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AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:00 p.m.
Thursday, March 11, 2021
Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing at
6:00 p.m. in the Hurricane City Hall, 147 N 870 W Hurricane, UT.
The meeting will also be held electronically here:

Please join my meeting from your computer, tablet or smartphone.
https://global.gotomeeting.com/join/378373693
You can also dial in using your phone.
United States: +1 (646) 749-3122
Access Code: 378-373-693
A roll call will be taken, along with the Pledge of Allegiance and prayer and /or thought by invitation.

Details on these applications are available in the Planning Department at the City Office, 147 N. 870
West
Election of Vice-Chair
Public Hearings
1.
A Zoning Map amendment request located at Turf Sod Rd and 5000 West from RA-1,
residential agriculture 1 unit per acre, to R1-10, residential 1 unit per 10,000 square feet.
2.
A Zoning Map amendment request located at 122 S 200 West from GC, general commercial,
to RM-3, multifamily 15 units per acre, to build 3 townhomes.

2021-ZC-10

Consideration and possible recommendations on a zoning map amendment
request located at Turf Sod Rd and 5000 West from RA-1, residential agriculture 1
unit per acre, to R1-10, residential 1 unit per 10,000 square feet. Parcel H-4-2-113301. Monte Slaven Applicant, Chris Wyler Agent

2021-ZC-11

Consideration and possible recommendations on a zoning map amendment
request located at 122 S 200 West from GC, general commercial, to RM-3,
multifamily 15 units per acre. Parcel H-92-A-1-A-1. Sunnie LLC Applicant, Scott
Stratton Agent.
Consideration and possible recommendations on a zoning map amendment
request located at approx. 4650 W Turf Sod Rd from RA-1, residential agriculture,
to R1-10, residential 1 unit per 10,000 square feet. Parcel H-4-2-11-320112. Ash
Creek Special Service District Applicant, Mike Chandler Agent.
Discussion and consideration of possible approval of a preliminary site plan for
Glampers Inn, a 225 Unit RV Park Located on Sand Hollow Road. Western MTG
and Realty Co. Applicant, Scott Nielson Agent.
Discussion and consideration of a possible recommendation on a preliminary plat
for Peregrine Point West: Phases 1-3, a 74-lot subdivision located on 600 N and
3100 W. Lagom, LLC Applicant, Greg Sand Agent.

2021-ZC-09

2021-PSP-04
2021-PP-06

2021-FSPA-02

Discussion and consideration of possible approval for a Final Site Plan Amended
for Performance Fitness Addition, located at 24 S 2170 W. M&C Warren INV LLC
Applicant, Karl Rasmussen Agent.

Planning Commission Business:
- Workshop: Building Permits in Subdivision
- City Council Recap
Approval of Minutes: December 10, 2020
Adjournment

STAFF COMMENTS

Agenda Date: 3/24/2021
Application Number: 2021-ZC-10
Type of Application: Zone Change
Action Type: Legislative
Applicant: Monte Slaven
Agent: Chris Wyler
Request: A zone change from RA-1 to R1-10
Location: 5140 W and Turf Sod RD
Zoning: RA-1
General Plan Map: Planned Community
Discussion:
The applicant seeks to rezone their 13.68 acres of property from Residential Agriculture-1 to Residential
1-10, 10,000 sq. ft. lots.
Zoning

Adjacent Land Use

North

Ag Protection and RA-1

Agriculture Land

East

RA-1

Open Space and Undeveloped Land (Current
Request for R1-10

South

RA-1

Open Space and Undeveloped Land (Current
Request for R1-10)

West

R1-10 and RR

Pecan Valley Development

To change the zoning on any parcel of land within the City of Hurricane, the following questions need to
be addressed:

3/11/2021

2021-ZC-10

1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
Response: The General Plan Map shows this area as Planned Community. Planned Communities are
communities that provide a mixture of housing options, local commercial space, and other amenities.
The applicant has not provided any plans for the parcel’s future.
2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: Most of the area is currently undeveloped, except for the Pecan Valley to the west of the
property, zoned as R1-10, 10,000 sq. ft. lots, and Recreation Resort, up to 15 units an acre. It is
anticipated that housing will grow in this area in the future. Commercial space is expected at the Turf
Sod Raod/Sand Hollow Road intersection.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, there are limited services in the area, including roadways and utilities. Any growth will
have an impact on the surrounding communities. There will be several improvements required for any
development. However, growth is anticipated within the General Plan.

3/11/2021

2021-ZC-10

4. Are public facilities and services adequate to serve the subject property?
Response: No, currently, there are not adequate serves for the area. Power is limited, and there is no
looped water system in the area as of right now, but one is being built. One of the other main concerns is
there is only a single access in the area. The fire marshall recently inspected the west end of turf sod
road and determined that it does not meet the all-weather access requirements. Staff has started to reach
out to property owners and developers in the area to begin to coordinate upgrading systems. Any
development will need to connect to the sewer and coordinate with Ash Creek to pay into a
grandfathering clause that governs the use of the sewer line.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the goals and policies of the current
General Plan Map.
2. The proposed amendment is generally in harmony with the overall character of the existing and
proposed development.
3. The proposed amendment will have a noticeable increased impact on the area with the increased
density; however, residential growth is anticipated for that area.
4. Currently, there are not sufficient public facilities. Some of these facilities are being built,
including water. However, power and a second access will be significant hurdles to future
development.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Though services are not currently
adequate to serve the site, staff believes that these facilities could be updated and will need to be for any
future development within the area. Staff also anticipates that residential uses would be appropriate for
the site once these services are provided to the site.

3/11/2021

2021-ZC-10

STAFF COMMENTS

Agenda Date: 3/24/2021
Application Number: 2021-ZC-11
Type of Application: Zone Change
Action Type: Legislative
Applicant: Sunnie LLC
Agent: Scott Stratton
Request: A zone change from General Commercial to Residential MultiFamily-3
Location: 100 S 200 W
Zoning: General Commercial
General Plan Map: Downtown
Discussion:
The applicant seeks to rezone their .23 acres of property from General Commercial to Residential MultiFamily-3, 15 units an acre. The applicant is seeking to add three long-term rental units to the property.
The main concern from staff is that RM-3 typically requires a total zoned area of a single acre. The
applicant is requesting the zone change because they would prefer to do three long-term rentals instead
of several short-term rentals. Though generally, the housing type is needed, and the Downtown area
would be an appropriate location. The City has allowed RM-2 zoning in the area below the normal acre
requirement based on the City code that treats existing multi-family as RM-2 in the downtown area.
However, that has not expanded to RM-3 zoning.
Zoning

Adjacent Land Use

North

Highway Commercial/ Public
Facilities

Residential (mix) with some commercial/ Fine
Arts Center and Park

East

General Commercial

Residential (mix) with some commercial use.

South

General Commercial and RM-1

Residential

West

General Commercial

Residential

3/11/2021

2021-ZC-11

To change the zoning on any parcel of land within the City of Hurricane, the following questions need to
be addressed:

1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
Response: The General Plan Map shows this area as the Downtown. The Downtown area should be an
area with various uses, including housing types, commercial use, and open space. The General Plan and

3/11/2021

2021-ZC-11

Moderate Income Housing Plan encourage higher density near RS-9. The first goal of the Moderate
Income Housing Plan states:
1. Encourage higher density or moderate income residential development near a major transit
investment corridor – SR-9 (Hurricane City 2019, p. 6)
Based on the last housing numbers, the City needs lower-income rental property. Though there is no
commitment from the property owner to maintain affordable rental levels, the zoning would tend to
provide more affordable housing. The following table is a summary of the numbers produced by the
Utah Department of Workforce Services for Hurricane.
Calculate the municipality's housing gap for the current year by entering the number of moderateincome renter households, affordable and available rental units from TABLE 1 below:

2020 Shortage

Renter
Affordable
Households Rental
Units

Available
Rental
Units

Affordable Units
- Renter
Households

Available Units
- Renter
Households

≤ 80%
HAMFI

875

1,465

805

590

-70

≤ 50%
HAMFI

615

500

270

-115

-345

≤ 30%
HAMFI

405

205

70

-200

-335

Totals:

1,895

2,170

1,145

275

-750

2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: Most of the area has a variety of uses, including multi-family, single-family, parks, and
commercial uses. The proposed zoning would be harmonious with the overall character of the area.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, but the proposed development’s impact will be limited based on the property’s size.
4. Are public facilities and services adequate to serve the subject property?

3/11/2021

2021-ZC-11

Response: Yes, the service are adequate for the development. The property owner would be required to
upgrade the street and to local power services.
Items to Considers
Though the General Plan and Moderate Income Housing Plan would allow for this type of development,
there are a couple of items to consider.
● Though the City needs additional housing, the City also needs commercial uses. Commercial
uses provide benefits in taxes that support the community and can also offer services that
residents enjoy. In addition, if the property becomes a motel/short-term rental use, that would
bring tourists right to the downtown area that would help support local business.
● RM-3 and RM-2 Zoning require a minimum of a single acre. The City has made exceptions for
RM-2 in the downtown area because non-conforming multi-family uses in the downtown area
are treated as RM-2.
● The Planning Department is asking for money to complete a downtown master plan this next
calendar year. This plan will recommend the different uses, standards, and amenities that the
City should focus on to redevelop the area.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the current General Plan Map’s goals and
policies and may provide more affordable housing options.
2. The proposed amendment is generally in harmony with the overall character of the existing and
proposed development.
3. The proposed amendment will have minimal impact on the area.
4. Yes, the services are adequate for the development.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Staff recommends that the Planning
Commission consider the findings and the other consideration for the proposed zone change. If the
Planning Commission wants to approve the zone change, the Planning Commission should discuss
making a change to the code.

3/11/2021

2021-ZC-11

STAFF COMMENTS

Agenda Date: 3/24/2021
Application Number: 2021-ZC-09
Type of Application: Zone Change
Action Type: Legislative
Applicant: Ash Creek Special Service District
Agent: Michael Chandler
Request: A zone change from RA-1 to Light Industrial to R1-10
Location: 4650 W and Turf Sod RD
Zoning: RA-1
General Plan Map: Planned Community
Update: Based on the feedback from the public hearing and from the Planning Commission, the
applicant has changed their request to R1-10.
Discussion:
The applicant seeks to rezone their 59.75 acres of property from Residential Agriculture to Residential
1-10, 10,000 sq. ft. lots.
Zoning

Adjacent Land Use

North

Ag Protection and RA-1

Agriculture Land

East

RA-1

Open Space and Undeveloped Land

South

RA-1

Open Space and Undeveloped Land

West

R1-10 and RR

Pecan Valley Development

To change the zoning on any parcel of land within the City of Hurricane, the following questions need to
be addressed:

3/11/2021

2021-ZC-09

1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
Response: The General Plan Map shows this area as Planned Community. Planned Communities are
communities that provide a mixture of housing options, local commercial space, and other amenities.
The applicant has not provided any plans for the parcel’s future; however, R1-10would allow a future
developer an option to apply for PDO.
2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: Most of the area is currently undeveloped, except for the Pecan Valley to the west of the
property, zoned as R1-10, 10,000 sq. ft. lots, and Recreation Resort, up to 15 units an acre. It is
anticipated that housing will grow in this area in the future. Commercial space is expected at the Turf
Sod Raod/Sand Hollow Road Intersection. Providing increase density closer to Sand Hollow Road may
be appropriate. The application is more in harmony with the surrounding area now that there has been a
change to R1-10.

3/11/2021

2021-ZC-09

3. Will the proposed amendment affect the adjacent property?
Response: Yes, there are limited services in the area, including roadways and utilities. Any growth will
have an impact on the surrounding communities. There will be several improvements required for any
development. However, growth is anticipated within the General Plan.
4. Are public facilities and services adequate to serve the subject property?
Response: No, currently, there are not adequate serves for the area. Power is limited, and there is no
looped water system in the area as of right now, but one is being built. One of the other main concerns is
there is only a single access in the area. The fire marshall recently inspected the west end of Turf Sod
Road and determined that it does not meet the all-weather access requirements. Staff has started to reach
out to property owners and developers in the area to begin to coordinate upgrading systems in the area.
Any development will need to connect to the sewer and coordinate with Ash Creek to pay into a
grandfathering clause that governs the use of the sewer line.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the goals and policies of the current
General Plan Map.
2. The proposed amendment is generally in harmony with the overall character of the existing and
proposed development.
3. The proposed amendment will have a noticeable increased impact on the area with the increased
density; however, residential growth is anticipated for that area.
4. Currently, there is not sufficient public facilities. Some of these facilities are being built,
including water. However, power and a second access will be significant hurdles to future
development.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Though services are not currently
adequate to serve the site, staff believes that these facilities could be updated and will need to be for any
future development within the area. Staff also anticipates that residential uses would be appropriate for
the site once these services are provided to the site.

3/11/2021

2021-ZC-09

Stephen Nelson
From:
Sent:
To:
Subject:

Mike Chandler <mike@ashcreekssd.com>
Tuesday, March 2, 2021 3:24 PM
Stephen Nelson
Ash Creek Zone Change request

Stephen please modify our request for zone change on our 60 acre parcel from R‐1‐8 to R‐1‐10. Let me know if you need
anything more from us on this item.
Sincerely,
Mike Chandler, PE
Superintendent
Ash Creek Special Service District

Teach InfoWest Spam Trap if this mail is spam:
Spam
Not spam
Forget previous vote
REMEMBER: Never give out your account information, password, or other personal information
over e‐mail.

1

STAFF COMMENTS
Agenda Date: 3/24/2021
Application Number: 2021-PSP-14
Type of Application: Preliminary Site Plan
Action Type: Administrative
Applicant: Western MTG and Realty Co
Agent: Scott Nielson
Request: A Preliminary Site Plan
Location:

North East of Sand Hollow Road,
Across from Diamond Valley Ranch
Academy

Zoning: Planned Commercial
General Plan Map: Planned Community

Discussion: The applicant is seeking preliminary approval to construct an RV Park. The zoning
has recently been approved as part of the Elim Valley Lawsuit. Preliminary site plans are
required as part of Hurricane City Code 10-7-10 (D). The applicant received approval on a
different preliminary site plan for Nielson RV Park. This new site plan is larger, but the proposed
use is generally the same. A preliminary site plan approval does not grant full approval but is
intended to guide its future use.
b. A preliminary site plan is not intended to permit actual development of property pursuant to
such plan but shall be prepared merely to represent how the property could be developed.
Submittal, review, and approval of an application for a preliminary site plan shall not create any
vested rights to development.
The site plan is required to allow the City and the applicant to work out any significant problems
before they submit construction drawings.
RV Park Standards

3/11/2021

2021-PSP-14

The standards for an RV Park are in Hurricane City Code 10-43. The rules are as follows:

10-43-6: DEVELOPMENT STANDARDS:
D. Standards Specific To Recreational Vehicle Parks And Park Model Parks:
1. No manufactured homes or site built dwelling units shall be permitted, except for that of
the owner/manager and permanent maintenance personnel.
2. Recreational vehicle parks shall not be used as permanent residences, except for that of
the owner/manager and permanent maintenance personnel. All recreational vehicles within a
recreational vehicle park shall display current license plates/tags.
3. No "park model" units shall be permitted within a recreational vehicle park except a
number of park models may be approved in the park to be used as short term vacation rentals.
However, a park model development may be approved to allow recreational vehicles but not
campers or tents in the development.
4. Each park must provide an adequate and easily identifiable office or registration area.
The location of the office shall not interfere with the normal flow of traffic into and out of the
recreational vehicle park.
5. Each recreational vehicle unit shall be equipped with wheels, which remain on the unit;
however, the wheels may be blocked for stability. (Ord. 2014-10, 11-6-2014)

3/11/2021

2021-PSP-14

6. No permanent room addition shall be attached to recreational vehicle nor shall any
permanent structure be constructed on a recreational vehicle lot except shade structures open on
three (3) sides that conform to current NFPA standards for recreational vehicle parks and
campgrounds. (Ord. 2019-04, 5-2-2019)
7. Room additions may be permitted on park models if all setbacks are met and pursuant to
the issuance of a building permit before construction.
8. A minimum of one toilet, one sink, and one hot shower, each designed for complete
privacy, for each forty (40) spaces, or fraction thereof.
9. Conversion of an established residential park or park model development to another
residential use, shall be subject to review and approval based on codes and zones in place at the
time of conversion. A zone change will be required. (Ord. 2014-10, 11-6-2014)
Site Details
1. Total RV Sites: 219 Stalls, 6 Cabin Sites.
JUC Comments:
Construction drawings will have to be submitted, reviewed, and approved before the final site
plan is approved and evaluated and a report is sent to the Council.
1. A water model will be required to size the connections for the projects properly. The
internal water pipe will need to be a ductile iron pipe. Will need to have a looped system.
No water line in the area.
2. Engineering: A traffic memo or a traffic study will be required. Will need more time to
do a full review. Sand Hollow Road will need full improvements, plus a striping plan and
paved trail. Access on the inside of a curve is not great but might be okay for a
second/emergency access.
3. Sewer: Services are at Diamon Valley Ranch Academy. There will also be challenging
topography for gravity sewer. The applicant will need to work closely with Ash Creek.
4. Power in the area is insufficient, the project will require off-site improvements to supply
power to the area.
5. Fire: Cabins will need to be sprinkled, will need more road details to ensure roadways are
sufficient and that if any on-street parking would be a concern.
Planning Staff comments:
1. An RV Park is a permitted use in a Planned Commercial Zone. It is recommended that
RV parks be located Adjacent to or close to a major collector or arterial road as shown
in the city's transportation master plan; (2) Near adequate shopping facilities 10-43-6A(2b). This site meets those requirements.
2. Use Classification: Recreation Vehicle Park
3. RV sites must be a minimum of 1000 square feet, with a min lot space depth of 40’. All
stalls meet these criteria.
4. An RV Park requires “A minimum of one toilet, one sink, and one hot shower, each
designed for complete privacy, for each forty (40) spaces, or fraction thereof.” As
referred above, the development would require at least 7 of each.
3/11/2021

2021-PSP-14

5. A preliminary site plan is not intended to permit actual property development pursuant to
such a plan but shall be prepared merely to represent how the property could be
developed. Submittal, review, and approval of an application for a preliminary site plan
shall not create any vested rights to development (HCC 10-7-10(D))
6. Master Planned Roads: The applicant is showing “Master Plan Roadways”, that are not
reflected in the City Transportation Master Plan. These roadways are based on a
preliminary site plan that the City has not approved. However, based on the proposed
future layout of the area, the roadways may be needed. Staff would also recommend that
access is off those master-planned roadways instead of Sand Hollow.
7. The requirement for open space in an RV park is 10%. The space appears to meet the
minimum criteria, including a large detention area with dog park, pool, clubhouse,
miniature golf, playground, firepit, and other amenities.
8. A landscaping plan will need to be prepared for meeting the following: 10-43-6C 4.
Landscaping: Any area not covered by a manufactured home or recreational vehicle or
park model, hard surfacing, or a building shall be landscaped per an approved site plan.
9. A lighting plan that complies with Dark Sky guidelines adopted by the City must be
submitted with a final site plan.
10. A parking space will need to be provided for each stall in the RV Park. The applicant has
provided 74 additional overflow parking spaces.
11. Internal roadways for the RV park will need to be a minimum of 30’ wide.
12. Front setbacks are 20’ the frontage along Sand Hollow Road.
13. There is also a planned trail for Sand Hollow Road, that will likely be on the East. That
will need to be developed as part of this development.
14. The applicant has proposed to have a restaurant and car wash with this development;
however, no phasing plan has been provided so it is unclear if these are anticipated to be
built with the project or sometime in the future. Both of these uses would be allowed with
the current zoning.
15. The applicant needs to submit a preliminary utility plan as part of the application.
16. One of the comments on the plan is concerning the use of open space behind some of the
RV spaces since the area is too small for roadways. Staff would recommend that a trail
system is added to the development to allow visitors to access amenities and future
commercial sites.
17. The site plan is unclear where the primary check-in will be located and if there will be
parking that will not block the roadway.

Recommendation:
Staff recommends approval of this preliminary site plan with the following conditions:
1. The applicant address staff and JUC comments in the construction drawings.
2. The applicant provides 10% of the area as open and recreation space.
3. The applicant provides a more detailed preliminary utility plan.

3/11/2021

2021-PSP-14

3/11/2021

2021-PSP-14

STAFF COMMENTS

Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

3/24/2021
2021-PP-06
Preliminary Plat
Administrative
Lagom LLC
Perry Homes, Greg Sant
An application for a preliminary plat for 74 lot single family
subdivision
Location: 600 N and 3100 W
Zoning: R1-6
General Plan Map: Single Family Residential

Discussion: The applicant is seeking a preliminary plat for an 18.24 acre 74 lot preliminary plat located
just west of Peregrine Point. A few weeks ago, the applicant received approval of a zone change on this
property from M-1 to R1-6.

3/11/2021

2021-PP-06

JUC Comments
The following items will need to be addressed with the construction drawings:
Sewer: Services are in the area, but Phase 3 will have some gravity issues.
Water: Water will need to be looped. The applicant will need to provide a water model.
Fire: No concerns
Engineering: Cross-sections need to be updated. 600 N needs to be striping for a left turn lane.
Power: A new line needs to be added on Cliff Hanger. Phase 2 and 3 will likely need improvements
for capacity.
6. Other Utilities: There are other utilities in the area.
1.
2.
3.
4.
5.

Staff Comments:
1. The minimum lot size in an R1-6 zone is 4,800 sq. ft. with an average of 6,000 sq. ft. The
development meets these standards.
3/11/2021

2021-PP-06

2. The applicant has shown the typical cross-sections for the roads on the plat; however, the City no
longer has a 58’ section and does not have a 50’ section. These will need to be updated to 52’ or
60’ depending on their capacity.
3. The applicant has not provided a tentative plan or method by which the subdivider proposes to
handle the stormwater drainage for the subdivision.
4. The applicant has not provided a letter from either the local sanitary sewer provider and culinary
water provider indicating service availability. However, both services are available.
5. Roadway Connections: The applicant is providing a direct connection to the development to the
east. These roadway connections are sufficient for the development. Staff recommends that any
future connection to 600 N aligns with Sky Valley Townhomes.
6. The plat does not note if the project is not in a tortoise take area, and there is not a list of
preliminary Geologic Hazard report as required.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff would recommend approval with the conditions that the
applicant address all items within the staff and JUC report.

3/11/2021

2021-PP-06

Hurricane City Code and State conflict with when the City will issue a building permit. Below are
the main sections. In summary, state code requires a City to issue a building permit when
1. The developer has bonded for the project
2. Improvements have been installed to allow occupancy of a building
3. The site would meet fire code
4. The plat has been recorded.
The City Council has given staff direction to update the Code.

State Code:
Effective 5/12/2020
10-9a-802. Enforcement.
(1)
(a)
A municipality or an adversely affected party may, in addition to other remedies provided
by law, institute:
(i)
injunctions, mandamus, abatement, or any other appropriate actions; or
(ii)
proceedings to prevent, enjoin, abate, or remove the unlawful building, use, or act.
(b)
A municipality need only establish the violation to obtain the injunction.
(2)
(a)
A municipality may enforce the municipality's ordinance by withholding a building permit.
(b)
It is an infraction to erect, construct, reconstruct, alter, or change the use of any building
or other structure within a municipality without approval of a building permit.
(c)
A municipality may not issue a building permit unless the plans of and for the proposed
erection, construction, reconstruction, alteration, or use fully conform to all regulations then in
effect.
(d)
A municipality may not deny an applicant a building permit or certificate of occupancy
because the applicant has not completed an infrastructure improvement:
(i)
that is not essential to meet the requirements for the issuance of a building permit or
certificate of occupancy under the building code and fire code; and
(ii)
for which the municipality has accepted an improvement completion assurance for
landscaping or infrastructure improvements for the development.

Effective 5/8/2018
15A-5-205.6. Amendments and additions to Chapter 33 of IFC.
(1)
IFC, Chapter 33, Section 3310.1, Required access, is deleted and rewritten as follows:
"3310.1 Required access.
3310.1.1 Approved vehicle access. Approved vehicle access for fire fighting shall be
provided as described in Chapter 5 of this code to all construction or demolition sites.
3310.1.2 Fire department connections. Vehicle access shall be provided to within 100 feet of
temporary or permanent fire department connections.

3310.1.3 Type of access. Vehicle access shall be provided by either temporary or permanent
roads.
3310.1.3.1 Temporary road requirements. Temporary roads shall be constructed with a
minimum of site specific required structural fill for permanent roads and road base, or other
approved material complying with local standards.
3310.1.3.2 Reports. Compaction reports may be required. An engineer's review and
certification of a temporary fire department access road is not required.
3310.1.3.3 Local jurisdictions. If an improvement completion assurance has been posted in
accordance with Section 10-9a-604.5, a local jurisdiction may not require permanent roads, or
asphalt or concrete on temporary roads, before final approval of the structure served by the
road.
3310.1.4 Maintenance. Temporary roads shall be maintained until permanent fire apparatus
access roads are available.
3310.1.5 Time line. Temporary or permanent fire department access roads shall be
functional before construction above the foundation begins and before an appreciable amount of
combustible construction materials are on site."
(2)
IFC, Chapter 33, Section 3310.2, Key boxes, is deleted.

City Code:
10-39-15: ENFORCEMENT AND PERMITS:
In order to enforce compliance with this chapter, the building official shall not issue any
permit for the proposed erection, construction, reconstruction, alteration of any
structure, or use of any land unless it fully conforms to all provisions of this chapter. No
Hurricane City officer or employee shall issue any permit or license for any building or
structure or use when such land is a part of a "subdivision" as defined herein until such
subdivision has been approved and recorded in the County Recorder's Office, and
unless the improvements shown on approved construction plans for the subdivision
have been installed and preliminarily accepted, and all other provisions of law have
been complied with. Any license or permit issued in conflict with this chapter shall be
null and void. (Ord. 2008-32, 12-18-2008)
Notwithstanding the above, a building permit for a single model home for the developer
of the subdivision for which the final checklist for completion has been issued may be
approved by the City Council. A certificate of occupancy shall not be granted and the
model home may not be used or occupied for any reason until the subdivision has been
approved and recorded. (Ord. 2012-2, 4-19-2012)
Additionally, the City Council may approve an amendment to a development agreement
for a master planned community with a Planned Development Overlay to permit

construction of a model home complex according to the terms negotiated for the
amendment. (Ord. 2019-09, 7-18-2019)

Option 1. Example: Detail of when a building permit may be issued:
Parts 1, 2 and 3: A list and grouping of tasks within the total work requirements for a subdivision which
divides and sequences the project. This is done in order to provide points at which inspections shall be
done and partial releases made, thus ensuring work is completed in a logical manner. Each of the parts is
as follows:
Part 1: Installation of underground utilities and stormwater structures.
Part 2: Construction of open space amenities and roads, minus asphalt, to the point that they provide
access to the individual building lots.
Part 3: Asphalting roads and construction of the sidewalks.
Any exceptions to Parts 1, 2 and 3 must be approved by the City Engineer and the Public Works
Director and shall be incorporated into the subdivision’s Development Agreement.No certificates
of occupancy for individual building lots shall be issued until the inspection and acceptance of Part
3.
No building permit for construction of any building on any lot within a subdivision shall be issued until
after:
All improvements required by Parts 1 and 2 are completed or the subdivider has executed a
Subdivision Development Agreement with the City setting forth a schedule to complete all required
improvements prior to the issuance of any building permit; and
An Improvement Completion Assuranceis in place, pursuant to this title.

Option 2: Quote State Code
d)
A municipality may not deny an applicant a building permit or certificate of occupancy
because the applicant has not completed an infrastructure improvement:
(i)
that is not essential to meet the requirements for the issuance of a building
permit or certificate of occupancy under the building code and fire code; and
(ii)
for which the municipality has accepted an improvement completion assurance
for landscaping or infrastructure improvements for the development.
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ON DECEMBER 10, 2020 AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION MET IN THE
CITY COUNCIL CHAMBERS LOCATED AT 147 N 870 WEST HURRICANE, UT. AND ELECTRONICALLY
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Members Present:
and Michelle Cloud

Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen,

5

Members Excused:

Paul Farthing and Rebecca Bronemann
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Staff Present:
Planning Director Stephen Nelson, City Council Representative Darin Larson,
Engineering Department Representative Darrin LeFevre, City Attorney Fay Reber. Deputy Chief Gildea,
and City Recorder Cindy Beteag
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10

Vice Chairman Dayton Hall called meeting to order at 6:00 p.m. The Pledge of Allegiance was led by
Shelley Goodfellow and Ralph Ballard offered the prayer. Roll call was taken.
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Workshop
A workshop to discuss the proposed General Plan Update, including goals and the General Plan Map.
Logan Simpson Host
Olivia Cvetko and Jim Carter with Logan Simpson were present to represent this item. Ms. Cvetko
updated everyone on what the process has been and explained they are currently on phase 4 which is
the developing and adopting phase. A public hearing will be held so they can get everyone’s input on the
proposed changes. Chapters 2-7 have been seen and discussed throughout the process. Chapter 1 is
new giving the background information of all the changes. Chapter 8 is also new. It is where all of the
action items of how to adopt the changes are located and the future land use changes. Ms. Cvetko
stated the Commissioners need to discuss the following five topics. 1. Affordable housing.
Commissioners discussed where it was appropriate and how to ensure affordable housing is available.
Stephen Nelson explained Hurricane City’s current moderate income housing plan. Commissioners
discussed different strategies and incentives. Ms. Cvetko suggested adding, up to five percent of total
number of residential units in certain zones. They will get some examples for the Commissioners before
the next meeting. 2. Short term rentals. Logan Simpson received conflicting comments on this; some
people think it’s a good option for people while others think they are a problem and taking away
possible long term rental units. A plan needs to be created to enforce violations. Commissioners
discussed the current problems with short term rentals. 3. Public Transportation. Logan Simpson had
this step as “Pursue the addition and or expansion of a public transportation system. She questioned
what the City wants. Should it be consider or pursue? Darin Larson feels it needs to be pursue.
Surrounding communities are already starting it. 4. Scenic Preservation. A strategy to protect scenic
corridors was added to the plan. 5. Dark Skies. Ms. Cvetko explained the policies and strategies of how
to implement. She gave the option of adding shall to the policy or just providing a sheet of lighting that
is recommended. Chris Christensen commented he would like to see regulations for residential. Mr.
Larson thinks shall wording will create problems on the regulatory side. Commissioners agreed changing
2.5 to considering updating current dark sky ordinances to include shall wording.
Ms. Cvetko will update the plan with the changes discussed tonight. She will have it published for the
public to start reviewing by Monday. They will come back in January to give an update on the comments
received.
Vice Chair Hall opened the public hearing at 7:22 p.m.
1
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A Zoning Map amendment request on 25.99 acres located at approximately 3300 West 600
North from M-1, Light Industrial, to R1-6, Single Family Residential up to around 6 units
per acre
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2020-ZC-37 Consideration and possible recommendation of a zoning map amendment request on
25.99 acres located at approximately 3300 West 600 North from M-1, Light Industrial, to R1-6, Single
Family Residential up to around 6 units per acre. Lagom LLC Applicant, Greg Sant-Perry Homes Agent.

27
28
29
30
31
32
33
34
35
36

Greg Sant, representing Lagom, stated they are asking to change the zoning to R1-6 which is what shows
on the General Plan. They would be the same size of lots as Peregrine Pointe to the east. The mining
operation is not north it is west. They understand it is there. He commented mining is not allowed in an
M-1 zone so he’s not sure why it is allowed there. This property is surrounded by open space and BLM.
He agreed there should be a buffer between industrial and residential but he thinks it is the industrial
uses responsibility to create that buffer. Stephen Nelson stated mining that was in process before 2019
is grandfathered in with the State. There are additional protection zones that mining operations can
apply for but Interstate Rock has not applied for that. One advantage in applying for the protection zone
is it allows them to expand their use. Mr. Sant stated they don’t have any concerns with mining next to
the residential.

37
38
39
40
41
42
43
44
45

Shelly Goodfellow commented the applicant meets the requirements for a zone change other than the
General Plan does recommend heavy industrial activity is separated from residential zones. She doesn’t
want development to create problems or shut down the mining operation. Mr. Sant commented he met
with Interstate Rock this morning and they indicated they will not expand to this property for 20-30
years. Dayton Hall agrees industrial shouldn’t be allowed by residential but Interstate Rock can’t expand
without getting approval through the State with the overlay. His understanding is on gravel pits is as
long as there is a pre-existing use on the parcel then that use can expand to the boundaries of the
parcel. If that is the case, he has a problem with approving more residential right next to it. Mr. Sant
commented if that is the case then Interstate Rock should have purchased this property to create that

Chase Stratton with Interstate Rock Products explained they border this project. They mine and extract
on the property to the north. They plan on moving their mining operations closer to this area in the
future. They have been there forty years and feel it will cause problems having residential that close.
An email in opposition was received and is attached to the minutes.
2.
A Zoning Map amendment request on 5.814 acres located at approximately 170 S 1760
West from R1-6, Single Family Residential 1 unit per 6,000 square feet and R1-10, Single Family
Residential 1 unit per 10,000 square feet, to PDO, Planned Development Overlay
No comments
3.
A proposed Land Use Code amendment to Title 10-chapter 16, table 10-16-1 regarding uses
in the M-1 zone.
No comments
The public hearing closed at 7:27 p.m. and the public meeting continued.
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buffer. He suggested leaving a 300’ strip along the west side as M-1 and change the rest of the parcel to
R1-6.

3
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6

Ralph Ballard motioned to recommend approval of zone change 2020-ZC-37 to the City Council subject
to a 300’ buffer on the west remaining M-1. Approval is based on there are critical materials in the area
that need continue to be utilized. Seconded by Shelley Goodfellow. Motion carried with Dayton Hall,
Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and Michelle Cloud voting aye.
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2020-ZC-38 Consideration and possible recommendation of a zoning map amendment request on
5.814 acres located at approximately 170 S 1760 West from R1-6, Single Family Residential 1 unit per
6,000 square feet and R1-10, Single Family Residential 1 unit per 10,000 square feet, to PDO, Planned
Development Overlay. Jame Duane and Julie White, Stormi LLC, Michael Ray and Sherrie Yvette Foote,
Cody Olsen, Colten Iverson, TC INV Holdergs LLC Applicants; Scott Stratton Agent

Shelley Goodfellow motioned to recommend approval of application 2020-ZC-38 to the City Council
subject to a fifteen foot side yard setback on the street side. Seconded by Ralph Ballard. Motion carried
with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and Michelle
Cloud voting aye.

25
26
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2020-LUCA-09 Consideration and possible recommendation on a proposed Land Use Code
amendment to Title 10-chapter 16, table 10-16-1 regarding uses in the M-1 zone.
Proposed by the Planning Department

28
29

The proposed change will allow vehicle sales in the M-1 zone. Vehicle repairs are currently allowed so
this change will allow for both.

30
31
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Mark Sampson motioned to recommend approval of application 2020-LUCA-09 to the City Council.
Seconded by Shelley Goodfellow. Motion carried with Dayton Hall, Shelly Goodfellow, Mark Sampson,
Ralph Ballard, Chris Christensen, and Michelle Cloud voting aye.

33
34

2020-CUP-11 Consideration and possible approval of a conditional use permit for a metal building at
1289 S 160 W, Carol Dever Applicant.

35
36
37
38

Carol Dever explained they are wanting to do a pre-built metal garage. She questioned if they could put
living area in the garage in the future. It is a permitted use in her zone but it would require a building
permit and business license if they are using it as a rental unital. Metal building can’t be larger than what
is allowed in the zone.

39
40
41

Ralph Ballard motioned to approve application 2020-CUP-11 based on staff findings. Seconded by
Michelle Cloud. Motion carried with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris
Christensen, and Michelle Cloud voting aye.

The applicant is asking for the zone change to allow different setbacks on the street side yard in order to
get the house to fit on the lot. There is a ten foot utility easement along the lots. Dominion Energy had
concerns with a house being that close to the gas line. Staff recommends the side yard setback is a
minimum of fifteen feet to allow enough room for the gas line. The gas company likes ten feet in
between the house and the gas line. Road improvements along 1760 West have already been
completed. Colten Iverson pointed out on lot 1 and 14 the gas line is within six inches of the sidewalk so
they have plenty of room to meet the setback. There are no plans for a light at that intersection.
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2020-CUP-12 Consideration and possible approval of a conditional use permit for a Greater Height and
Size Accessory Building at 1442 S 700 W, Heather Lewis Applicant.
The address on the staff report was listed incorrectly. The correct location is on 700 West. Stephen
Nelson mentioned the accessory building is planned to be 31’ which is just over the 1.5 times taller than
adjacent buildings standard. Shelley Goodfellow feels it is appropriate for this location. There will be a
balcony on the second floor but it will not look into the neighbor’s yard. The building will match the
exterior of the house. Dayton Hall pointed out the code allows two stories and this meets that
requirement.
Shelley Goodfellow motioned to approve application 2020-CUP-12. Seconded by Ralph Ballard. Motion
carried with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and
Michelle Cloud voting aye.
2020-CUP-13 Consideration and possible approval of a conditional use permit for a Greater Height and
Size Accessory Building at 717 S 775 W, Michael Nielson Applicant.
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Ralph Ballard motioned to approve application 2020-CUP-13. Seconded by Shelley Goodfellow. Motion
carried with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and
Michelle Cloud voting aye.
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2020-APA-08 Consideration and possible recommendation of an agriculture protection overlay zone
request on 40 acres located at approximately 1100 W and 2700 S, for parcels H-3359-A, H-3359-B, and
H-3359-C. Milton W Hall Family LC, and Eight Acres, LLC Applicants, Mac J Hall and Dayton L Hall
Agents.
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Dayton Hall declared a conflict of interest so he will not vote. Mac Hall stated they have about forty
acres that they would like the agriculture protection overlay. There were no concerns from
Commissioners. Staff has supplied a letter for the Commissioners to forward if they agree with it. There
were no comments from the JUC regarding utilities.
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Mark Sampson motioned to recommend forwarding the letter of approval to the City Council. Seconded
by Michelle Cloud. Motion carried with Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris
Christensen, and Michelle Cloud voting aye. Dayton Hall abstained.

31
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2020-PP-23 Consideration and possible recommendation for a 3 Lot Preliminary Plat for Parkside
Subdivision, located at appx at Main Street and 200 N. Laine Matthews Applicant, Brown Consulting
Engineers Agent.

34
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This is the property just north of the park on Main Street. There is an older home on the corner and they
want to subdivide the property to provide two additional lots. Shelley Goodfellow commented they
need a different name because there is already a Parkside. Applicant has no concerns with JUC
comments or changing the name.
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Shelley Goodfellow motioned to recommend approval of application 2020-PP-23 to the City Council
subject to JUC and staff comments. Seconded by Ralph Ballard. Motion carried with Dayton Hall, Shelly
Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and Michelle Cloud voting aye.
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2020-PP-24 Consideration and possible recommendation for a 71 Lot Preliminary Plat for Dixie Heights
Subdivision, located at appx at 3870 W and 2570 S. Western Mortgage and Realty Company Applicant,
Brent Moser and Karl Rasmussen Agent
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Ralph Ballard motioned to recommend approval of application 2020-PP-24 to the City Council subject to
the JUC and staff comments, including the connectivity issue, and the communication easement being
resolved. Seconded by Shelley Goodfellow. Motion carried with Dayton Hall, Shelly Goodfellow, Mark
Sampson, Ralph Ballard, Chris Christensen, and Michelle Cloud voting aye.
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2020-PP-25 Consideration and possible recommendation for a 7 Lot Preliminary Plat for Winder
Estates Subdivision, located at appx at 1400 W and 400 S. Winder Loretta TR Applicant, Kathy Hurst
Agent
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Bryan Winder explained they have five siblings that want to build in this subdivision. The property has
been in the family for years and now the kids want to all live there. The City wants them to connect to
1400 W instead of 400 South. They think 400 S will be less traffic and no one knows when 1400 West
will be built. They want to do the same thing as Stratton’s next to them. If they have to access off 1400
West then they would have to do improvements all along 1400 West instead of just 400 South. If they
are required to then Stratton’s should have had to do the same thing. City Standards require 250 feet inbetween a road and access to a subdivision. There is only 130 feet between 1400 West and 1310 West.
Stephen Nelson agreed Stratton’s should have done some improvements. Loretta Winder commented
she think they shouldn’t have to pay to put in a City road. Mr. Nelson explained State law states a
developer is obligated to put in the proportional impact, however it is not clear on what proportionate
impact means. The City code has provisions for the developer and City to enter into negotiations to
enter into an agreement. He explained part of the problem is having three intersections right in a row.
He does understand their concerns. Kathy Winder stated they want a private family street without
through traffic. They don’t have room to move the access road to the west. The entrance to their
development is further away from 1400 West then the entrance to Stratton’s development. Dayton Hall

Jeff Thomas and Brent Moser were present to represent the application. This is a new subdivision by
Dixie Springs. It is not part of Dixie Springs and will not have their CCR’s. They plan to have their own
ACC. Fay Reber mentioned this property is part of Elim Valley and it is subject to master communication
easement. He questioned how this development would impact a utility easement that is provided for
the City. Mr. Moser stated the attorneys are working on the master communication easement but they
will still provide a utility easement. Mr. Reber doesn’t want the City to approve something and then get
dragged into the lawsuit. The owner of the easement got a hold of all lien holders making them aware of
the easement. Mr. Moser explained there are parcels that are exempt from the easement. It is a
communication easement only dealing with who they can use for communications nothing to do with
utilities easements. Stephen Nelson stated he is trying to meet with the stake holders. A Preliminary Plat
does not give them vested interest. Mr. Reber stated he has no concerns if they approve the application
if it is subject to that being resolved. JUC had concerns about the limited connectivity. Mr. Moser
explained they reduced the number of cul-de-sacs. Stephen Nelson agreed there is a slope on the
property but it’s not undevelopable. Staff has concerns with no east west connectivity. The City design
standards state long blocks and excessive dead end streets should be avoided. Commissioners discussed
safety and misinformation about cul-de-sacs. Mr. Moser stated they are working with the Water
Conservancy on purchasing the land to the east of this property. He agreed to change the second cul-desacs to a through street. It will dead end for now so fire may require a hammerhead or something.
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commented two wrongs don’t make a right. He thinks 1400 West is needed for connectivity. Darrin
LeFevre explained they wouldn’t be required to build the entire road and the City may do impact fee
vouchers. Applicants will need to work with the City to find a solution on improvements. Mr. Nelson
explained the process of what they would need to do move forward. He mentioned Sean Reddish’s 5acre development and he was required to do the same thing. Shelly Goodfellow stated that she felt this
subdivision has such minimal impact. The Winder family voiced a lot of opposition of requiring them to
do the road improvements but not the Stratton’s. Mrs. Goodfellow asked how far the distances between
roads on the presented map are to 400 S and that it does not appear to meet the requirements either.
She stated that it contradicts the exact issue they have with allowing them to go with it the way they are
requesting. It doesn’t meet the requirement on 1400 West and it doesn’t meet the requirement on 400
South, why do they have to require that it come out on 1400 West? The City is trying to avoid too many
accesses in a row with a road in the middle. Fay Reber commented there is no guarantee it will stay a
family subdivision. Everyone needs to be treated the same. He suggested reviewing the previous
minutes to see why the Stratton’s weren’t required to do improvements.
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Shelley Goodfellow motioned to recommend approval of application 2020-PP-25 to the City Council as
applicant requested with the cul-de-sac coming off 400 S because either location of where they put the
cul-de-sac, it still does not meet the requirement. Seconded by Ralph Ballard. Motion failed with
Michelle Cloud, Dayton Hall, and Chris Christensen voting nay. Mark Sampson, Shelley Goodfellow and
Ralph Ballard voted aye.
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Dayton Hall motioned to recommend approval of application 2020-PP-25 subject to staff comments.
Seconded by Ralph Ballard. Motion carried with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph
Ballard, Chris Christensen, and Michelle Cloud voting aye.
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Planning Commission Business:
• Consideration and Approval of Planning Commission 2021 Schedule
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Approval of Minutes: Nov 12, 2020
Page 5 line 21 change fells to feels. Shelley Goodfellow motioned to approve the November 12, 2020
minutes with mentioned change. Seconded by Dayton Hall. Motion carried with Dayton Hall, Shelly
Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and Michelle Cloud voting aye.

Stephen Nelson stated there are a couple conflicts. Ralph questioned if Ash Creek would move their day
so Planning Commission could meet on the 4th Thursday. Ash Creek involves more Cities so it’s easier for
us to stay on Wednesday. Two of the meetings fall on Spring and Fall Break for the schools. November falls
on Veterans Day so it needs to be reschedule. November 17th would be in the middle but the day before
City Council. Commissioners agreed on the 17th and to still hold meetings during spring and fall breaks.
Stephen stated application deadlines are Tuesday the week before if it goes to JUC but longer if it requires
a public hearing. It has been flexible, but he questioned if the Commissioners want it stricter. Staff is
comfortable with how it is. Commissioners support staff with whatever they feel is best.
Dayton Hall motioned to approve the 2021 meeting schedule as proposed with amendment that there is
only one meeting in November and it is held on the 17th. Seconded by Shelley Goodfellow. Motion
carried with Dayton Hall, Shelly Goodfellow, Mark Sampson, Ralph Ballard, Chris Christensen, and
Michelle Cloud voting aye.

6

Hurricane City Planning Commission Minutes DRAFT December 10, 2020
1
2
3
4
5

Shelley suggested putting workshops or work meetings at the end of the agenda so applicants don’t
have to sit through them too. Stephen stated he received some site plan applications this week. They
are requesting to meet earlier then January if possible. He will send out an email with some proposed
dates. Due to COVID, the Christmas dinner couldn’t be held but the City will be doing something to
thank them for their service.
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Meeting adjourned at 10:20 p.m.
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