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Staff Report Memorandum 
June 4, 2026 

 
 
 

To: Planning Commission  
From: Community Development Department  
Subject: Canyon Gate General Plan Amendment GPA04222026-7196 
 825 E. 9085 S. IN to MN 
 [Community #7, Quarry Bend] 7.2 Acres  

 
Public Hearing Notice:  This item has been noticed to property owners within 500 feet of the subject 

area, on public websites, at public locations, and a sign posted on site. 
 
Request 

Nathan Boyer, with The Boyer Company (applicant), is requesting a change of the future land use designation for property 
located at 825 E. 9085 S. The property is currently owned by Canyons School District, and they have authorized The Boyer 
Company to submit this application. The request is to change the designation of the property from the Institutional (IN) 
designation to the Medium Density Neighborhood (MN) 
designation (see Exhibit “A” for Application Materials).  

 
Background 

The subject property, one parcel addressed as 825 E. 9085 S., is 
approximately 7.2 acres in area. The property is currently the 
location of the Canyons School District’s Canyons Technical 
Education Center (C-Tech). The School District has purchased 
a new site for the C-Tech facilities and is selling the subject 
property. The property is designated as Institutional on the 
future land use map of the Sandy City General Plan, with an 
overlay designation of Transition Corridor (TC) along 9000 S. 
The property is zoned R-1-8. 
 
The application is requesting a change of the future land use 
designation from the Institutional designation to the Medium 
Density Neighborhood designation. According to a concept 
plan provided with the application, the applicant proposes to 
redevelop the property as a townhome development with 86 
units. A rezone application is being processed concurrently with 
this general plan amendment application. The rezone 
application is requesting a zone change from the R-1-8 Zone to 
the PUD(12) Zone. 
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The future land use designations (and existing land use) of the surrounding properties are as follows (see also Exhibit “C” 
for an area future land use map): 
 
North:  Medium Density Neighborhood 
East:    Medium Density Neighborhood      
South:  Medium Density Neighborhood 
West:  Medium Density Neighborhood and Light Commerce 
 

Public Notice and Outreach 
This item was noticed to all property owners within 500 feet of the proposal (see 
Exhibit “B”) and posted to the property (see Exhibit “E”). The city also issued notice 
of the public hearing for the proposed rezone on public websites, mailed notice to 
affected entities and posted in three public locations at least 10 days prior to the 
Planning Commission public hearing in accordance with the Land Development Code 
Sec. 21-36-1 and the Utah State Code § 10-9a-205. 
 
Staff held a virtual neighborhood meeting via Zoom on May 18, 2026. Residents 
within 500 feet of the proposed site were notified by mail. Other than staff and the 
applicant team, 10 people attended the meeting. Three people commented and asked 
questions. Those that spoke were generally supportive of the proposal. A summary of 
the meeting is attached (see Exhibit “D”).  

 
Facts and Findings 
• According to the future land use map of the Sandy City Geneal Plan, the future land use designation of the property 

is currently Institutional (IN), with a Transition Corridor overlay designation along 9000 S. The IN land use 
designation is intended to provide for land uses “by educational, governmental, healthcare, and other public or semi-
public institutions.” (Chapter 7.1, page T26), which is consistent with the current use of the property. The TC 
designation proposes missing middle housing along the frontage of major corridors as a way to “increase housing 
diversity and supply” while transitioning from “commercial and high-volume traffic” to existing neighborhoods. 
(Chapter 7.1, page T28) 

• The application is requesting change of the future land use designation to Medium Density Neighborhood (MN). 
The MN designation aims to provide “missing middle housing options” at up to 12 dwelling units per acre.  The 
existing TC overlay designation would remain in affect.  

• The property is surrounded on three sides with properties designated as Medium Density Neighborhood. The forth 
side (west) is split between the Light Commerce and Medium Density Neighborhood designations.  

• The applicant is proposing to redevelop the site for 86 townhomes with an internal road network and amenities. The 
proposed density would be approximately 12 units per acre. 

• The property is currently zoned R-1-8. The applicant has submitted an accompanying rezone application for the 
property that requests a zone change from the R-1-8 Zone to the PUD(12) Zone. The rezone application is being 
processed concurrently with this general plan amendment application. 

• Applicable goals, objectives, policies, and recommendations of the Sandy City General Plan: 
o Livability: Neighborhoods and Housing 

Property Case History 
Case Number Case Summary 

A #81-4 Vocational School (6/23/1981) 
SPR #81-3 Vocational Center – Jordan School Dist. 

CUP #87-10 Jordan School District-Greenhouse 
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 Policy: Sidewalks and trails form complete pedestrian networks and are comfortable for users 
 Goal: Sandy’s neighborhoods in transition take advantage of opportunities and minimize negative 

impacts 
 Policy: Infill development will be consistent with the surrounding area based on average lot size, 

average setbacks, average heights, and average lot coverage 
 Goal: Newly developed housing for all households is in vibrant, attainable, and livable 

neighborhoods 
o Land Use 

 Objective: Sandy’s Future Land Use Map includes opportunities for the development of diverse 
housing types 

 Objective: Ensure that all planning applications are consistent with the General Plan and Future 
Land Use Map 

 
Conclusions 

• The requested land use designation is consistent with General Plan goals, objectives, and policies and the 
accompanying rezone application. 

• A general plan amendment is a legislative item that requires the Planning Commission to make a 
recommendation to the City Council, after having held a public hearing, with the City Council making the final 
decision. 

• If this general plan application is approved, the rezone application would also need to be approved and 
additional permits and applications, such as a subdivision, site plan, and building permits, would need to be 
submitted and approved prior to development of the proposed project. 

 
Planner: 

 
Jake Warner 
Long Range Planning Manager 

 
 
 
File Name: S:\USERS\PLN\STAFFRPT\2026\GPA04222026-007196\Planning Commission\PC Report-Canyon Gate GPA 
(5.28.26).PDF 
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Exhibit “A” 
Application Materials 
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Exhibit “A” 
Application Materials (cont.) 
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Exhibit “A” 
Application Materials (cont.) 
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Exhibit “A” 
Application Materials (cont.) 
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Exhibit “B”  
Planning Commission Notice 
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Exhibit “B”  
Planning Commission Notice (cont.) 
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Exhibit “C” 
Future Land Use Map 

 
 
 
 

 
 
 
 
 

 
 
 
 
 
 
 

  

* 
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Exhibit “D” 
Neighborhood Meeting-Summary 
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Exhibit “E” 
Posted Sign Picture  
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Exhibit “F” 
Zoning Map  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 


