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City Council Report  

February 23, 2016 

          

 

 

 

 

 

Edge Land 16 – Requests approval of a General Plan Amendment on approximately 8.9 acres of property 

located at 2300 West Main Street changing the land use designation from C (Commercial) to HDR (High 

Density Residential).  

A.  Ordinance Approving 

  

 

 

 

 

Acreage: 8.9 acres 

Existing Zoning: A-5 

Existing General Plan Land Use Designa-

tion: 

Commercial 

Proposed Land Use Designation: Commercial/HDR 

Existing Land Use: Undeveloped 

Surrounding Zoning/GP/ Land Use: North A-5 PF Willow Creek Jr. High 

South PC PC Gray’s Farm 

East Utah County MDR Res/Ag 

West Commercial C Vacant (approved Cinco site) 

Date of Last DRC Review: November 10, 2015 

 
APPLICABLE GENERAL PLAN LAND USE DESIGNATIONS 

 

Commercial (C)  

The Commercial land use classification is intended to provide controlled and compatible locations for retail, 

office and business/commercial activities, to enhance employment opportunities, to encourage the efficient use 

of land, to enhance property values and City tax base, and to insure high quality design and function of com-

mercial areas. The Commercial classification may typically include retail sales and services, offices and institu-

tional uses.  

 

High Density Residential (HDR) 

The High Density Residential (HDR) classification provides opportunities for the development of higher 

density residential uses, including single family detached and attached residential units, apartments, con-

dominiums and townhouses with an overall density not to exceed 12 dwelling units per acre. The applica-

ble Zoning District classification for HDR is R-3. 

 

HISTORY 

February 10, 1999 – The Lehi West Crossroads Annexation was recorded which included the subject proper-

ty. 

December 10, 2015 – The Planning Commission reviewed this General Plan amendment and concept plan for 

Lehi Gateway where it was tabled. The Planning Commission made the following motion: 

 

Scott Dean moved to table Edge Land 16’s request for a General Plan Amendment on approximately 8.9 

acres of property located at 2300 West Main Street changing the land use designation from Commercial 

 ISSUE 

 BACKGROUND 
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to High Density Residential for the purposes of allowing the builder who has presented a reasonable and 

interesting and good plan to be worked out with the City relative to the sewer issues to the point where we 

hopefully could have a future meeting on this point with the consensus between the developer and the City 

as to a resolution of these issues if at all possible. Second by Kelly Ash. Motion carried 5-2 with Jared Pe-

terson and Donna Barnes opposed.  

 

ANALYSIS 

The applicant is requesting to amend the General Plan land use designation from Commercial to High Density 

Residential.  Currently, the entire parcel is designed as Commercial on the General Plan, and the applicant 

would like to change the majority of it – 7.32 acres – to High Density Residential, leaving an approximately 

1.6 acre commercial pad at the intersection.  Doug Meldrum, Economic Development Director for Lehi City, 

ran a market analysis for this property to determine whether or not this corner was viable for commercial de-

velopment (see report attached).  It was determined that the corner is viable for retail and/or service type com-

mercial, but that type of commercial is not viable for the entire parcel.  

 

In response to comments from the Planning Commission at the first review of the project, the City and the ap-

plicant have proposed a development agreement to ensure that development will move forward  

 

The applicant has filed a concept concurrent with the General Plan amendment to show how potential devel-

opment could occur if the amendment is approved.  A zone change and water dedication will be required prior 

to any development approvals. 

   

 

 

 

 

Planning Division Staff Recommendation: 

 

The Planning Division recommends APPROVAL of the proposed Edge Homes general plan amendment in-

cluding the DRC comments and Planning Commission recommendation. This recommendation is based on the 

updated layout and elevations the applicant has submitted including a 1.6 acre commercial pad at the intersec-

tion (which was originally proposed as a smaller portion of the site), and is contingent upon the recordation of 

the proposed development agreement between the applicant and the City identifying a specific type of residen-

tial development that will go on the property (see attached draft development agreement). This recommenda-

tion is also supported by the market analysis of the property. 

 

Planning Commission 

 

The Planning Commission reviewed the proposed change to the General Plan on January 28, 2016 and made 

the following recommendation:  

 

Motion:  Commissioner Hutchings moved to approve with a positive recommendation the General 

Plan Amendment of 7.3 acres of property located at 2300 West Main Street changing the 

land use designation from C (Commercial) to HDR (High Density Residential); including 

that it does fit in with the General Plan in that area; and that it would be an improvement 

in the area; noting that the city and developer are working on a development agreement; 

including all DRC comments; with the finding that it is not detrimental to the health, wel-

fare and safety of Lehi City. Commissioner Dean seconded the motion.  

 
The Motion Passed Unanimously. 

 

Minutes from the Planning Commission meeting: 

 RECOMMENDATION 
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4.1 Edge Land 16 – Requests review and recommendation of a General Plan 

Amendment on approximately 8.9 acres of property located at 2300 West Main Street 

changing the land use designation from C (Commercial) to HDR (High Density Resi-

dential). (Tabled from the December 10, 2015 meeting) 

 

Tippe Morlan, City Planner, informed the Commission about the details of the property. She said 

that this is a General Plan amendment for 8.9 acres. She said that Doug Meldrum, the City’s Eco-

nomic Development Director, conducted a market analysis on this property and that the results 

showed that the corner was viable for retail commercial, but not on the entire 9 acres, so they are 

proposing this change in accordance with that study. She said that the other portion would be high 

density residential. Tippe showed the Commission the elevations of the residential townhomes.  

 

Commissioner Dean inquired about this item being tabled at the previous meeting due to the con-

cerns with sewer capacity.  Ross Dinsdale, City Engineer, replied that the sewer concerns have 

been resolved with staff and he is sure that the needs will be met for this project. Mr. Dinsdale said 

that they have plans for upgrades in the far future if needed.   

 

The applicant, Steve Maddox with Edge Land, was present and available for questions. He said 

that the concerns with sewer capacity were resolved with staff and they now feel comfortable mov-

ing forward. He said that they are also working on a development agreement with the city.  

 

Commission Peterson inquired about the acreage amount of the commercial zone. Mr. Maddox re-

plied that it is 1.6 acres.  

 

Commissioner Hampton inquired about the elevations to the proposed residential area. Mr. Mad-

dox showed a rendering with the buildings moved to the front and will include a wider than nor-

mal sidewalk, planter strip and lighting fixtures. He said that the elevations of the residential units 

and commercial building will be tied together, and that they have procured an easement from Al-

pine School District for pedestrian access to the school property through this property. He said that 

all of the residential units will access their driveways from inside the project and not from Main 

Street.  

 

Commissioner Dean inquired about the Development Agreement. Kim Struthers, Planning Direc-

tor, stated that they are working on an agreement with the developer and would continue fine tun-

ing the agreement.  

 

Chair Roll stated that he does not want to give up commercial, but the study does show that it is 

not viable in that area. He also said that General Plan amendments need to be seriously considered. 

Commissioner Hutchings agreed with Chair Roll.   

 

Commissioner Hampton expressed his concerns with the narrowness of the property in regards to 

commercial development.  

 

Commissioner Dean is supportive of the change and believes that a residential zone next to a 

school is a better fit than commercial, and was also complimentary of their design plan. 

 

Commissioner Hutchings doesn’t think that commercial should be next to a Jr. High, so she is in 

support of this change.  

 

Motion:  Commissioner Hutchings moved to approve with a positive recommenda-

tion the General Plan Amendment of 7.3 acres of property located at 2300 

West Main Street changing the land use designation from C (Commer-
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cial) to HDR (High Density Residential); including that it does fit in with 

the General Plan in that area; and that it would be an improvement in the 

area; noting that the city and developer are working on a development 

agreement; including all DRC comments; with the finding that it is not 

detrimental to the health, welfare and safety of Lehi City. Commissioner 

Dean seconded the motion.  

 

Commissioner Hampton inquired if the development agreement stays with the property even if the 

owners change. Mr. Struthers replied that it does.  

 

The Motion Passed Unanimously. 

 

 

If approved as requested, the suggested motion would authorize the mayor to sign the ordinance changing the 

general plan designation on the eastern 7.32 acres of the property from a Commercial to High Density Residen-

tial land use designation. 



Lehi City Development Review Committee                                                                                November 10, 2015 

 

 

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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Edge Land General Plan Amendment 

DRC Redline Comments 

 

Edge Land – Requests review of a General Plan Amendment on approximately 8.9 acres of property located at 2300 West 

Main Street from a Commercial to an HDR Land Use Designation. 

 

DRC Members Present: Woody Berry, Kerry Evans, Lee Barnes, Christie Hutchings, Lynn Jorgenson, Mike Howell, Ross 

Dinsdale, Craig Barratt, Todd Munger 

Representatives of the Applicant Present: Steve Maddox and Jaran Nicholls 

Date of Plans Reviewed: 11/5/15 

Time Start: 9:50 AM 

Time End: 10:15 AM 

 

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. 

 

Commercial (C)  

The Commercial land use classification is intended to provide controlled and compatible locations for retail, office and 

business/commercial activities, to enhance employment opportunities, to encourage the efficient use of land, to enhance 

property values and City tax base, and to insure high quality design and function of commercial areas. The Commercial 

classification may typically include retail sales and services, offices and institutional uses.  

 

High Density Residential (HDR) 

 

The High Density Residential (HDR) classification provides opportunities for the development of higher density residential 

uses, including single family detached and attached residential units, apartments, condominiums and townhouses with an 

overall density not to exceed 12 dwelling units per acre. The applicable Zoning District classification for HDR is R-3. 

 

1. This property is one of few remaining commercial areas in west Lehi.  One of the goals of the General Plan is to 

“encourage multiple scales of commercial development to serve the needs of the region, the community, and individual 

neighborhoods”.  Under this goal there is a section that specifically speaks to this area of west Main Street (Best Practice 

1.5).  It states the following: 

 

Best Practice 1.5:  Develop West Main Street and create opportunities for neighborhood-scale commercial nodes 

This section of Main Street, between 500 West and the City limit, is not discussed much in former City Plans, which 

mostly concentrate on the stretch east of 500 West. However it plays an important role as it serves as a transition zone 

from the historic and rather urban portion of Main Street to the more agricultural and rural area. That stretch of the 

corridor also serves as a western gateway into the core of the City.  

 

Development for this section of Main Street needs to be strategic to ensure that existing neighborhoods, open space, 

public facilities and agricultural lands are not completely destroyed or jeopardized by new developments. Strategies for 

developing that section of the Main Street corridor may include the following: 

 

 Update zoning codes and standards to allow for the inclusion of compatible land uses along the corridor. 

a) Identify commercial and neighborhood commercial nodes to serve residents along the corridor as well as others in 

the City. This will ensure that development and intensity of activity is concentrated and not spread throughout the 

whole area. 

b) Conduct a study, and develop design guidelines for commercial and residential units for this stretch of Main Street 

to ensure that new developments are of a standard that strengthens the identity of Main Street while preserving 

existing neighborhoods and land uses. Guidelines may include: building height, setbacks, densities, color schemes, 

signage, landscaping, etc.  
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c) Require a PUD for residential development in this area and ensure that developments address Main Street with 

adequate landscaping.    

d) Consider providing incentives for developers who may be interested in developing along the corridor. 

e) The City should also consider the creation of a western gateway feature close to the intersection of Main Street and 

2300 West. 

 

2. If high density is to be approved at this location, it should be well planned, and integrated with the commercial use on 

the corner, and possibly include a mixed use component in order to create a “gateway feature” as noted in Best Practice 

1.5. 

3. Coordinate with Planning Staff to look at alternatives to the basic change from Commercial to HDR that is being 

requested. 

 

GENERAL DRC COMMENTS 

• The utilities will need to be reevaluated to determine if there is capacity for higher demand on the system. 

 

THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION DECEMBER 10, 2015 

















 

 

 

 

 

 

ORDINANCE AMENDING THE LAND USE ELEMENT OF THE LEHI CITY 

GENERAL PLAN AND THE GENERAL PLAN LAND USE MAP

 

 

WHEREAS, on February 23

Council adopted a comprehensive amendment to the Lehi City General Plan which included the 

2016 Land Use Element together with the Lehi City General Plan Land Use Map; and

 

WHEREAS, the Lehi City Planning Commission held a public hearing on 

2016, to review and make a recommendation on the General Plan Amendment located at 

West Main Street from C (Commercial) 

“A” and forwarded their recommendation to the City Council; and 

 

WHEREAS, the City Council held a public hearing on 

requirements for amendment of the Land Use Element of the Lehi City General Plan and General 

Plan Land Use Map and desires to amend the plan from 

 

NOW, THEREFORE, IT IS ORDAINED BY THE CITY COUNCIL OF LEHI CITY, 

UTAH AS FOLLOWS: 

 

SECTION 1: The Land Use Element of the Lehi City General Plan and General Plan 

Land Use Map is hereby amended to change the land use designation from 

acres of property located at 2300

attached hereto. 

 

SECTION II: This ordinance shall take effect immediately upon its passage by the City 

Council and publication, as required by law.

 

PASSED AND ADOPTED by the Lehi C

 

 

 

 

__________________________________

Bert Wilson, Mayor                

 

ORDINANCE NO.  14-2016 

ORDINANCE AMENDING THE LAND USE ELEMENT OF THE LEHI CITY 

GENERAL PLAN AND THE GENERAL PLAN LAND USE MAP FOR EDGE HOMES

(2300 West Main Street) 

February 23, 2016, following all necessary public hearings, the 

Council adopted a comprehensive amendment to the Lehi City General Plan which included the 

Land Use Element together with the Lehi City General Plan Land Use Map; and

WHEREAS, the Lehi City Planning Commission held a public hearing on 

, to review and make a recommendation on the General Plan Amendment located at 

C (Commercial) to HDR (High Density Residential) as shown on Exhibit 

and forwarded their recommendation to the City Council; and  

WHEREAS, the City Council held a public hearing on February 23, 2016

requirements for amendment of the Land Use Element of the Lehi City General Plan and General 

Plan Land Use Map and desires to amend the plan from C to HDR; 

, IT IS ORDAINED BY THE CITY COUNCIL OF LEHI CITY, 

The Land Use Element of the Lehi City General Plan and General Plan 

Land Use Map is hereby amended to change the land use designation from C to HDR 

2300 West Main Street and more specifically shown on Exhibit 

This ordinance shall take effect immediately upon its passage by the City 

Council and publication, as required by law. 

PASSED AND ADOPTED by the Lehi City Council this 23
rd

 day of February,

  ATTEST: 

__________________________________                  ___________________________________

       Marilyn Banasky, City Recorder

ORDINANCE AMENDING THE LAND USE ELEMENT OF THE LEHI CITY 

EDGE HOMES 

, following all necessary public hearings, the Lehi City 

Council adopted a comprehensive amendment to the Lehi City General Plan which included the 

Land Use Element together with the Lehi City General Plan Land Use Map; and 

WHEREAS, the Lehi City Planning Commission held a public hearing on January 28 

, to review and make a recommendation on the General Plan Amendment located at 2300 

as shown on Exhibit 

, 2016 pursuant to the 

requirements for amendment of the Land Use Element of the Lehi City General Plan and General 

, IT IS ORDAINED BY THE CITY COUNCIL OF LEHI CITY, 

The Land Use Element of the Lehi City General Plan and General Plan 

HDR on 7.32 

and more specifically shown on Exhibit “A” 

This ordinance shall take effect immediately upon its passage by the City 

February, 2016. 

___________________________________ 

, City Recorder  


