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AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:00 p.m.
Thursday, April 8, 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
Public Hearings

1. A proposed Land Use Code amendment to Title 10-chapter 13, table 10-13-1 regarding

minimum lot acreage in RM-2, multifamily 10 units per acre and RM-3, multifamily 15 units per
acre. As well as Title 10-chapter 15, table 10-15-1 regarding multifamily use in GC, general
commercial.

2021-LUCA-01

2021-ZC-11

2021-PP-08
2021-PP-09
2021-HIL-02

Consideration and possible recommendations on a proposed Land Use Code
amendment to Title 10-chapter 13, table 10-13-1 regarding minimum lot acreage
in RM-2, multifamily 10 units per acre and RM-3, multifamily 15 units per acre. As
well as Title 10-chapter 15, table 10-15-1 regarding multifamily use in GC, general
commercial.
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.
Discussion and consideration of a possible recommendation on a preliminary plat
for Scenic Point Ph 2-4, a 50 lot subdivision located at 1530 W and 800 S. Dennis
Back/Foothill Associates Applicant, Jeremy Back Agent.
Discussion and consideration of a possible recommendation on a preliminary plat
and sensitive lands application for Hillside Estates, a 5 lot subdivision located at
725 S and around 1450 W. Chris Wyler Agent, Civil Science Applicant.

2021-APP-01

Discussion and consideration of approval of an Amended Parking Plan for Pizza
Cafe, requesting approval for fewer parking spaces than required, located at 11 S
Main. Sam Seymour Applicant.

2021-FSP-14

Discussion and consideration of a possible recommendation for a Final Site Plan
for Sand Hollow RV, located at SR 9 and Rlingtion Parkway. Paul Patel Applicant,
Jeff Mathis Agent

2021-AFP-05

Discussion and consideration of a possible recommendation on an Amended Final
Plat for Zion Village Townhomes PUD Phase 2 Amended #2. Jay Rice Applicant.

2021-AFP-06

Discussion and consideration of a possible recommendation on an Amended Final
Plat for Tava Resort At Sand Hollow Phase 1 Amended. Brian Barro Applicant,
Jared Madsen Agent

Planning Commission Business:
-Workshop: Building Permits within Subdivision
-Workshop: Planning Commission Bylaws
-Consider changing the next meeting to April 21, instead of April 28.
- City Council Recap
Approval of Minutes
Adjournment

STAFF COMMENTS

Agenda Date: 4/8/2021
Application Number: 2021-LUCA-01
Type of Application: Proposed Code Change
Action Type: Legislative
Applicant: N/A
Agent: N/A
Request: Review the ability to allow multi-family infill development within
the Downtown area
Discussion
At the last Planning Commission meeting, while reviewing the 2021-ZC-11 Sunnie Zone Change
Application, which is requesting a zone change from General Commercial to RM-3, the
Commission requested staff to bring a draft code to allow for smaller lots to be developed with
multi-family. Currently, RM-2 and RM-3 zone requires a minimum lot area of 1 acre, though
the City has made exceptions for RM-2 zoning within the downtown area. The idea would allow
for smaller undeveloped lots to build multi-family housing on these smaller parcels.
Hurricane City’s 2021 General Plan recommends the City consider the following policies and
strategies:
Land Use Goal 1:
Policies
1.4. The City supports expansion and infill development in appropriate locations to utilize
existing infrastructure and services efficiently. P. 20
Heritage and Culture Goals 3: Protect and Revitalize Downtown Hurricane
Policies...
3.2. Hurricane supports infill development and redevelopment in the Downtown...

Strategies
3.1. Develop a Downtown/historic main street master plan and accompanying zoning or overlay
development standards to address:
a. Mixed Uses;
b. Design Standards;
c. Infill Standards;
d. Building Facades;
e. Public Realm Enhancements;
f. Gathering Places…
3.7. Review City codes to identify possible regulatory barriers to Downtown development and
identify possible incentives to support the types of development that the City supports. Options
could include:
a. Consider Downtown District form-based code
b. Evaluate parking requirements
c. Waive or reduce local development fees
d. Review project permitting processes for redundancies/inefficiencies
e. Consider a grant program to help local businesses update facades on buildings or provide for
additional updates. P. 28
In addition, the General Plan recommends that higher density housing should be allowed near
supporting facilities:
Housing Goals 1: Provide Choice in Housing Options
Policies
1.5. Medium and high-density residential developments should be planned near support facilities
such as collector and arterial roads, schools, shopping, and employment centers. P. 42
Strategies
1.4. Zone for affordable housing near major corridors such as SR-9.
Proposed Changes
Staff has brought two recommendations for the Planning Commission to consider. The first one
would change RM-2 and RM-3 Zoning Requirements and allow for these zones to have areas
smaller than a single acre for in the proposed downtown area. It would add the note for RM-2
and RM-3 Zone in 10-13-2:
10. Minimum area shall not be required in Downtown Area as listed within the General Plan
Map to allow for infill and redevelopment of the downtown area.

For commercial changes, staff has added a note in 10-15-3 as follows:
5. In the area designated as Downtown within the General Plan Map, vacant parcels zoned for
commercial uses as listed in this chapter may be allowed for multi-family development. RM-3
Zone standards shall apply.

Items to Consider
With every change of code, it is important to think about long term consequences for any
change:
● The proposed code changes would apply to the full downtown area, not just a zone
change that is before the Commission.
● With the Commercial change, this may limit control on requiring commercial
development in certain areas. Multi-Family housing is currently in higher demand than
commercial property.
● It would require a zone change request for any parcel seeking to gain more density with
the residential changes. There are a few vacant parcels or parcels that would likely seek
redevelopment if this code is changed.
● The General Plan recommends the City create a downtown master plan. The Planning
Department is asking for money to complete a downtown master plan this next fiscal
year. This plan will recommend the different uses, standards, and amenities that the City
should focus on to redevelop the area. Though staff anticipates that increasing density
and providing means for infill will be part of the plan, the master plan may provide more
details for any code change beyond what is being considered. The end goal may provide a
full overlay zoning over the downtown area that would allow a mix of uses with
development standards.
● The residential change may create spot zoning, which are legally allowed but require
more justification than more extensive zone changes.

Staff Recommendation: Staff recommends that the Planning Commission consider the
proposed change and makes a recommendation to the City Council. Staff would make a positive
recommendation for the residential changes to allow infill with higher density. Though the
proposed commercial code change would allow the development of more housing options within
the downtown area, it lifts some of the City’s controls by controlling the area’s zoning and use.
Therefore, the staff recommends that the Planning Commission consider that change carefully to
ensure the Commission is okay with the change before making a recommendation.

TABLE 10-13-2
DEVELOPMENT STANDARDS IN RESIDENTIAL ZONES

Zones

Development Standard

R1-15

R1-10

R1-8

R1-6

Average lot area

15,000 sq.
ft.

10,000 sq.
ft.

8,000
sq. ft.

6,000
sq. ft.

Minimum lot area or
acreage

12,000 sq.
ft.

8,000 sq.
ft.

6,400
sq. ft.

4,800
sq. ft.

1

RM-2

RM-3

n/a

n/a

n/a

10,000 sq.
ft.

1 acre
(See
Note
10)1

1 acre
(See
Note 10)

RM-1

Lot standards:

2

acre(10)

Minimum lot width and/or
project frontage

90 ft.

80 ft.

70 ft.

60 ft.

80 ft.
project

100 ft.
project

200 ft.
project

Maximum density per acre

n/a

n/a

n/a

n/a

6
units/lots

10
units/lots

15
units/lots

35 ft.

35 ft.

35 ft.

35 ft.

35 ft.

35 ft.

35 ft.

Building standards:

Maximum height, main

3

building

Formatted Table

Maximum height,

16 ft.

16 ft.

16 ft.

16 ft.

20 ft.

20 ft.

20 ft.

Maximum size, accessory
building

1,200 sq.
ft.

1,200 sq.
ft.

500 sq.
ft.

500 sq.
ft.

1,000 sq.
ft.

1,000 sq.
ft.

500 sq.
ft.

Building coverage: See
subsection 10-37-12I of
this title

50% of lot

50% of lot

50% of
lot

50% of
lot

50% of lot

50% of
lot

50% of
lot

Distance between buildings

10 ft.

10 ft.

10 ft.

10 ft.

20 ft.

20 ft.

20 ft.

25 ft.

25 ft.

25 ft.

25 ft.

25 ft.

25 ft.

20 ft.

20 ft.

10 ft.

10 ft.

10 ft.

10 ft.

10 ft.

See note

See note

See

See

See note

See note

See note

9’

9’

note 9’

note 9’

9’

9’

9’

4

accessory building

Setback standards - front yard:

5

25 ft.

Any building

Setback standards - rear yard:

Main building

Accessory building,

6

including private garage

Setback standards - interior side yard:

Main building

10 ft.

10 ft.

10 ft.

8 ft.

10 ft.

10 ft.

10 ft.

Accessory building,
including private garage

See note
6

See note
6

See
note 6

See
note 6

See note
6

See note
6

See note
6

Setback standards - street side yard:

7

20 ft.

20 ft.

20 ft.

20 ft.

20 ft.

20 ft.

20 ft.

Accessory building

See note
6

See note
6

See
note 6

See
note 6

See note
6

See note
6

See note
6

Pool location and

3 ft.

3 ft.

3 ft.

3 ft.

3 ft.

3 ft.

3 ft.

Main building

8

setbacks

Notes:
1. Duplex only permitted on first 10,000 square feet. Any additional units must
meet density per acre standards.
2. "Average size" means the total acreage devoted to lots divided by the number of
lots. Net density definition shall apply.
3. Except as otherwise permitted by subsection 10-13-7C of this chapter.
4. Except as otherwise permitted by subsection 10-13-7B of this chapter.
5. Except as modified by the provisions of subsection 10-37-12F, "Setback
Measurement", of this title.
6. If located at least 10 feet from main building, 2 feet. Otherwise, same as for
main building.
7. When this side setback is required, rear setback may be reduced to 10 feet.
8. Pools must be located behind front yard setbacks. Setback is measured from
rear and side property lines. Pools may require special engineering. A closer property
line setback may be approved by the building official if engineering ensures structural
integrity for any adjoining buildings or walls as well as the pool.
9. If located at least 10 feet from main building, 10 feet. Otherwise, same as for main
building. No accessory building shall be built within a Public Utility Easement.
10. Minimum area shall not be required in Downtown Area as listed within the General
Plan Map to allow for infill and redevelopment of the downtown area.

(Ord. 03-5-1, 5-1-2003, eff. 6-1-2003; amd. Ord. 2004-15, 6-17-2004; Ord. 2005-6, 217-2005; Ord. 2017-14, 8-17-2017; Ord. 2018-14, 12-20-2018; Ord. 2019-02, 3-7-2019;
Ord. 2020-12, 3-5-2020; Ord. 2020-18, 9-3-2020)

10-15-3: USES ALLOWED:
A. Permitted And Conditional Uses: Permitted and conditional uses allowed within
commercial zones shall be as set forth in table 10-15-1 of this section. Permitted and
conditional uses are indicated by a "P" or "C", respectively, in the appropriate column.
Uses not permitted are indicated by "N". Any use not shown on table 10-15-1 of this
section shall be prohibited unless the Zoning Administrator determines the use is
substantially the same as a permitted or conditional use as provided in subsection 10-718E4 of this title.
TABLE 10-15-1
PERMITTED AND CONDITIONAL USES ALLOWED IN COMMERCIAL ZONES

Zones

Use

NC

GC

HC

PC

POC

P

N

N

P

P

N

N

N

P

P

N

N

N

P

N

N

N

N

N

N

N

N

N

P

P

Manufactured home

N

N

N

N

N

Manufactured/mobile home park

N

N

N

N

N

Residential uses:
Building, accessory

4

Dwelling, multiple-family

4

Dwelling, single-family
Dwelling, temporary

4

Dwelling, two-family

Protective housing facility

N

N

N

N

N

Rehabilitation/treatment facility

N

P

P

P

P

P

N

N

P

P

P

N

N

P

P

Residential facility for troubled youth

N

N

N

N

N

Transitional housing facility

N

N

N

N

N

Auditorium or stadium

N

P

P

P

N

Bus terminal

N

P

P

P

N

Cemetery

P

P

P

P

P

Church or place of worship

P

P

P

P

P

Club or service organization

P

P

P

P

P

Convalescent care facility

N

P

P

P

N

Cultural service

P

P

P

P

P

Golf course

P

P

P

P

P

Government service

N

P

P

P

N

1

Residential facility for elderly persons
Residential facility for persons with a

1

disability

Public and civic uses:

Hospital

N

P

P

P

N

Operations center

N

P

P

P

P

Park

P

P

P

P

P

Post office

P

P

P

P

P

Protective service

P

P

P

P

P

Reception center

C

P

P

P

P

3

N

N

N

C

C

3

P

P

P

P

P

P

P

P

P

P

Agricultural sales and service

N

P

P

P

N

Animal hospital

P

P

P

P

N

Bail bond service

N

P

P

P

N

Bank or financial institution

P

P

P

P

P

Bed and breakfast, home

N

N

N

N

N

Bed and breakfast inn

P

P

P

P

N

Utility, major

Utility, minor

3

Utility substation
Commercial uses:

Business equipment rental, services,
and supplies

P

P

P

P

P

Car wash

P

P

P

P

P

Club, private

N

P

P

P

N

Construction sales and service

N

P

P

N

N

Convenience store

P

P

P

P

P

P

N

N

N

N

P

N

N

N

N

P

N

N

N

N

Family childcare center

P

P

P

P

P

Funeral home

N

P

P

P

N

Garden center

P

P

P

P

P

Gas and fuel, storage and sales

N

N

C

N

N

Gasoline service station

P

P

P

P

N

Hostel

N

P

P

P

N

Hotel

N

P

P

P

N

2

Family child daycare facility

2

Family child group daycare facility

Family child residential certificate care
facility

2

Kennel

C

P

C

C

C

Kennel, residential

P

N

N

N

N

Laundry or dry cleaning, limited

P

P

P

P

P

Liquor store

N

P

P

P

N

Media service

P

P

P

P

P

Medical or dental laboratory

N

P

P

P

N

Medical service

P

P

P

P

P

Motel

N

P

P

P

N

Office, general

P

P

P

P

P

Parking garage, public

N

P

P

P

P

Parking lot, public

N

P

P

P

P

Pawnshop

N

N

P

P

N

Personal care service

P

P

P

P

P

Personal instruction service

P

P

P

P

P

Printing and copying, limited

P

P

P

P

P

Printing, general

N

P

P

P

P

Produce stand

P

P

P

N

P

Recreation and entertainment, indoor

P

P

P

P

P

Recreation and entertainment,
outdoor

N

P

P

P

N

Recreational vehicle park

N

N

P

P

N

Repair service

P

P

P

P

P

Research service

N

P

P

P

N

Restaurant, fast food

P

P

P

P

P

Restaurant, general

P

P

P

P

P

Retail, general

P

P

P

P

P

Secondhand store

P

P

P

P

P

Shopping center

P

P

P

P

P

Takeoff and landing of aircraft

N

N

N

N

N

Tattoo establishment

P

P

P

N

N

Tavern

N

P

P

P

N

Temporary trailer

P

P

P

P

P

Transportation service

N

P

P

P

N

Vehicle and equipment rental or sale

N

P

P

P

N

Vehicle and equipment repair, general

N

P

P

N

N

Vehicle repair, limited

N

P

P

P

P

Veterinary service

P

P

P

N

N

Warehouse, self-service storage

P

P

N

N

N

Wireless telecommunication facility

See section 10-50-5, table 10-50-1 of this
title

Industrial uses:
Laundry services

N

N

N

P

N

Wholesale and warehousing, general

N

N

N

P

N

Wholesale and warehousing, limited

N

N

N

N

N

Notes:
1.

See chapter 46 of this title.

2.

See chapter 42 of this title.

3.

See chapter 45 of this title.

4. In the area designated as Downtown District on the General Plan map, existing
single family residential uses may continue as permitted residential uses. Use and
development standards for an R-1-8 Zone shall apply. Existing approved multi-family
and two family uses may continue as permitted residential uses. Use and development
standards for an RM-2 Zone would apply. No new residential uses are permitted.
5. In the area designated as Downtown within the General Plan Map, vacant parcels
zoned for commercial uses as listed in this chapter may be allowed for multi-family
development. RM-3 Zone standards shall apply.
(Ord. 2016-11, 11-17-2016; amd. Ord. 2017-14, 8-17-2017)

STAFF COMMENTS

Agenda Date: 4/8/2021
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

4/8/2021

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

4/8/2021

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?

4/8/2021

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 also make a
recommendation for changing the code.

4/8/2021

2021-ZC-11

STAFF COMMENTS

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

4/8/2021
2021-PP-08
Preliminary Plat Application
Administrative
Dennis Back Foothills Associates LC
Jeremy Back
Approval of a Preliminary Plat

Location: 1530 W 800 S
Zoning: R1-10
General Plan Map: Residential
Discussion: The applicant is seeking a preliminary plat for 22.64 acres containing a total of 50 lots.
This application contains phases 2-4 of Scenic Point.
JUC Comments
The following items will need to be addressed:
1. Sewer: There is sewer in 1480 W and 1530 W and the applicant will likely be able to gravity feed
to the site.
2. Water: Tying into a system that is substandard. They will need to provide a looped system.
3. Fire: Need second access into the development.
4. Engineering: East and west connectivity should be required. 650 is stubbed and will need a 2nd
access to meet the fire code.
5. Power: Power is there and adequate to serve the development.
6. Other Utilities: There are other utilities in the area.

Staff Comments: Preliminary Plat
1. The lot layout and sizes comply with zoning standards.
2. There is no second access to the development. The applicant will need to work with Hillside
Estates and other property owners to gain proper water looping in the area and second access.
These applicants have scheduled a meeting with staff to discuss possible options. The proposed
roadway stubs to the undeveloped property to the south.
3. The applicant has not provided a letter from either the local sanitary sewer provider and culinary
water provider indicating service availability.

4/8/2021

2021-PP-08

4. The plat needs to note the identification of potential geotechnical constraints on the project site
(such as expansive rock and soil, collapsible soil, shallow bedrock and caliche, gypsiferous rock
and soil, potentially unstable rock or soil units including fault lines, shallow groundwater, and

windblown sand) and recommendations for their mitigation. If none are present, plat should
provide a note stating such.
5. The plat needs to note if it is in a desert torties take area.
6. The City does not have a 50’ cross-section. Cross-sections need to be updated to a 52’ and 45’ to
meet current standards.
7. A master plan minor collector on the southern border of the property needs to be incorporated into
the project. 1480 W needs to be updated to be a 60’ roadway as shown on the TransportationMaster
Plan.

4/8/2021

2021-PP-08

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends that Planning Commission continue the item
until the applicant can update the plat to match the Transporation Master Plan.

4/8/2021

2021-PP-08

4/8/2021

2021-PP-08

STAFF COMMENTS

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

4/8/2021
2021-PP-09 and 2021-HIL-02
Preliminary Plat Application
Administrative
Chris Wyler
Civil Science
Approval of a Preliminary Plat and Sensitive Lands Application

Location: 725 S and around 1450 W
Zoning: R1-10
General Plan Map: Residential
Discussion: The applicant is seeking a preliminary plat for 8.71 acres containing a total of 5 lots and a
future phase. Because of the steep slops contained within the property, the applicant has also submitted a
sensitive land application. Below, staff will have three sections, JUC Comments, staff comments on the
preliminary plat, and staff comments on the sensitive land application.
Lot number 5 is a flag lot. All lots must meet the following standards:
10-37-10: FLAG LOTS:
A flag lot for one single-family dwelling may be allowed to accommodate the development of property
that otherwise could not reasonably be developed under the regulations contained in this title or other
titles adopted by the city. The primary purpose of this section is not to make development of property
easier and more profitable. Rather, it is to serve as a "last resort" for property which may not otherwise
be reasonably developed. (Ord. 2008-10, 6-5-2008)
A. Factors: When property is subdivided, flag lots shall not be approved by right but may be allowed
after considering the following:
1. More than two (2) flag lots with contiguous staffs should be avoided;
2. Whether development of the property in question under normal city land use and subdivision
regulations is reasonable and practical; and
3. Creation of a flag lot should not foreclose the possibility of future development of other large
interior parcels that are not developable unless a street is extended to them across other adjacent
properties.
B. Development Standards: When flag lots are permitted, they shall be subject to the following
conditions:
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1. A flag lot shall be comprised of a staff (narrow) portion that is contiguous with a flag (wide)
portion. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
2. The staff portion of the lot shall front on and be contiguous to a public street. The minimum
width of the staff portion at any point shall be twenty six feet (26'). However, a greater staff width for
lots within the sensitive lands overlay zone may be required. The maximum length of a staff shall be five
hundred feet (500'). The maximum grade of a staff shall not exceed twelve percent (12%). (Ord. 200717, 7-5-2007)
3. The size of the flag portion of a lot shall conform to the minimum lot size requirement of the zone
in which the lot is located. Sufficient turnaround space per the fire code shall be provided. (Ord. 200810, 6-5-2008)
4. No building or structure shall be located within the staff portion of a flag lot.
5. The front yard of a flag lot shall be on the side of the flag portion which connects to the staff.
Yard setbacks shall conform to the setback requirements of the zone in which the flag lot is located.
6. A main building shall be located no more than two hundred fifty feet (250') from a fire hydrant,
measured along a public or private right of way or along the staff portion of a flag lot. An easement for
any fire hydrant located on private property shall be provided to the city for access to and maintenance
of the hydrant.
7. Upon review the city may require installation of curb, gutter and other drainage control
measures in the staff portion of a flag lot to prevent runoff from entering neighboring properties.
8. Clear address signage shall be installed and maintained at the street by the owner, including
notice that the driveway is a private right of way. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
9. The new residential structure to be constructed on a flag lot shall be no higher than the average
height of all residential structures within a three hundred foot (300') radius of the proposed structure.
10. Before a flag lot is approved the joint utility committee must approve the design and location of
all facilities needed to accommodate a single-family dwelling. Construction of the approved facilities
must be complete before a building permit will be issued for the lot. (Ord. 2008-10, 6-5-2008)

JUC Comments
The following items will need to be addressed:
1. Sewer: There is sewer in 1480 W and the applicant will be able to gravity feed to the site.
2. Water: The adjacent water system is substandard. They will need to provide a looped system to
connect with.
3. Fire: Need a second access into the development. Homes on roads that are over 10% in grade will
need to be sprinkled. The flag lot, lot 5, needs to have a turnaround.
4. Engineering: Power easement needs to be labeled and examine for future use. Building a single
house with current access and water system might be okay, but a full subdivision might not work.
5. Power: Not much power is stub into that property, might need to design system upgrades.
6. Other Utilities: There are other utilities in the area.
4/8/2021

2021-PP-09
2021-HIL-02

Staff Comments: Preliminary Plat
1. The lot layout and sizes comply with zoning standards, but lots will need to comply with Hillside
Lot sizes. See the Sensitive Lands Report below.
2. There is no second access to the development. The applicant will need to work with Scenic Point to
gain proper water looping in the area and second access. These applicants have scheduled a
meeting with staff to discuss possible options. The proposed roadway stubs to the undeveloped
property to the south.
3. The applicant has not provided a letter from either the local sanitary sewer provider and culinary
water provider indicating service availability.
4. Flag Lot: Lot number 5 is a flag lot. Hurricane City Code 10-37-10 Flag Lots (quoted above)
contains the standards for the development of a flag lot. A flag lot should be “a last resort” for
development. Typically, the City avoids approving flag lots for normal subdivision. The applicant
has argued that the layout of the roads, the existing homes, and the topography of the area makes it
difficult for the development of the property. Staff would generally agree with the applicant that the
sensitive lands and existing homes may make the development of lot 5 without a flag lot near
impossible. The flag lot need to be brought up to these standards:
a. The stem of the Flag Lot needs to be 26’ wide minimum
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b. Building on the flag lot needs to meet the standards within the code.
c. No other flag lots should be approved for this development and future phases.
Staff Comments: Sensitive Land Application
All Sensitive Land Use Application must comply with 10-24 Sensitive Lands. For Hillside, they will
need to follow the standards listed in 10-24-5 Hillsides and Ridge Areas and 10-24-6 Hillside and Ridge
Areas, General Development Standards. The following are staff findings
1. The applicant has supplied a geotechnical report that is currently under review
2. The plan mentions a retaining wall. The code requires “a grading and drainage plan report which
includes stormwater management, erosion, and grading plans describing the methods by which
surface water, natural drainage, erosion and sedimentation loss, and hydrologic hazards that will
be controlled during and after construction.” The applicant needs to submit these plans. The full
requirements can be found in 10-24-5 (C)(4)
3. The applicant needs to submit information about how they determined the required minimum lot
size by showing the average natural grade of each proposed lot. These lots need to comply with
10-24-6 (B). Though the lots look appropriate, more information is needed.
4. The applicant should show buildable and non-buildable areas on each lot.
5. The applicant has supplied a map containing different colors for slops under 10%, 10%-29.99%,
and 30% and above. This has been done in grayscale instead of full color.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends that Planning Commission continue the item
until the applicant can supply all items needed for the Sensitive Lands Application.
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Request:

4/8/2021
2021-APP-1
Amended Parking Plan
Administrative
Sam Seymour
N/A
Approve of an exception to standard parking requirements

Location: 11 S Main
Zoning: Highway Commercial
General Plan Map: Commercial
Discussion: Sam Seymour has requested an exception to the normal parking requirements for a
new proposed restaurant and office space, Pizza Cafe at 11 S Main Hurricane. The site shares a
parking lot with Dixie Nutrition and FDG, and Extreme Sponge containing a total of 37 spaces.
FDG and Extreme Sponge has additional parking on the east side of 100 East. The applicant is
working on getting a letter of support from these business owners.
Parking Requirements
The applicant has submitted a parking plan which shows the total parking spaces required by the
Hurricane City Code is a total of 56 spaces, but the parking area contains only 37. However, the
Planning Commission can grant an exception for the following reasons.
10-34-9: PARKING MODIFICATIONS:
A. Modification Permitted: The number of parking spaces required under section 10-34-6 of
this chapter may be modified in accordance with the provisions in this section. The purpose of
such modifications is to avoid creating unnecessary parking areas that will be essentially
unused. In considering a modification, the Planning Commission may require a parking study to
be completed as provided in subsection F of this section. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
B. Existing Commercial Buildings: The Planning Commission may authorize modified
parking requirements for new commercial uses in existing commercial buildings in order to
foster economic development.
C. Shared Use Parking: The Planning Commission may authorize shared use of a parking lot
subject to the following conditions:
1. The uses sharing the parking lot are unlikely to produce a substantial demand for
parking at the same time. The City may require a shared parking study to be completed which

clearly establishes that uses will make use of the shared spaces at different times of the day,
week, month or year.
2. Required parking spaces reserved for persons with disabilities shall not be reduced.
3. Ongoing shared use of the parking lot is assured by an agreement or easement approved
by the City which requires:
a. The parking lot to be continuously available unless an alternative legal parking lot is
provided;
b. All spaces to be available without charge;
c. The Zoning Administrator to be notified thirty (30) days prior to the expiration or
termination of the agreement or easement; and
d. Provision of additional parking up to the amount otherwise required under this chapter
if the Zoning Administrator determines, based on parking counts, that a shared parking lot does
not satisfy the off street parking demand of the uses involved.
D. Commercial, Retail, Office, And Mixed Use Developments: The Planning Commission may
modify the number of parking spaces required or allowed for commercial, retail, office, or mixed
use developments after considering the following items and making a finding that adequate
parking will be provided:
1. Total number of spaces that would otherwise be required for each individual
establishment in the development;
2. Hours of operation for each business establishment located in the development, including
peak business hours;
3. Estimated tradeoff between businesses which are open when others are closed;
4. Availability of approved on street or shared parking;
5. Transportation alternatives, including proximity to transit stations; and
6. Car or van pooling programs available to users of the development.

Staff Recommendation: Staff recommends that the Planning Commission review the
application for waiving the parking requirements based on the standards listed in 10-34-9.
Generally speaking, staff would recommend waiving parking requirements in the downtown area
for the redevelopment of business and housing, including for this site. One of the main requests
during the General Plan public outreach process was to provide more restaurants in the area.
However, since it is a shared parking lot staff would like to see letters of support from other
business owners or see how much additional parking EXTREM Spong and FDG have on the east
side of 100 East before approval.

STAFF COMMENTS

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

4/8/2021
2021-FSP-14
Final Site Plan
Administrative
Paul Patel
Jeff Mathis
Approval of a Final Site Plan

Location: SR-9 and Rlington Parkway
Zoning: Highway Commercial
General Plan Map: Commercial
Discussion: The applicant is seeking Final Site Plan approval to construct an 6.6 acres, 101 unit
RV Park.
Approval
For RV Park, Hurricane City Code states the following:
10-43-5: BASIS FOR APPROVAL: (A)
2. Before final approval is granted for any manufactured home or recreational vehicle park or
park model park, a report to the city council by the planning commission shall find the proposed
development will:
a. Be in keeping with the general character of the zone in which the park is to be located;
b. Have an approved financing plan for construction and phase completion, together with
an approved security to assure compliance and completion; and
c. Meet applicable development standards of section 10-43-6 of this chapter and all
requirements of other applicable ordinances, except where such requirements are modified by a
planned development approved pursuant to chapter 23 of this title.
The Planning Commission should make a recommendation to the City Council based on the
standards above.
RV Park Standards
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:
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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)
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 Site 6.6 acres
2. Total buildings/Units 101 units
JUC Comments:
Construction drawings have been signed and approved on March 17, 2021.
Planning Staff comments:
1. An RV Park is a permitted use in a Highway 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. The minimum size unit (40’x25’)
meets this criterion.
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 3 of each.
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5. The requirement for open space in an RV park is 10%. The applicant proposing some
open space, pickleball court, cornhole, BBQ pit, and putting green. The application meets
this standard.
6. A landscaping plan has been 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.
7. A lighting plan that complies with Dark Sky guidelines adopted by the City must be
submitted before site approval.
8. The applicant has submitted rendering for the two story building proposed for the site,
labeled as “Lobby” on the site plan.
9. The applicant will need to complete public and site improvement before the site can be
open. This standard qualifies as the proper financing plan.
10. The site has provided additional parking spaces by the lobby and at the entrance. Other
parking will be provided with each unit.

Recommendation:
Staff recommends approval of the final site plan with the following findings:
The site plan is:
1. In keeping with the general character of the zone in which the park is to be located;
2. Have an approved financing plan for construction and phase completion, together with
an approved security to assure compliance and completion; and
3. Meet applicable development standards of section 10-43-6 of this chapter and all
requirements of other applicable ordinances, except where such requirements are
modified by a planned development approved pursuant to chapter 23 of this title.
With the Conditions that
1. Outdoor lighting complies with Hurricane City Standard.
2. They provide at least 3 toilets, sinks, and hot showers for the site.
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4/8/2021
2021-AFP-5
Amended Final Plat
Administrative
Jay Rice
Approval of an Amended Final Plat

Location: 2020 W and 230 N
Zoning: Recreation Resort
General Plan Map:
Discussion: The applicant has applied to amend the final plat for Zion Village Townhomes PUD Phase
2 Amened #2. A few weeks ago, the applicant submitted several building permits for private pools that
were located in Common Area. After discussion with the applicant, they decided to amend the final plat
to incorporate those areas from the common space into adjacent private lots. The Amendment Note on
the plat reads as follows:
THIS PLAT IS BEING AMENDED TO ADD PRIVATE POOL AREAS TO BE PART OF THE
FOLLOWING BUILDINGS: 45, 48, 49, 53, 56, 57, 69, 77, AND 82.
NO OTHER CHANGES WERE INTENDED TO BE MADE.
JUC Comments
Construction drawings and improvements have been approved. The change will have little impact on the
overall design of the subdivision. The applicant will need to confirm where water meters are set to
ensure they will be within the new property boundaries. Pools should be filled with water from private
meters and power needs to be run through each property’s meter for the pool.
Staff Comments
1. The plat is under review by engineering to ensure it complies with survey and legal descriptions
standards.
2. The lot sizes and setbacks meet zoning standards.
3. The design of the plat may need to be changed. Current state standards show that an amended
final plat should only show the areas that are being changed. But where multiple areas are being
changed, the current layout may be the most approipate.
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Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends a positive recommendation of the amended final
plat.
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4/8/2021
2021-AFP-6
Amended Final Plat
Administrative
Brian Barrow
Alpha Engineering, Jared Madsen
Approval of an Amended Final Plat

Location: Retreat Drive and Dyami View
Zoning: PDO R1-10
General Plan Map: Planned Community
Discussion: The applicant has applied to amend the final plat for Tava Resort At Sand Hollow Phase 1
Amended. “The purpose of this amended plat is to remove lot 61 and re-size lots 54 through 6. No other
changes to original plat are intended with this amendment.”

JUC Comments
Construction drawings and improvements have been approved. The change will have little impact on the
overall design of the subdivision. The applicant will need to confirm where water meters are set to
ensure they will be within the new property boundaries and dead-end any unused service lines.
Staff Comments
1. The plat is under review by engineering to ensure it complies with survey and legal descriptions
standards.
2. The lot sizes and setbacks meet zoning standards.
3. The design of the plat may need to be changed. Current state standards state that an amended
final plat should only show the areas that are being changed. The plat should only depict the
changed areas.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends a positive recommendation of the amended final
plat.
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RESOLUTION
A RESOLUTION BY THE HURRICANE CITY PLANNING COMMISSION ADOPTING
THE RULES OF PROCEDURE AND ORDER
WHEREAS, Hurricane City Code gives Hurricane City Planning Commission the power to
adopt their own rules and bylaws; and
WHEREAS, it is prudent for the Planning Commission to regularly review and adopt the rules
of order and bylaws.
NOW THEREFORE, BE IT RESOLVED BY THE PLANNING AND ZONING
COMMISSION OF NIBLEY, UTAH, THAT:
1. That the Hurricane City Planning Commission adopts the attached Bylaws and Rules of
Procedure and Order
PASSED BY THE Hurricane City PLANNING COMMISSION THIS _____ DAY OF _______,
2021.

________________________________
Planning Commission Chairperson

________________________________
Deputy Recorder

HURRICANE CITY COMMISSION
BYLAWS: RULES OF
PROCEDURE AND ORDER
Intent
The intent of these bylaws is to supplement the Utah Code and the Hurricane City Code
regarding the affairs of the Hurricane City Planning Commission. Conflicts between Utah Code,
Hurricane City Code, and these bylaws shall be resolved first by Utah Code, second by
Hurricane City Code, and last, by these bylaws. It is not necessary for the bylaws to be
readopted each year unless a majority of the Commission determines that a change to the bylaws
is needed.
Chairperson and Alternate Chairperson
The Planning Commission shall select a Chairperson from its own members for a term of one
(1) year. The Chairperson shall appoint an Alternate Chairperson, with the Planning
Commission’s advice and consent, to act in the Chairperson’s absence. The Chairperson and
alternate Chairperson may be reelected for successive terms.
These selections shall take place at the first Planning Commission in March of each year. The
Chairperson shall preside at Planning Commission meetings, or in his/her absence, the Alternate
Chairpersonperson shall preside. If neither the Chairpersonperson or Alternate Chairperson are
present at the meeting, the most senior commissioner shall preside.
The presiding commissioner is encouraged to take part in discussion and vote on matters before
the Planning Commission while at the same time maintain the opportunity for impartial
discussion among commissioners.
If the Chairperson or Alternate Chairperson is unable to serve their remaining term, the
Planning Commission, by a majority vote, may choose another member to fulfill the remaining
term. If the Alternate Chairperson is unable to serve their remaining term, the Chairperson may
appoint, with the advice and consent of the Planning Commission, an Alternate Chairperson for
the remaining term.
By a majority vote, the Planning Commission may remove the Chairperson or Alternate
Chairperson from their term of service by finding that they have violated the code of ethics
within these Bylaws.
Meetings
The Planning Commission shall hold regular meetings at least once a month, and preferably
twice a month. The Commission shall adopt its regular meeting schedule at its last meeting of
each calendar year for the following year. The Chairperson, or in his/her absence, the Alternate
Chairpersonperson, with advice from the Planning Director, may call special meetings in
addition to regular meetings or cancel a regular meeting as long as the Planning Commission
meets at least once a month. The Planning Commission may amend their schedule by a vote of
the Commission.
Rules of Conduct
Recognizing that the Planning Commission, as an appointed body, needs a systematic way of

conducting its business, these rules of procedure are to provide for the orderly conduct of City
business by the Planning Commission for full, open, and comprehensive debate of issues brought
before the Planning Commission for action in a forum open to the public, and which encourages
citizens’ awareness of Planning Commission activities.
These procedures do not increase or diminish the existing powers or authority of the
Planning Commission, as set forth in state law or local ordinance.
Planning Commission Meeting Agenda
All meetings of the Planning Commission will have a notice and agenda that complies with
the Utah Open Meetings Act.
An item may be placed on the agenda only by the Chairperson of the Planning Commission or by
the Planning Director, or at the request of a majority of Commission members. Agenda items that
require a public hearing must be submitted to the Planning Director at least two (2) weeks in
advance of the meeting, all other applications must be submitted prior to Tuesday at noon unless
otherwise approved by the Planning Director.
The agenda and information packet shall be posted the Monday before the next meeting.
Role Of The Chairperson And Other Commission Members:
● The Chairperson shall preside at meetings of the Planning Commission. The Chairperson may
participate in discussion of and vote on all matters.
● In addition, the Chairperson has the primary responsibility for ensuring that the
Commission’s rules of procedure are followed and:
o For maintaining the dignity of Commission meetings.
o Calls the meeting to order and confines the discussion to the agenda.
o Recognizes Commission members for motions and statements and may allow audience
and staff participation at appropriate times.
o Requires knowledge of the City’s adopted rules of parliamentary procedure and how to
apply it.
o Ensures that the Utah Open and Public Meetings Act is complied with.
o Knows how to courteously discourage Commission members who talk too much or too
often.
o Knows how to courteously ensure those who have the floor are not interrupted and to
rule out of order those not following meeting procedures.
o Recognizes the Commission member offering the motion, restates the motion, presents it
to the Commission for consideration and discussion, calls for the vote, announces the
vote, and then announces the next order of business.
Code of Conduct
Members of the Planning Commission, including the Chairperson shall:
● Ensure that remarks apply to the question under debate.
● Avoid references to personalities, and refrain from questioning motives of other members
or staff personnel.
● Demonstrate courtesy and shall not disrupt proceedings.
● Understand and recognize the Chairperson is conducting the meeting and not attempt to take
on that role.
● Not use their positions to secure privileges or personal gains and shall avoid situations

●
●
●
●

which could cause anyone to believe that they may have brought bias or partiality to a
question before the Planning Commission.
Be dedicated to the principles of representative democracy by recognizing that the chief
function of local government is to serve the best interests of the public at large while
respecting individual rights.
Be dedicated to the effective use of the City’s available resources.
Refrain from any activity that would hinder their ability to be objective and impartial.
See that City business is discussed in open, well-publicized meetings.

Ethics
The Chairperson and Commission members shall comply with the Utah Municipal Officers
and Employees Ethics Act as found in Utah Code 10-3-1301 et seq.
Parliamentary Rules
The following may be referred to as the Commission’s Rules of Order and shall be the
parliamentary rules for conducting the business of the City. Each rule is followed by a purpose
and, in some cases, a procedure, to explain the rule and guide the Chairperson and Commission
members in its intended application.
Rule No. 1: The meeting is governed by the agenda and the agenda constitutes the
Planning Commission's agreed-upon roadmap for the meeting.
Purpose Of The Rule: All meetings must comply with the Utah Open and Public Meetings
Act which requires that a notice and an agenda for a public meeting be prepared in advance
of the meeting and that no final action be taken on any item that is not on the agenda. In
addition the Act requires that the minutes of the meeting contain certain minimum
information including the name of any member of the Commission speaking on an issue, the
substance of what the member says, an accurate description of any action taken by the
Commission and the voting record of each individual member of the Commission.
Rule No 2: Any matter that requires a Planning Commission decision shall be brought
before the Commission by motion and each motion requires a second.
Purpose Of The Rule. The purpose of this rule is to limit items under discussion to those
and only those that the Commission members want to discuss; give clarity as to what is being
decided; and to make sure everyone, including the person taking the minutes actually knows
and can remember what the ultimate outcome of any discussion and debate is.
Rule No 3: One question at a time and one speaker at a time.
Purpose Of The Rule. The purpose is to focus on only one question and to allow
Commission members the ability to express their points of consideration without losing
their train of thought and to completely finish without fear of interruption.
Rule No 4: The Chairperson may use General Consent (also known as Unanimous Consent)
with all motions except those motions where the votes are used for purposes of the meeting
minutes and require a roll call of the Commission.
Purpose Of The Rule. General consent is helpful in expediting general routine business or
when the Chairperson senses the Commission is in agreement. General consent allows

flexibility of the rules while protecting the right of the majority to decide and the minority to
be heard.
Rule No 5: There are only three basic forms of motions allowed: Initial Motions, Motions to
Amend, and Substitute Motions.
Procedure: The initial motion. The initial motion is the one that puts forward an item for
the Planning Commission's consideration. An initial motion might be: "I move that we
adopt ordinance number 10-1 as presented."
The motion to amend. If a member wants to change the initial motion that is before the
Planning Commission, they would move to amend it. A motion to amend takes the initial
motion which is before the Planning Commission and seeks to change it in some way. The
motion to amend must be germane to the initial motion. The motion to amend must not be the
same as a negative vote on the initial motion.
The substitute motion. If a member wants to completely do away with the initial motion
that is before the Planning Commission, and put a new motion before the Planning
Commission, they would move a substitute motion.
Purpose Of The Rule. "Motions to amend" and "substitute motions" are often confused. But
they are quite different, and their effect (if passed) is quite different. A motion to amend
seeks to retain the basic motion on the floor, but modify it in some way. A substitute motion
seeks to throw out the basic motion on the floor, and substitute a new and different motion
for it. The decision as to whether a motion is really a "motion to amend" or a "substitute
motion" is left to the Chairperson. So that if a member makes what that member calls a
"motion to amend", but the Chairperson determines that it is really a "substitute motion",
then the Chairperson's designation governs.
Rule No 6. There can be up to three motions on the floor at the same time and no more than
three. The Chairperson can reject a fourth motion until the Chairperson has dealt with the three
that are on the floor and has resolved them.
Purpose Of The Rule: Too many motions on the same subject can cause confusion as to
what the end result is and in the official record. Limiting the number of motions to no
more than three at a time, allows for enough debate and parliamentary maneuvering to
satisfy those who want to be clever while allowing the slow to still keep up.
Rule No 7: The debate can continue as long as members of the Planning Commission wish to
discuss an item, subject to the Chairperson determining it is time to move on and take action by
using General Consent to limit debate or by a proper motion by a Commission member to limit
the debate. The following motions are not debatable—a motion to adjourn; a motion to recess; a
motion to fix a time to adjourn; a motion to table; and a motion to limit debate.
Purpose Of The Rule. Debate and discussion are important until they are not. When a
matter is chewed on enough it should be swallowed. This rule allows the Chairperson by
General Consent or the majority of the Commission to end the debate, after a reasonable
time. It also keeps those in a minority position on an issue from filibustering until they
get their way.

Rule No 8: A majority of those present votes are required to pass any item before the
Commission. Where the Planning Commission is the Land Use Authority, a failure to obtain a
majority vote is a failed motion.
If the Commission is not able to pass a recommendation to the City Council with a majority vote,
the Commission may pass two recommendations to the City Council with a minority supporting
each.
Any member of the commission may also make a concurring or dissenting report or
recommendation to the city council.
Purpose Of The Rule. Utah and Hurricane statutes set out both the number of the quorum
and the minimum vote required on any issue.
Rule No 9: A motion to reconsider any item requires a majority vote to pass, but there are
special rules that apply only to the motion to reconsider. First, is timing. A motion to reconsider
must be made at the meeting where the item was first voted upon or at the very next meeting of
the Planning Commission if the item is properly on the agenda. In addition, a motion to
reconsider cannot be made at a special meeting of the Commission unless the number of
members of the Commission present at the special meeting equals or exceeds the number present
at the meeting when the action was approved. Second, a motion to reconsider can only be made
by a member who voted in the majority on the original motion.
Purpose Of The Rule. The purpose of this rule is finality. If a member of the minority
could make a motion to reconsider, then the item could be brought back to the Planning
Commission again and again. That would defeat the purpose of finality. If the motion to
reconsider passes, then the original matter is back before the Planning Commission, and a
new initial motion is then in order. The matter can be discussed and debated as if it were
on the floor for the first time.
Rule No. 10: The Planning Commission may motion to approve, deney, recommend approval,
recommend to deny, continue or table an item on the agenda with following rules.
● For items the Planning Commission is the Land Use Authority, the Planning Commission
can approve or deny an application.
● For items that the Planning Commission serves as a recommendation body to the City
Council, the Planning Commission may recommend approval or recommend to deny.
● The Planning Commission may make approval or recommendation of approval based on
condition or findings by the Commission. The Planning Director will ensure the applicant
complies with approval conditions or ensure the City Council knows of the recommended
conditions from the Planning Commission.
● The Planning Commission may continue an item on the agenda, meaning the item shall be
placed on the next regularly scheduled meeting’s agenda. The Planning Commission may
continue an item if they find the application is incomplete, the applicant agrees to provide
additional information, or the Planning Commission needs more time to review an item. If
an application is complete, the Planning Commission may only continue a land use
application for two consecutive meetings without the consent of the applicant.
● The Planning Commision may table an item on the agenda, meaning the item shall not be
reviewed again by the Planning Commission until the applicant is able to meet conditions
contained within the motion to table.

● The Planning Commission has the obligation to hear, review, and make findings for all
complete applications in a timely manner and may not table or continue an item for an
unreasonable amount of time without the applicant's consent. An applicant may petition
the Planning Commission to make a finding on a complete application.
Purpose Of The Rule. The role of the Planning Commission is to vote and make decisions
on land use application and land use policy in the City. For the majority of land use
applications the commission will either be able to make a recommendation or approve or
deny without multiple meetings. In some cases, such as incomplete applications, the
Planning Commission request for more information, the size of the application takes
additional time to review, at the applicant request, etc; the Planning Commission may find
the application needs further review or information then can be provided at a single
meeting. In these cases it is appropriate for the Planning Commission to continue or table
an item until any concerns can be resolved. The Planning Commission may also continue
or table an item if the application would likely be denied and the applicant consents to
review proposed changes suggested by the Planning Commission of City staff. In
addition, some of the needed changes to an application may be minimal. In these cases it
the Commission may find it appropriate to make a motion with attached compliance
conditions as the Commission may find.
Rule No 11: The Chairperson and Commission members shall adhere to the code of conduct.
Purpose Of The Rule. Debate and discussion should be focused, but free and open. In the
interest of time, the Chairpersonperson may, however, limit the time allotted to speakers,
including members of the Planning Commission. A Commission member may continue
speaking on a majority vote of the Commission. The rules of order are meant to create an
atmosphere where the members of the Planning Commission and the members of the public
can attend to business efficiently, fairly and with full participation. At the same time, it is up
to the Chairpersonperson and the members of the Planning Commission to maintain common
courtesy and decorum. Only one person at a time will have the floor and every speaker must
be recognized by the Chairperson before proceeding to speak.
Residents’ Right To Be Heard:
Residents may from time to time believe it is necessary to speak to Planning Commission on
matters of concern. Accordingly, the Planning Commission expects any person presenting to
the Planning Commission to speak in a civil manner, with due respect for the decorum of the
meeting, and with due respect for all persons attending.
●
●
●
●
●
●
●

No member of the public shall be heard until recognized by the Chairperson.
Public comments will only be heard during the appropriate portion of the meeting unless the
issue is a Public Hearing or a member of the public is asked to speak on a matter by the
Chairperson.
Speakers must state their name and address for the record.
Any resident requesting to speak shall limit their comments to matters of fact regarding the
issue of concern.
Comments should be limited to three (3) minutes unless prior approval by the Chairperson.
If a representative is elected to speak for a group, the Chairperson may approve an
increased time allotment.
Personal attacks made publicly toward any person or city employee are not allowed.

Any member of the public interrupting Planning Commission proceedings, approaching the
dais without permission, otherwise creating a disturbance, or failing to abide by these rules
of procedure in addressing Planning Commission, shall be deemed to have disrupted a public
meeting and, at the direction of the Chairperson, shall be removed from the meeting by law
enforcement personnel or other agent designated by the Planning Commission.

