Lehi City Planning Commission Staff Report Meeting Date: February 11, 2016

The Boyer Company General Plan Amendment
Planning Commission Report

Applicant: | Spencer Moffat with The Boyer Company

Requested Action/Purpose: | Review and recommendation for an amendment to the General Plan

Location: | Approximately 2300 West Main Street

Acreage: | 8.2 acres

Existing Zoning: | A-5

Existing General Plan Land Use Designation: | VLDRA

Proposed Land Use Designation: | LDR

Existing Land Use: | Residential/agricultural

Surrounding Zoning/GP/ Land Use: | North | R-1-22 | VLDRA | Future single family (Willow Park River)

South | A-5 VLDRA | Agricultural

East | A-5 MDR Agricultural/Commercial greenhouse

West | A-5 VLDRA | Residential/agricultural

Date of Last DRC Review: | January 20, 2016

Required Action

Planning Commission: | Review and recommendation

City Council: | Final approval

APPLICABLE DEVELOPMENT CODE REGULATIONS

Section 04.060 Criteria for Approval

The Planning Commission should consider the following factors, among others, when reviewing a General Plan amend-

ment:

1. The effect of the proposed amendment on the character of the surrounding area;

2. Consistency with the goals and policies of the General Plan;

3. Consistency and compatibility of the proposed zone with the General Plan land uses of nearby and adjoining proper-
ties;

4. The suitability of the properties for the uses requested and their suitability for the existing uses identified by the Gen-
eral Plan;

5. Whether a change in the uses allowed for the affected properties will unduly affect the uses, or proposed uses for near-
by and adjoining properties;

6. The gain to the public health, safety, and welfare from the existing classification to the proposed amendment; and

7. The overall community benefit of the proposed amendment.

APPLICABLE GENERAL PLAN LAND USE DESIGNATIONS

Very Low Density Residential/Agricultural (VLDRA)

The purpose of the Very Low Density Residential/Agricultural (VLDRA) classification is to provide for single-family resi-
dential areas within a rural setting, with an overall neighborhood density not to exceed 1.75 units per acre. Much of the area
designated as VLDRA is located at the periphery of the City in the south and west areas where small-scale farming, hobby
farming, or other agricultural uses are present. Where new development is allowed adjacent to existing agricultural areas,
the new development must be sensitive to, and compatible with, the existing uses. Larger lot sizes and lower density zones
that allow for animal rights will be encouraged where adjacent to such agricultural areas. In particular, provision should be
made for hobby farms, ranchettes, or equestrian-related developments where the development is to be located adjacent to
similar existing uses.

The VLDRA designation is also intended to encourage creativity and flexibility of planning and design through the use of
Planned Residential Design projects and Planned Unit Developments, where clustering and open space, with a variety of lot
sizes and a range of housing choices can be accomplished while still maintaining a base density of 1.75 units per acre. Ap-
plicable Zoning District classifications, depending on the area, include R-1-22 and A-1. RA-1 may also be permitted on
properties that are no larger than 2 acres in size. Although new development in VLDRA areas is allowed, the existing agri-
cultural uses will be encouraged to remain, and leap frog development into primarily agricultural areas will be discouraged.
Growth should be directed in an orderly manner, growing outward from existing developed areas where public facilities are
available.
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Low Density Residential (LDR)

The Low Density Residential (LDR) classification provides for predominantly single family residential areas and single
family dwelling units with an overall neighborhood density not to exceed 4 units per acre. For the efficient implementation
of this General Plan Land Use category, and to achieve the goals of the General Plan, the City has created the Flex Zone,
which provides a diversity of lot sizes and promotes diversification and stability of neighborhoods. The applicable Zoning
District classifications are R-1-12 and R-1-Flex. In cases where a parcel of property is immediately adjacent to existing R-
1-10 or R-1-8 Zoning on at least 3 sides, the City may allow zoning/re-zoning of the parcel to an R-1-8 or R-1-10 Zone
based on the contiguous zoning.

ANALYSIS

The applicant is requesting review and recommendation of an amendment to the General Plan land use designation of this
property from VLDRA to LDR. The current property is owned and operated as the Evans Family Farm, which has season-
al farm-type uses such as a pumpkin patch in the autumn and a Christmas tree lot during the holiday season. The subject
parcel is located on the north side of Main Street with higher density developments on the north and east sides. Upon DRC
review, staff noted that the proposed amendment may provide a better transition from the Commercial and MDR uses to
the east and lower densities to the north and west. Also, with Main Street bordering on the south of this property, LDR
may be a more appropriate designation than the existing VLDRA.

RECOMMENDATIONS/POSSIBLE ACTIONS
The Planning Commission may recommend that the City Council approve or deny the General Plan Amendment, or may
recommend another General Plan Land Use designation. Please remember to include findings as a part of the motion.

FINDINGS
The Lehi City Development Code does not identify specific findings that must be made by the Planning Commission on a
recommendation of a General Plan amendment. Although no specific findings are identified by the Development Code,
staff has prepared the following findings that may be considered as part of the motion:
1. The proposed amendment to the Lehi City General Plan is/is not detrimental to the public health, safety, and wel-
fare of Lehi City.
2. The proposed General Plan amendment is/is not in conformance with the purposes, intent, and provisions of the
General Plan and its various elements.
3. The proposed General Plan amendment is/is not consistent with the land uses and zoning of nearby and adjoining
properties.
The proposed General Plan amendment will/will not have a substantial adverse effect on surrounding property.
The affected site is/is not physically suitable in terms of design, location, shape, size, operating characteristics, and
the provision of public services to accommodate any potential future uses, including all landscaping, loading areas,
open spaces, parking areas, setbacks, buffering/screening, walls, fences, yards, and other required features.
6. Additional findings based upon information presented during the public hearing.

Sl



Lehi City Development Review Committee January 20, 2016

The Boyer Company General Plan Amendment
DRC Report

The Boyer Company — Requests review of a General Plan Amendment on 8.2 acres of property located at approximately
2500 West Main Street changing the land use designation from VLDRA to LDR.

DRC members present: Brent Thomas, Kerry Evans, Greg Allred, Todd Munger, Kim Struthers, Gary Smith, Steve
Marchbanks

Representatives for the applicant: Spencer Moffatt

Date of plans reviewed: 1/12/16

Time Start: 1:05 PM

Time End: 1:15 PM

DRC COMMENTS:
Consistency with the elements of the Lehi City General Plan.
The only General Plan Element affected by the proposed amendment is the Land Use Element.

Effect of the proposed amendment on the existing goals, objectives, and policies of the Lehi City General Plan.
Very Low Density Residential/Agricultural (VLDRA)

The purpose of the Very Low Density Residential/Agricultural (VLDRA) classification is to provide for single-family
residential areas within a rural setting, with an overall neighborhood density not to exceed 1.75 units per acre. Much of the
area designated as VLDRA is located at the periphery of the City in the south and west areas where small-scale farming,
hobby farming, or other agricultural uses are present. Where new development is allowed adjacent to existing agricultural
areas, the new development must be sensitive to, and compatible with, the existing uses. Larger lot sizes and lower density
zones that allow for animal rights will be encouraged where adjacent to such agricultural areas. In particular, provision
should be made for hobby farms, ranchettes, or equestrian-related developments where the development is to be located
adjacent to similar existing uses.

The VLDRA designation is also intended to encourage creativity and flexibility of planning and design through the use of
Planned Residential Design projects and Planned Unit Developments, where clustering and open space, with a variety of lot
sizes and a range of housing choices can be accomplished while still maintaining a base density of 1.75 units per acre.
Applicable Zoning District classifications, depending on the area, include R-1-22 and A-1. RA-1 may also be permitted on
properties that are no larger than 2 acres in size. Although new development in VLDRA areas is allowed, the existing
agricultural uses will be encouraged to remain, and leap frog development into primarily agricultural areas will be
discouraged. Growth should be directed in an orderly manner, growing outward from existing developed areas where public
facilities are available.

Low Density Residential (LDR)

The Low Density Residential (LDR) classification provides for predominantly single family residential areas and single
family dwelling units with an overall neighborhood density not to exceed 4 units per acre. For the efficient implementation
of this General Plan Land Use category, and to achieve the goals of the General Plan, the City has created the Flex Zone,
which provides a diversity of lot sizes and promotes diversification and stability of neighborhoods. The applicable Zoning
District classifications are R-1-12 and R-1-Flex. In cases where a parcel of property is immediately adjacent to existing R-
1-10 or R-1-8 Zoning on at least 3 sides, the City may allow zoning/re-zoning of the parcel to an R-1-8 or R-1-10 Zone
based on the contiguous zoning.

GENERAL DRC COMMENTS
1. Circuits for the power in that area may need to be upgraded above and beyond what would be required in this area
to accommodate increased loads.
. Developer would need to widen Main Street at the time of development.
3. Main Street is a 102° Major Arterial.

Note: This list of corrections and deficiencies should not be considered as an all-inclusive or final list. The items listed need to be
corrected and resolved and a new set of information submitted for review by the DRC. Further corrections and deficiencies may
still be noted as the DRC further reviews the resubmitted information.
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4.

10.

11.

Storm Drain — There may be a ditch crossing under Main Street on the south east side of the property that could
potentially be used as an outfall. Developer will need to verify.

Will need detention to 0.2 cfs/acre.

Culinary water and pressure irrigation are available in main street and stubbed out from the property to the
north. The two will need to be connected with the development.

Sewer is not available in Main Street. There is sewer in the new development to the north, but is probably too
high in elevation to connect to. Sewer will likely need to be extended to 2300 West.

Water dedication would be required as part of the zone change process if the General Plan amendment is
approved.

The proposed amendment may provide a better transition from the Commercial and Medium Density Residential
uses to the east and to lower densities to the north and west. Also, with Main Street bordering the south property
line, LDR may be a more appropriate designation.

At the time the property develops, Staff recommends that the owner/developer work with the City on additional
density in lieu of providing a more substantial landscaped buffer along Main Street.

The map provided by the applicant needs to be corrected, the current General Plan land use designation is
VLDRA, not VLDR.

THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION ON FEBRUARY 11, 2016.

Note: This list of corrections and deficiencies should not be considered as an all-inclusive or final list. The items listed need to be
corrected and resolved and a new set of information submitted for review by the DRC. Further corrections and deficiencies may
still be noted as the DRC further reviews the resubmitted information.
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General Plan Amendment Application

Subject Property Location: Main Street and 2500 West (8.2 acres)
Current General Plan Designation: VLDRA
Proposed General Plan Designation: LDR

Reason and Justification for Proposed Amendment

The subject property is adjacent to Mam Street which serves as a major collector road for the City.
Additionally, existing lots to the north and east of the subject property are much smaller than the % acre
lots permitted under the VLDRA designation. VLDRA and % acre lots may not be the best designation for
the subject property because large lots with animal rights will be surrounded on the north and east by
small lots, and a heavily trafficked road to the south. The VLDRA designation could create future conflicts
between new owners of % acre lots with animal rights, and existing lot owners on smaller lots without
animal rights. The intent of the amendment would be to provide a transition from MDR (property to the
€ast), to LDR (subject praperty), to VL.DRA (property west of subject property), providing a gradual
transition from small lots to large lots.

onsisten fPro d Amendment wi als an lici f General Pl

Amending the General Plan as proposed wouid provide a density transition which is in harmony with the
goal of the General plan to facilitate an “overall pattern of planned and orderly development.”

Compatibility of the Proposed Land Use with Existing Land Uses of Nearby Property

The property directly east of the subject property is shown on the general plan as Medium Density
Residential (MDR). Developed subdivisions to the north and east of the subject property already have lots
that average about % of an acre. Willow Park to the north features 63 single family lots that average .23
acres. Willow Springs to the east features 20 lots that average .21 acres. The proposed amendment
would allow the subject property to more closely match the existing lots in surrounding subdivisicns.

Effect of the Proposed Amendment on the Character of Surrounding Area

The development of the property in accordance with the proposed general plan amendment will create a
neighborhood that will more closely match existing lot sizes of surrounding neighborhoods. Development
of the property will also be beneficial to the surrounding area because it would connect a stub road north
of the subject property back to Main Street, increasing the connectivity of the roads in the area.

in to Public Health, Safe nd Overall muni nefit from Existing Classification to Pr d
Amendment

As mentioned above, development of the property will increase road connectivity in the area enhancing

safety and traffic flows.
ECEIVE]
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GENERAL NOTE:

INFORMATION PROVIDED ON THIS PLAN IS BASED ON THE BEST AVAILABLE DATA AT THE TIME OF PREPARATION

AND MAY CHANGE AT ANYTIME FOR ANY REASON.

THIS PLAN IS FOR ILLUSTRATIVE PURPOSES ONLY.

DESIGNED BY:

‘ X US@

4
ENGINEERING AND SURVEYING, LLC
502 WEST 8360 SOUTH
SANDY, UTAH 84070 PH: (801) 352-0075
www.focusutah.com
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