
 

 

*ITEM #2  Tyson Reynolds requests a Zone Map Amendment from the R1.8 (One Family 

Residential) Zone to the MDR (Medium Density Residential) Zone in order to construct 

a 100-unit apartment building, located at 2000 N Canyon Road. Pleasant View 

Neighborhood. Nancy Robison (801) 852-6417 nrobison@provo.org PLRZ20240174 

 

Applicant: REYNOLDS ASSET 
MANAGEMENT LLC 
 
Staff Coordinator: Nancy Robison 
 
Property Owner: REYNOLDS ASSET 
MANAGEMENT LLC 
 
Parcel ID#: 20:068:0074, 20:068:0072, 
20:068:0062, 20:068:0021, 20:050:0032 
 
Acreage: 3.86 
 
Number of Properties: 5  

 

Number of Units: 100 
 
ALTERNATIVE ACTIONS 

1. Continue to a future date to obtain 
additional information or to further 
consider information presented. The next 
available meeting date is December 11th, 
2024 5:00 P.M. 

 
2. Deny the requested variance. This action 

would not be consistent with the 
recommendations of the Staff Report. 
The Planning Commission should state 
new findings. 

 
 

Current Legal Use:  Single-family homes in R1.8 
zone. 
 
Relevant History: 

• There are two lots each with a single-family 
home. One was built in 1927, the second 
home built in 1948.  

• The Planning Commission approved 

grading on slopes over 30% in a meeting on 

March 27th, 2024.  

Neighborhood Issues: There was a 
neighborhood meeting held on December 7th, 2023.  
But the applications were different than what is 
being presented here. At that time the 
neighborhood discussed a rezone to CMU with a 
building height of 75 feet, and a 101-unit apartment 
building. 

 
Summary of Key Issues: 

• The current use is single-family homes on lots 

containing 8,000 square feet.   

• Requested is to rezone to Medium Density 

Residential (MDR Zone). This would allow up 

to 116 units 

• The Developer proposes 100 units 

• The majority of the surrounding properties are 

in the Medium Density Residential (MDR 

Zone). 

• The maximum building height would be forty-

five feet. 

Staff Recommendation: See the conclusion to 
this staff report on page 6.   
 

Planning Commission Hearing 
Staff Report 

Hearing Date: November 13, 
2024 
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OVERVIEW 

Mr. Reynolds is seeking a zone change from R1.8 (Single-Family Residential) to 

Medium Density Residential (MDR) to allow for a 100-unit residential development. To 

the east there are single-family homes zoned R1.8. The Planning Commission 

approved the developer’s proposal to grade the slope along this boundary, on March 

27th, 2024, which will facilitate the transition between the single-family and medium-

density zones. It also allows a much bigger buildable area on this lot.  With the current 

topography there are challenges for Provo City Utilities and the Provo Fire Department. 

To the north and south the properties are zoned for Medium Density Residential, which 

aligns with the proposed zone change. To the west, there is a combination of Medium 

Density Residential and Single-Family Residential zoning.  

The developer has proffered a development agreement that would run with the land, 

committing to improvements in the local sewer system to be worked out with Provo City 

Public Works as currently there is insufficient sewer capacity. This upgrade is intended 

to accommodate the increased demand from the proposed development and improve 

system reliability for the surrounding area. 

The requested MDR zone is consistent with apartment buildings along Canyon Road, 

adjacent to the subject property in terms of building height and density. To the north is 

an R.2PD townhome development that is a lower housing density than 30 units per 

acre.   

FINDINGS OF FACT 

1. The current zone for the properties is R1.8 (Single-family residential). 

2. The proposed zone for the properties is Medium Density Residential (MDR).  

3. The General Plan for the properties is Residential – MDR. 

4. The proposed density for the properties is thirty (30) units/acre. 

5. The property is 3.86 acres with 100 total units for 26 units/acre. 

6. Development Agreement proposed by developer includes improvements to be 

made to the sewer system. 

STAFF ANALYSIS 

In analyzing any rezone request for housing, staff is encouraged to reference the questions 

asked in on page 45 of the General Plan (Chapter 4 – Housing). Those questions are as 

follows: (staff response in bold) 

• Would the rezone promote one of the top 3 housing strategies (promote a mix of home 

types, sizes, and price points; support zoning to promote ADUs and infill development; 

recognize the value of single-family neighborhoods)?  Yes, the rezone would support 
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one of the top three housing strategies by promoting infill development. Currently, 

the property is limited to only two single-family homes, but the rezone would allow 

for additional home sizes, creating more housing options in the area. By enabling 

this development, the city can make better use of the space, enhancing the utility 

infrastructure for surrounding properties as well. This approach aligns with the 

goal of encouraging a mix of home types and sizes and supports efficient use of 

land, which are key elements of infill development strategy. 

 

• Are utilities and streets currently within 300 feet of the property proposed for rezone? 

Yes, access and utilities would come from Canyon Rd.  

 

• Would the rezone exclude land that is currently being used for agricultural use? The 

land is currently zoned R1.8.  

 

• Does the rezone facilitate housing that has reasonable proximity (1/2 mile) to public 

transit stops or stations There is a bus stop approximately 1/4 mile away which is 

considered within walking distance. 

 

• Does the rezone encourage development of environmentally or geologically sensitive, or 

fire or flood prone, lands? No, the land does not contain any hazards, but it does 

include slopes of 30% or greater which are typically considered sensitive land. 

 

• Would the proposed rezone facilitate the increase of on-street parking within 500 feet of 

the subject property? No, the proposal has sufficient off-street parking for the 

number of proposed units to meet code and keep vehicles off the streets. 

 

• Would the rezone facilitate a housing development where most of the housing units are 

owner-occupied? Is that applicant willing to guarantee such? The developer has talked 

about the possibility of making some of the units for sale but this has not been 

definitive. 

 

 

• Would the proposed rezone facilitate a housing development where at least 10% of the 

housing units are attainable to those making 50-79% AMI? The applicant hasn’t 

proposed affordable units.  

Section 14.020.020(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. 
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Staff response: The public purpose for the request is to provide additional residential units 
near Brigham Young University. 

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

Staff response: Staff believes that the proposed zone change, and related concept plan do 
help to meet the stated purposes above. 

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

Staff response: Chapter Four identifies goals for housing related to the proposal, including 
“allow for different types of housing in neighborhoods and allow for a mix of home sizes 
at different price points.” Although there may not be a great mix of unit sizes, the fact that 
it would develop and infill an area that currently is problematic to Provo Fire Department 
and Provo City Utilities is compatible with General Plan goals.  

 (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 provisions articulated for this 
property.  

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

Staff response: The proposed zone change will not hinder or obstruct attainment of the 
General Plan policies. 

 (f) Adverse impacts on adjacent landowners. 

Staff response: The only impact associated with this request to the surrounding properties 
would be an increase in traffic in the area. 

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

Staff response: Staff has verified the correctness of the General Plan and zoning for this 
area. 

 (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 such conflict. 

CONCLUSIONS 

The proposal aligns with adjacent land uses.  For sale housing is a stated priority of the 

Municipal Council and whether there is to be for-sale units, and to what degree, remain 

unanswered. 

The commitment to sewer system improvements and the approved grading along the 

eastern boundary will help mitigate impacts on neighboring single-family residences and 

support long-term infrastructure needs. 
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Staff are comfortable with the zone change from R1.8 to MDR in terms of scale and 

housing density.  However, with for-sale housing being a stated goal of the Municipal 

Council and this issue being unresolved, staff has hesitancy with a recommendation for 

approval.  Additionally, any approval should be subject to a development agreement 

that memorializes the proffers made by the applicant and that acknowledges that 

currently there is insufficient sewer capacity for the proposed project.  

 

ATTACHMENTS 

1. Site Map 

2. Current Zone Map 

3. General Plan Map 

4. Property Photos 

5. District 1 neighborhood meeting minutes 

6. District 1 neighborhood Zoom Chat 
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ATTACHMENT 1 – SITE MAP 
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ATTACHMENT 2 – CURRENT ZONE MAP 
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ATTACHMENT 3 – GENERAL PLAN MAP 
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ATTACHMENT 4 – PROPERTY PHOTOS 
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ATTACHMENT 5 – DISTRICT 1 NEIGHBORHOOD MEETING MINUTES 
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ATTACHMENT 6 – DISTRICT 1 NEIGHBORHOOD ZOOM CHAT 
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