone. The parking ratio for a one-bedroom unit in the CMU is 1.5 
stalls per unit. This ratio would require the project to have a total of at least 180 stalls 
(120 x 1.5 = 180). The applicant asserts that, given the proposed project’s proximity to 
the BYU Campus, pedestrian transportation alternatives are a very viable option for 
residents and guests of the development.  
 
The proposed project is also only one block from a UVX transit stop on University 
Parkway, which will provide prompt and dependable regional transportation options to 
residents and their guests.  
 
Finally, given the proposed project’s location, bike transportation is a viable option to 
automobiles and the applicant has provided a substantial number of bike lockers and a 
bicycle repair area.   
 
Currently, there is no mechanism that would allow for a parking reduction for a 
residential project; however, an ordinance text amendment to Chapter 14.37 of the 
Provo City Code that would allow residential projects like this one to apply for a parking 
reduction as part of a Project Plan approval is before the Planning Commission and 
Council. Staff would recommend approval of the proposed project and subsequent TDM 
plan, subject to the approval of the text amendment. If the City Council does not 
approve the ordinance text amendment, the applicant would not be granted a building 
permit for the proposed project until the project was redesigned to meet the 
requirements of the underlying zoning district.    
 
While there is an issue with the current parking standard; staff has reviewed the project 
and believes it will enhance the Pleasant View Neighborhood and will be consistent with 
the intent of the recommendations of the General Plan for the Pleasant View 
neighborhood and the City as a whole.  

 

RECOMMENDATION 
 

Based on the Findings of Fact and Analysis, staff recommends the Planning 
Commission approve the requested Project Plan with the following conditions: 
 
1. That all CRC comments are adequately resolved prior to building permit approval of any proposed 

development;  
2. The applicant shall submit a revised landscape plan which conforms to the requirements of Chapter 

15.20 of the Provo City Code;  
3. If approved, construction of the proposed project shall not begin (other than approved demolition of 

existing structures and required grading) until the associated General Plan Amendment request, Zone 
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Change request, and the pending text amendment to Section 14.37.050 allowing a reduction in parking 
requirements for residential developments are approved by the Municipal Council, and;  

4. If development permits for the proposed site are not approved within three (3) years from the date of 
the approval, the approved Project Plan shall be deemed expired and void. 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.  

 

 

 

 

 

 

ATTACHMENTS 
 

1. Location Map 
2. Current General Plan Map  
3. Proposed General Plan Map 
4. Current Zoning Map 
5. Proposed Zoning Map 
6. Site Plan 
7. Proposed Building Elevations and Floor Plans 
8. TDM Plan Details 
9. Neighborhood 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 
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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 and Floor Plans 
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Attachment 8: TDM Plan Details 
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Attachment 9: Neighborhood Meeting Report 
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