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AGENDA
OF A MEETING OF THE HURRICANE CITY COUNCIL AND PLANNING COMMISSION
5:00 p.m.
Thursday, June 10, 2021
1. Joint Workshop: A Presentation and Discussion regarding takings and exactions lead by
the Utah Ombudsman

AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:00 p.m. or as soon thereafter for the completion of the workshop with the
Utah Ombudsman
Thursday, June 10, 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.

Public Hearings:
1.
A Zone Change Amendment request located at approx. 160 W and 1200 S, parcel numbers HL-1-2-B and H-L-1-D-1 to contain a PDO, planned development overlay.
2.
A Zone Change Amendment request on a portion of H-3-2-4-1231 and H-3-2-4-123 located at
1369 W 650 S from RA-1, residential 1 unit per acre, to R1-10, residential 1 unit per 10,000 square feet
to be consistent with the Southern portion of the parcels and development to the West.
3.
A Zone Change Amendment request on 101.25 acres located at approx. 2800 West and 150 N
to contain a PDO, planned development overlay with the underlying zoning R1-8, residential one unit
per 8,000 square feet and a portion to be reserved for commercial.
4.
A Zone Change Amendment request on 17.41 acres located at 3900S and 1100 W from RA-1,
residential 1 unit per acre, to R1-10, residential 1 unit per 10,000 square feet. Parcel number H-3394-A2-A.
5.
A Zone Change Amendment request on the north portion of H-3-1-32-1103 located at 75 N
2260 W from M-1, light industrial, to HC, highway commercial.
6.
A Zone Change Amendment request located at approx. 2800 S Sand Hollow Road on 461.38
acres to contain a PDO, planned development overlay.
Details on this application are available in the Planning Department at the City Office, 147 N. 870 West.
2021-ZC-18
2021-PSP-09

Discussion and consideration of a recommendation of a proposed zone change
amendment request located at approx. 160 W and 1200 S, parcel numbers H-L-12-B and H-L-1-D-1 to contain a PDO, planned development overlay. Stormi LLC
Applicant, Scott Stratton Agent.

2021-ZC-19

Discussion and consideration of a recommendation of a proposed zone change
amendment request on a portion of H-3-2-4-1231 and H-3-2-4-123 located at 1369
W 650 S from RA-1, residential 1 unit per acre, to R1-10, residential 1 unit per
10,000 square feet to be consistent with the Southern portion of the parcels and
development to the West. Chris Wyler Applicant.

2021-ZC-20

Discussion and consideration of a recommendation of a proposed zone change
amendment and preliminary site plan request on 101.25 acres located at approx.
2800 West and 150 N to contain a PDO, planned development overlay with the
underlying zoning R1-8, residential one unit per 8,000 square feet and a portion to
be reserved for commercial. Plumbholdings, LLC and Walter Plumb Applicants,
Craig Hopkinson Agent.
Discussion and consideration of a recommendation of a proposed zone change
amendment request on 17.41 acres located at 3900S and 1100 W from RA-1,
residential 1 unit per acre, to R1-10, residential 1 unit per 10,000 square feet.
Parcel number H-3394-A-2-A. DAF Development LLC Applicant, Rick Richardson
Agent

2021-PSP-05

2021-ZC-21

2021-ZC-22

2021-ZC-23
2021-PSP-07
2021-FSP-20
2021-PP-14

Discussion and consideration of a recommendation of a proposed zone change
amendment request on the north portion of H-3-1-32-1103 located at 75 N 2260
W from M-1, light industrial, to HC, highway commercial. IHC Health Services, Inc
Applicant
Discussion and consideration of a recommendation of a proposed zone change
amendment request located at approx. 2800 S Sand Hollow Road on 461.38 acres
to contain a PDO, planned development overlay. The Hollows LLC Applicant, Brett
Burgess Agent
Discussion and consideration of a possible approval of a final site plan for Sky
Valley Townhomes, Ph 1, a PDO containing 31 townhome units, located approx at
600 N 3000 E. Frank Lind Hart Applicant, Civil Science Agent.
Discussion and consideration of a recommendation for a preliminary plat,
Coronado Ridge Phase 4, an 82 lot single-family home subdivision located at 3350
W and 600 N. DAF Development Applicant, Todd Getz Agent.

2021-PP-15

Discussion and consideration of a recommendation for a preliminary plat, Bench
Lake Townhomes, a 172 unit townhome development located on 1100 W and
south of 3000 S. Blue Mountain Property Enterprise LLC, Scott Stratton Agent

2021-PSP-06

Discussion and consideration of approval of a Preliminary Site Plan, Car Wash, and
Self Service Laundromat located on State Street and 2000 W. Brian Lewis
Applicant.

2021-PSP-08

Discussion and consideration of approval of a Preliminary Site Plan for Sector 5, a
76 independent living unit development located within the Sky Mountain PDO,
located at 600 N and 2200 W. Ryan Wilde and Sector 5 Agent, Dan Porter and
Jonathan Zundel Agents.

Planning Commission Business:
-Road Improvement (Exaction) Ordinance Amendments
-Planned Commercial Ordinance Update
-Annexation Map Presentation
-RV Parks in Hurricane
-City Council Recap
Approval of Minutes
1/27/2021
Adjournment

STAFF COMMENTS

Agenda Date: 6/10/2021
Application Number: 2021-ZC-18
Type of Application: Zone Change
Action Type: Legislative
Applicant:

Stormi LLC

Agent: Scott Stratton
Request: A PDO Request
Location: 1100 W and 3000 S
Zoning: R1-15
General Plan Map: Rural Residential
Discussion:
The applicant is seeking a PDO on these 10.881 acres, but maintains the underlying zoning. The reason
the applicant is seeking the PDO is for additional flexibility with lot sizes and sensitive land
requirements for the property.

Zoning

Adjacent Land Use

North

R1-10 and R1-15

Some developed neighborhoods and undeveloped
parcels

East

RA-1 and R1-15

Cliffs and undeveloped property

South

R1-15

Single Family Homes

West

R1-10

Single Family Homes

Density
Density within a PDO is determined by calculating the base density of the underlying zone.

6/10/2021

2021-ZC-18

10-23-8: DENSITY:
A. Base Density: Base density for a planned development shall be determined as set forth in
subsection B of this section. Provided, however, that base density shall not exceed the density permitted
in the underlying zone in which the planned development will be situated.
B. Base Density Calculation: Base density shall be determined by calculating the number of dwelling
units that could be developed on lots in a conventional subdivision under the provisions of the
underlying zone where the planned development will be located (referred to as the "yield plan").
1. The yield plan shall be prepared as a conceptual plan based on requirements of this code that
pertain to a conventional subdivision and shall reflect the dimensional (lot area, frontage, width,
setbacks, etc.) and other standards of the underlying zone in which the proposed planned development
will be located.
2. The yield plan shall take into consideration the site's natural and cultural features as shown on a
natural resource inventory prepared for the property and shall demonstrate that sensitive lands identified
in the natural resource inventory can be successfully included within open space areas or as part of
residential lots without disturbing the health or safety of present or future city residents. At least onehalf (1/ 2 ) of the minimum area required for each lot shall be exclusive of wetlands, floodplains, and
slopes exceeding thirty percent (30%).
3. The yield plan shall be drawn to scale, but need not be based on a field survey. Each yield plan
shall, however, exhibit a realistic layout reflecting a development pattern that could reasonably be
expected to be implemented, taking into account the presence of wetlands, floodplains, steep slopes,
existing easements and other encumbrances on the property identified by the natural resource inventory
and the requirements of this title, and any other regulatory requirements applicable to the property.
The current underlying zone is R1-15, which is typically 2.35 units an acre. This means that max base
density would be around 25 units for a perfectly flat parcel. The current proposal is 18 units. This
limitation is due to the shape of the parcel and the sensitive lands. The application has smaller lots on the
west side of the road and larger lots on the easts side of the road against the cliffs.
Sensitive Lands
There are steep slopes on the property and the applicant would likely need to submit a sensitive land
application for the project. The following is how you calculate density on projects with steep hillsides:

10-24-6: HILLSIDES AND RIDGE AREAS; GENERAL DEVELOPMENT STANDARDS:
C. Density Limitations:
1. The maximum number of units allowed within a project site shall not exceed the lesser of the
following:

6/10/2021

2021-ZC-18

a. The maximum units allowed by the existing zone district on the project site, plus any bonus
allowed by subsection D of this section;
b. The maximum number of units resulting from the application of the minimum lot size standards
of subsection B of this section, plus any bonus units allowed by this chapter; and
c. The maximum number of units allowed by the general plan, plus any bonus units allowed by
this chapter.

6/10/2021

2021-ZC-18

2. To determine the maximum number of allowed units for a project as limited by subsection C1 of
this section, the following methods shall be applied:
a. The maximum density of a zone district is calculated as follows:
(1) When all proposed streets are known, the acreage of the total project site shall be reduced
by the acreage of existing and proposed streets. This resulting net acreage factor is converted to total
square feet and is then divided by the minimum parcel size in single-family zone districts to yield the
number of permitted dwelling units. In multiple-family districts the total net acreage shall be divided by
the allowed number of units per acre as prescribed by the applicable zone district.
(2) When the acreage of proposed streets has not been determined, the total acreage of the
project site shall be reduced by twenty percent (20%) to accommodate streets, and the resulting net
acreage factor is converted to square feet and then divided by the minimum parcel size in single-family
zone districts to yield the number of permitted dwelling units. In multiple-family districts the total net
acreage shall be divided by the allowed number of units per acre as prescribed by the applicable zone
district.

Example 1 - Acreage of streets is known:

R1-10 zone
Total site acres = 100 net acres (not including street acreage)
100 acres x 43,560 square feet = 4,356,000 square feet total
4,356,000 square feet divided by 10,000 square foot lots = 436 lots
Example 2 - Acreage of streets is unknown:
R1-10 zone
Total site acres = 100 acres
100 acres x .80 = 80 net acres

6/10/2021

2021-ZC-18

80 x 43,560 square feet = 3,484,800 square feet total
3,484,800 square feet divided by 10,000 square foot lots = 348 lots

b. If densities are calculated using the minimum lot size provisions of subsection B of this section,
the total net acreage of each slope category shall be divided by the allowed minimum parcel size of the
applicable slope category. Total net acreage shall be determined by reducing total acreage within a
slope category by the acreage of existing and proposed streets, or by the twenty percent (20%) street
factor using the applicable method of either subsection C2a(1) or C2a(2) of this section. The minimum
parcel size allowed by the applicable slope category shall then be divided into the net acreage to
determine the dwelling unit yield for the slope category. This calculation shall be done for each slope
category of ten percent (10%) or greater on the project site to determine the total allowable number of
dwelling units on the project site.
c. The general plan densities noted on the future land use map shall be gross densities. Therefore,
the maximum number of units permitted by the general plan is determined by dividing the total acreage
of the project site (including the acreage of proposed streets if known), by the maximum density (units
per acre) as allowed by the applicable general plan land use category.
3. Any proposed rezoning in sensitive land areas shall be consistent with the general plan and the
densities shown on the future land use map.
4. If the planned development overlay zone is applied, density may exceed the base zone density to
the extent allowed in chapter 23 of this title, subject to provisions therein. However, if the density
transfer option noted in subsection D of this section is requested in combination with the density bonus
provisions of chapter 23 of this title, the combination of planned development and density transfer
bonuses shall not exceed twenty five percent (25%).
D. Density Transfer: A density transfer from steep slopes (generally greater than 20 percent) and
ridge areas to moderate slopes (generally less than 20 percent) on or off-site is encouraged and allowed
through the processing of a planned development, providing the purposes of this chapter and the
general plan are maintained. A density transfer bonus may be allowed as follows:

Slope

Bonus Factor1

10 - 14%

1.25

15 - 20%

1.50

6/10/2021

2021-ZC-18

21 - 25%

2.00

26 - 29%

2.50

30% or greater

No bonus is permitted, but density may be transferred at a
rate of 1 dwelling unit for each 10 acres

Note:
1. The allowable transfer including the bonus shall be determined by multiplying the density
allowed based on the percent of slope as provided in subsection B of this section by the bonus factor.
(Example: In a 26 percent slope area, based on an estimated net density of 0.89 units per acre, applying
the bonus [0.89 units per acre x 2.5 bonus factor] a total of 2.23 units per acre of 26 percent slope area
may be transferred.)
Transferring property from the steeper slopes on the east and to the lesser slops on the west is allowed
and encouraged with density bonuses by the code. A full sensitive lands plan has not been submitted for
the property and staff can’t confirm if the lots along the east would comply with minimum lot sizes
without a full sensitive lands application. Any approval of the PDO would need to be contingent that the
properties would meet the zoning standards.

Other Site Consideration
There are a few site considerations in addition to the comments listed above. One of the main concerns
is about the cul-de-sac on the north end of the proposed development. The property north of the project
currently does not have proper access to the lot. By doing a cul-de-sac on the north end of the
development may prohibit property owners to the north of the development from future development of
their property. Generally, staff would recommend that a future 160 W roadway be developed from 1330
S to 1000 S as shown below. This roadway would connect all these parcels together and provide good
connectivity in the area. Hurricane’s subdivision code 10-39-11 gives the City the authority to require
the connection.
10-39-11: SUBDIVISION STREETS AND FENCING:
A. Relation To Adjoining Street Systems:
1. The arrangements of streets in new subdivisions shall make provision for the continuation of the
existing streets to adjoining areas insofar as such may be deemed necessary by the Planning
Commission for public requirements. New streets within subdivisions shall not preclude future access to
adjoining properties.
2. Standard residential streets shall approach the arterial or collector streets at an angle of not less
than eighty degrees (80°).
6/10/2021

2021-ZC-18

3. Except as otherwise provided elsewhere in the Hurricane City Code, all subdivision streets and
roadways shall be constructed and installed in accordance with the Hurricane Roadway Construction
Standards.
The other concern is the old Hurricane canal located on the west boundary of the property. This old
canal serves as an important storm drain system and historical feature of the community.

6/10/2021

2021-ZC-18

(Possible Future Roadway)
6/10/2021

2021-ZC-18

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 future Single Family Residential:
Residential neighborhoods characterized by single-family homes. These uses should be located near
supporting community uses such as, but not limited to churches, schools, and parks. Appropriate
densities for this land use include R1-15, R1-10, R1-8, and R1-6.
The proposal does meet the general criteria for the plan and remind the same density for an R1-15
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 developed with quarter-acre lots. The proposed lot sizes and
overall density would be harmonious with the surrounding development.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, it will have some impact on the area. The proposal does add lots behind existing homes
but is zoned for the proposed density. The biggest impact the development will have is on the viability
of development to the north. Without the road and other utilities connecting to the north of the property,
owners may not be able to fully develop their property based on the zoning.
4. Are public facilities and services adequate to serve the subject property?
Response: Generally there are services in the area that are adequate to serve the property. Most services
will need to be further developed as part of the development, but they are in the area.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the current General Plan’s maps and
goals.
2. The proposed amendment is generally in harmony with the overall character of the existing
development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth. The applicant will need to provide roadway and utility
connections to the north.
4. The services are adequate for the development.

6/10/2021

2021-ZC-18

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Staff recommends approval with the
following conditions:
1. That the roadway and utilities are stub to the property to the north
2. That the applicant submit a full Sensitive Lands Application with the preliminary plat and that
the preliminary site plan shall be modified as needed to comply with Hurricane City Code 10-24
Sensitive Lands
3. That the applicant complies with all other aspects of the Hurricane City Code.

6/10/2021

2021-ZC-18

STAFF COMMENTS

Agenda Date: 6/10/2021
Application Number: 2021-ZC-19
Type of Application: Zone Change
Action Type: Legislative
Applicant:

Chris Wyler

Agent: N/A
Request: A Zone Change from RA-1 to R1-10
Location: 650 S 1380 W
Zoning: RA-1
General Plan Map: Single Family Residential
Discussion:
The applicant is seeking a zone change on the property from RA-1 (Single Acre Lots) to R1-10 (10,000
sq. ft. Lots). The applicant has filed a preliminary subdivision application for the first phase of the
property located south of this zone change. The property is currently split in zoning, with the south
section zone for R1-10.
Zoning

Adjacent Land Use

North

RA-1

Single Family Homes, Open Space, Future Bike
Skills Park.

East

R1-10 and Public Facilities

Undeveloped Property, Future Road, Stormwater
Facility

South

R1-10

Undeveloped (Future Hillside Estates)

West

R1-10

R1-10 Development

6/10/2021

2021-ZC-19

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 future Single Family Residential:
Residential neighborhoods characterized by single-family homes. These uses should be located near
supporting community uses such as, but not limited to churches, schools, and parks. Appropriate
densities for this land use include R1-15, R1-10, R1-8, and R1-6.
The proposal does meet the general criteria with an R1-10 Zoning and development.
2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?

6/10/2021

2021-ZC-19

Response: The development to the west is an R1-10 Development, plus the zoning request for R1-10
matches the current zoning for the parcel. Properties to the north tend to be larger in size.

Current Zoning
3. Will the proposed amendment affect the adjacent property?
Response: Yes, it will have some impact on the area, but single-family growth is anticipated for the
area. 650 S is planned to be a collector roadway and is currently servicing in that capacity. There will
need to be improvements done to the surrounding infrastructure to mitigate the anticipated growth.
4. Are public facilities and services adequate to serve the subject property?
Response: Generally there are services in the area that are adequate to serve the property. 650 S will
need improvements along the frontage when this property is being developed. Other utility services are
in the area.
Findings:
Staff makes the following findings:
6/10/2021

2021-ZC-19

1. The proposed amendment is generally compatible with the current General Plan Map and goals.
2. The proposed amendment is generally in harmony with the overall character of the existing
development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth.
4. 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 approval based on the
findings above.

6/10/2021

2021-ZC-19

STAFF COMMENTS

Agenda Date: 6/10/2021
Application Number: 2021-ZC-20 and 2021-PSP-05
Type of Application: Zone Change PDO
Action Type: Legislative
Applicant:

Plumb Holdings LLC and Walter Plumb

Agent: Craig Hopkinson
Request: A PDO Request with an R1-8 Underlying Zone
Location: 2800 W 200 N
Zoning: R1-8 and RA-1
General Plan Map: Single Family and General Commercial
Discussion:
The applicant is seeking a PDO on these 77.30 acres with a total proposed 491 lots, maintaining the
underlying zoning of R1-8 for a majority of the property except for a 10-acre parcel which is currently
zone RA-1. One of the reasons the applicant is seeking the PDO is for additional flexibility with lot sizes
and sensitive land requirements for the property. The applicant is also proposing a variety of housing
types including single-family homes, single townhomes (a patio home concept), and townhomes.

Zoning

Adjacent Land Use

North

R1-10 and R1-15

Some developed neighborhoods and undeveloped
parcels

East

RA-1 and R1-15

Cliffs and undeveloped property

South

R1-15

Single Family Homes

West

R1-10

Single Family Homes

6/10/2021

2021-ZC-20
2021-PSP-05

Density
Density within a PDO is determined by calculating the base density of the underlying zone as shown in
the following code.

6/10/2021

2021-ZC-20
2021-PSP-05

10-23-8: DENSITY:
6/10/2021

2021-ZC-20
2021-PSP-05

A. Base Density: Base density for a planned development shall be determined as set forth
in subsection B of this section. Provided, however, that base density shall not exceed the
density permitted in the underlying zone in which the planned development will be situated.
B. Base Density Calculation: Base density shall be determined by calculating the number of
dwelling units that could be developed on lots in a conventional subdivision under the
provisions of the underlying zone where the planned development will be located (referred to
as the "yield plan").
1. The yield plan shall be prepared as a conceptual plan based on requirements of this
code that pertain to a conventional subdivision and shall reflect the dimensional (lot area,
frontage, width, setbacks, etc.) and other standards of the underlying zone in which the
proposed planned development will be located.
2. The yield plan shall take into consideration the site's natural and cultural features as
shown on a natural resource inventory prepared for the property and shall demonstrate that
sensitive lands identified in the natural resource inventory can be successfully included within
open space areas or as part of residential lots without disturbing the health or safety of present

1

or future city residents. At least one-half ( / 2 ) of the minimum area required for each lot shall
be exclusive of wetlands, floodplains, and slopes exceeding thirty percent (30%).
3. The yield plan shall be drawn to scale, but need not be based on a field survey. Each
yield plan shall, however, exhibit a realistic layout reflecting a development pattern that could
reasonably be expected to be implemented, taking into account the presence of wetlands,
floodplains, steep slopes, existing easements and other encumbrances on the property
identified by the natural resource inventory and the requirements of this title, and any other
regulatory requirements applicable to the property.
The current underlying zone is R1-8 with some RA-1. The applicant has requested an underlying zone
of R1-8, which is typically 4.44 units an acre. This means that the max base density would be around
343 units for a perfectly flat parcel. The current proposal is 491 units at 6.35 units an acre. The
applicant has not submitted a yield plan which would be required with this type of proposed density
before approval may be given. Staff has spoken to the applicant about the concern and the applicant is
reevaluating their application. The applicant has not applied for any density bonuses at this time.
Sensitive Lands
There are steep slopes on the property and the applicant would likely need to submit a sensitive land
application for the project. The following is how you calculate density on projects with steep hillsides:

10-24-6: HILLSIDES AND RIDGE AREAS; GENERAL DEVELOPMENT STANDARDS:
C. Density Limitations:
1. The maximum number of units allowed within a project site shall not exceed the lesser
of the following:
6/10/2021
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a. The maximum units allowed by the existing zone district on the project site, plus any
bonus allowed by subsection D of this section;
b. The maximum number of units resulting from the application of the minimum lot size
standards of subsection B of this section, plus any bonus units allowed by this chapter; and
c. The maximum number of units allowed by the general plan, plus any bonus units
allowed by this chapter.
2. To determine the maximum number of allowed units for a project as limited by
subsection C1 of this section, the following methods shall be applied:
a. The maximum density of a zone district is calculated as follows:
(1) When all proposed streets are known, the acreage of the total project site shall be
reduced by the acreage of existing and proposed streets. This resulting net acreage factor is
converted to total square feet and is then divided by the minimum parcel size in single-family
zone districts to yield the number of permitted dwelling units. In multiple-family districts the
total net acreage shall be divided by the allowed number of units per acre as prescribed by the
applicable zone district.
(2) When the acreage of proposed streets has not been determined, the total acreage
of the project site shall be reduced by twenty percent (20%) to accommodate streets, and the
resulting net acreage factor is converted to square feet and then divided by the minimum
parcel size in single-family zone districts to yield the number of permitted dwelling units. In
multiple-family districts the total net acreage shall be divided by the allowed number of units
per acre as prescribed by the applicable zone district.

Example 1 - Acreage of streets is known:

R1-10 zone
Total site acres = 100 net acres (not including street acreage)
100 acres x 43,560 square feet = 4,356,000 square feet total
4,356,000 square feet divided by 10,000 square foot lots = 436 lots
Example 2 - Acreage of streets is unknown:

6/10/2021
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R1-10 zone
Total site acres = 100 acres
100 acres x .80 = 80 net acres
80 x 43,560 square feet = 3,484,800 square feet total
3,484,800 square feet divided by 10,000 square foot lots = 348 lots

b. If densities are calculated using the minimum lot size provisions of subsection B of
this section, the total net acreage of each slope category shall be divided by the allowed
minimum parcel size of the applicable slope category. Total net acreage shall be determined
by reducing total acreage within a slope category by the acreage of existing and proposed
streets, or by the twenty percent (20%) street factor using the applicable method of either
subsection C2a(1) or C2a(2) of this section. The minimum parcel size allowed by the
applicable slope category shall then be divided into the net acreage to determine the dwelling
unit yield for the slope category. This calculation shall be done for each slope category of ten
percent (10%) or greater on the project site to determine the total allowable number of dwelling
units on the project site.
c. The general plan densities noted on the future land use map shall be gross densities.
Therefore, the maximum number of units permitted by the general plan is determined by
dividing the total acreage of the project site (including the acreage of proposed streets if
known), by the maximum density (units per acre) as allowed by the applicable general plan
land use category.
3. Any proposed rezoning in sensitive land areas shall be consistent with the general plan
and the densities shown on the future land use map.
4. If the planned development overlay zone is applied, density may exceed the base zone
density to the extent allowed in chapter 23 of this title, subject to provisions therein. However, if
the density transfer option noted in subsection D of this section is requested in combination
with the density bonus provisions of chapter 23 of this title, the combination of planned
development and density transfer bonuses shall not exceed twenty five percent (25%).
D. Density Transfer: A density transfer from steep slopes (generally greater than 20
percent) and ridge areas to moderate slopes (generally less than 20 percent) on or off-site is
encouraged and allowed through the processing of a planned development, providing the
purposes of this chapter and the general plan are maintained. A density transfer bonus may be
allowed as follows:

6/10/2021
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Slope

1
Bonus Factor

10 - 14%

1.25

15 - 20%

1.50

21 - 25%

2.00

26 - 29%

2.50

30% or greater

No bonus is permitted, but density may be transferred at
a rate of 1 dwelling unit for each 10 acres

Note:
1. The allowable transfer including the bonus shall be determined by multiplying the
density allowed based on the percent of slope as provided in subsection B of this section by
the bonus factor. (Example: In a 26 percent slope area, based on an estimated net density of
0.89 units per acre, applying the bonus [0.89 units per acre x 2.5 bonus factor] a total of 2.23
units per acre of 26 percent slope area may be transferred.)
The applicant has proposed to leave the steep slops open as shown on their slop map. The applicant
would provided trails, a park, and open space in those areas. This would generally comply with the
sensitive lands requirements.
Other Site Consideration
There are a few site considerations in addition to the comments listed above.
STREETS: The applicant has provided connections to the Sky Valley PDO to the west, but very few
connections to the north and west properties. Staff would recomend that more connections are need to
meet the City’s goals of well connected neighborhoods. Staff has attached recomended addtional road
connection below. Hurricane’s subdivision code 10-39-11 gives the City the authority to require the
connection.
10-39-11: SUBDIVISION STREETS AND FENCING:
A. Relation To Adjoining Street Systems:
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1. The arrangements of streets in new subdivisions shall make provision for the
continuation of the existing streets to adjoining areas insofar as such may be deemed
necessary by the Planning Commission for public requirements. New streets within
subdivisions shall not preclude future access to adjoining properties.
2. Standard residential streets shall approach the arterial or collector streets at an angle
of not less than eighty degrees (80°).
3. Except as otherwise provided elsewhere in the Hurricane City Code, all subdivision
streets and roadways shall be constructed and installed in accordance with the Hurricane
Roadway Construction Standards.

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 a future Single Family Residential:
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Residential neighborhoods characterized by single-family homes. These uses should be located near
supporting community uses such as, but not limited to churches, schools, and parks. Appropriate
densities for this land use include R1-15, R1-10, R1-8, and R1-6.
The applicant is proposing a variety of housing types but at densities that greater than R1-8. Generally
speaking, the General Plan is in favor of PDO providing a variety of housing types within an area but
should meet the overall density standards within the General Plan Map. The General Plan states the
following:
HOUSING GOAL 1: PROVIDE CHOICE IN HOUSING OPTIONS
Over the past several years, annual population growth in Hurricane has been between 5.5% and
6.5%, with both “for sale” and rental prices having notably increased. The City desires to
provide housing opportunities for a range of incomes and family sizes. Historically, most
residential development in Hurricane has been for owner-occupied single family homes, and the
large-lot rural residential development patterns in some areas of the City support the
agricultural history and character of the area.
In recent years, the City has recognized the need to approve zoning changes and project plans
that provide a wider variety of housing options for Hurricane residents. A number of new multifamily housing units have been approved in recent years and are in various stages of
construction and occupation. These multi-family homes are a mixture of rental apartments,
rental and owner-occupied townhomes, and duplex housing.
In 2018, the City adopted the Hurricane Moderate Income Housing Plan. The Plan provides
information on housing costs in Hurricane, local incomes, and the attainability of housing for
City residents. The Plan also sets policies and identifies strategies to broaden housing
availability. The 2019 Plan states:
“While the City cannot control the housing market, it can take steps to ensure housing
options continue to be available for all residents of all income ranges and ages. These
include locating appropriate land use designations for multi-family housing,
manufactured home communities, and townhome development. Ensuring these land use
designations are located in areas convenient to shopping, transportation, and jobs will
help families keep transportation costs lower. The City will be starting an amendment of
the entire General Plan in 2020 and will ensure consideration is given to these factors
when finalizing the updated plan.”
(Hurricane City General Plan, 2021, p. 41)
It is important to note that the General Plan Map has areas listed for multi-family, planned communities,
and downtown development which could also help meet this goal of providing housing options.
Planning staff generally recommends that multi-family should be integrated into and with single-family
neighborhoods and should avoid large concentration except for key well-planned areas (like the
downtown). It should also be noted that attached housing units tend to have a smaller impact on
surrounding infrastructure, including 2-4 fewer vehicle trips a day, and tend to use less water. The City
recently approved Sky Valley PDO to the west of this proposal that had 104 townhomes out of 400
units. This was approved because the development did not increase the overall density of the
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development. Staff would generally be in favor of a similar arrangement for this development especially
if the applicant provides additional open space and amenities for the future residents.
The lower section they have indicated on the plan to remain commercial, but the area is not shown on
the site plan and a zone has not been requested. That area is shown as General Commercial use on the
General Plan Map.
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 undeveloped, an RV Park (Canyons RV), and some single-family
developments with preliminary plat approval. The area does not have any real agriculture production.

3. Will the proposed amendment affect the
adjacent property?
Response: Yes, it will have some impact on the
area. This is a large development and will
therefore have an impact on the area. The
applicant will need to provide connections for
utility and roadways for the adjacent property
as noted above. The City is anticipating growth
in the area and has planned a minor arterial
roadway and waterline to begin construction
within the next year. These with the new
interchange should help mitigate some of the
increased impacts for the area.
4. Are public facilities and services adequate
to serve the subject property?
Response: Generally services are not currently
adequate to serve the project, but many services
are planned to be extended into the area. The
City is installing a water line and roadway at
2800 W starting within the next 12 months, and
the power department has plans to run a new
power line down 2800 W. Access will be an
issue without being able to provide a second
access to adjacent properties. There is a school
and park planned to be constructed within a
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mile of the property, but the timing on both items has not been finalized.
The Washington County Water Conservation District has raised concerns about water supply with the
current drought and growth of the area. However, no moratorium has been issued and the Conservation
District has not communicated with the Cities about any need to slow current growth or development.
There currently is no need to deny an application because of water.
Findings:
Staff makes the following findings:
1. The proposed amendment is not generally compatible with the current General Plan Map’s and
goals and goals at the current density without further analysis of the yield plan.
2. The proposed amendment is generally in harmony with the overall character of the existing
development. It is anticipated that this project will be surrounded by an RV Park, Commercial
Uses, some mix-use development, and single-family development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth. The applicant will need to provide roadway and utility
connections to adjacent property.
4. The services are currently not adequate for the development, but likely could be supplied to the
area.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. The current density does not comply
with the underlying zoning. The applicant has told staff they are reviewing the application and will turn
in an update or a new request to bring it to compliance.
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STAFF COMMENTS

Agenda Date: 6/10/2021
Application Number: 2021-ZC-21
Type of Application: Zone Change
Action Type: Legislative
Applicant:

DAF Development LLC

Agent: Rick Richarson
Request: A Zone Change from RA-1 to R1-10
Location: 3900 S 1100 W
Zoning: RA-1
General Plan Map: Planned Community
Discussion:
The applicant is seeking a zone change on the property from RA-1 (Single Acre Lots) to R1-10 (10,000
sq. ft. Lots). The total area of the proposed zone change is 17.41 acres
Anticipated Density
RA-1: 14 units
R1-10: 61 units
Zoning

Adjacent Land Use

North

RA-1

Single Family Home, Open Space, Farm Land

East

Unincorporated

Larger Lot (around a single acre or more) Single
Family Development

South

R1-10 PDO

Copper Rock PDO

West

R1-10 PDO

Copper Rock PDO
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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 future Planned Community:
PLANNED COMMUNITY
Master-planned communities should be complete communities that offer a mixture of housing types and
supporting uses such as neighborhood and supporting commercial uses, offices, churches, schools, and
parks. Development in this designation should take into account the character of existing surrounding
development. p. 84
The proposal does meet the general development criteria with an R1-10 Zoning and development. The
applicant has not submitted a development plan or a PDO application at this time.
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2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: The lots to the east are larger lots and the area to the east is planned rural residential. The
development to the south and the west is Copper Rock PDO which contains a variety of housing types
and uses. Generally, an R1-10 would be harmonious with this area. The City has established a policy of
keeping the area south of 3000 S around 4 units an acre, which an R1-10 would comply.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, but growth is anticipated in the area. In order to fully develop the property, the applicant
will need to work with Copper Rock in order to access services and secondary access to the property.
This proposal will also add more traffic to 1100 W and 3000 S, which have been planned for the
additional growth and traffic impact. Engineering recommends the access off 1100 W is limited to only
one access, but ideally, the property would access through Copper Rock Parkway. The applicant will
also need to examine drainage and stormwater for the property.
4. Are public facilities and services adequate to serve the subject property?
Response: Generally the services are not currently adequate to serve the property, but services are
planned to be extended up 1100 W. There will need to be a lot of offsite improvements including sewer,
power, 1100 W, and secondary access. Power is in the area but limited in capacity. There is no natural
gas in the area.

Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the current General Plan Map and goals.
2. The proposed amendment is generally in harmony with the overall character of the existing
development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth.
4. The services are not adequate for the development but could be developed to serve the
development.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Staff recommends approval based on the
findings above.
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Agenda Date: 6/10/2021
Application Number: 2021-ZC-22
Type of Application: Zone Change
Action Type: Legislative
Applicant:

IHC Health Services, Inc

Agent: Daniel Kohler
Request: A Zone Change from M-1 to HC
Location: 2260 W and 100 N
Zoning: M-1 and HC
General Plan Map: General Commercial
Discussion:
The applicant is seeking a zone change on the property from M-1 (Light Industrial) to HC (Highway
Commercial. Inter Mountian Healthcare is seeking to expand their current facility and includes
additional services (see the attached PowerPoint that was presented to the City Council on June 3, 2021).
A zone change is the first step in the process of constructing the new facility.
The reason for the zone change is that a Hospital is a Not Permitted Use within the M-1 Zone, but is a
Permitted Use within an HC Zone.

Zoning

Adjacent Land Use

North

M-1

Light Industrial Park

East

HC and PC, RM 2 and RM-3

Planned Commercial Area (Future RV Park) and
multi-family dwelling units.

South

HC and SR-9

SR-9 and Future Sand Hollow RV Park

West

RM-2 and HC

Multi-Family Development and Undeveloped
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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 a future Planned Community:
GENERAL COMMERCIAL Commercial uses that provide retail, employment and service use for the
City. These developments should be located along major corridors. p. 84
The General Plan also encourages the City to work with Health Care providers in the City to allow.
Under Our Economy Vision:
OUR ECONOMY VISION
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In 2030, Hurricane has a strong and resilient economy that is supported by a variety of industrial and
manufacturing, recreational tourism, local businesses, and healthcare facilities with employment
opportunities that offer living-wage jobs. While there are many opportunities for living-wage jobs, and
the City’s downtown has activities, dining, and retail for residents, employees, and visitors to enjoy, the
City maintains a small-town feel.
THIS MEANS:
» Creating more opportunity for living-wage jobs
» Capitalizing on local tourism industry to bring in new strings of revenue
» Creating vibrant public places downtown for residents and visitors to gather
» Encouraging development of a new health care facility
» Encouraging more restaurants, bars, and retail options p. 53
Currently, Health Care and Social Assistance services make up around 11.2% of jobs within Hurricane.
Under the Economy Goal 1: Sustain a Diverse and Resilient Economy, Strategies 1.1 states the
following:
1.1. Coordinate with health care companies to expand their medical facility in Hurricane. p. 55
2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: Yes, the Intermountain Hurricane Valley Clinic is on the parcel. The surrounding uses are
mostly commercial, industrial, RV Park, and multi-family.
3. Will the proposed amendment affect the adjacent property?
Response: Yes. The roadway will have increased traffic due to the expansion, but the area has been
planned accordingly. Providing these services within the area will overall allow more people to stay in
Hurricane than to drive to St. George.
4. Are public facilities and services adequate to serve the subject property?
Response: Yes, the facilities are adequate to serve the subject property. There is a master plan roadway
that traverses the property that will need to be included in the preliminary site plan.
Findings:
Staff makes the following findings:
1. The proposed amendment is compatible with the current General Plan’s map and goals. The
expansion of the facility helps achieve policy and strategies within the General Plan.
2. The proposed amendment is generally in harmony with the overall character of the existing
development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth.
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4. 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 approval based on the
findings above.

Other Notes:
● Intermountain is planning on doing a groundbreaking ceremony on June 16, 2021, at 8:00 a.m.
on site. However, full construction will not be able to proceed until they complete the full
application process with the City.
● The next step for Intermountain, assuming they are granted the zone change, is to submit a
preliminary site plan that needs to be reviewed and approved by Hurricane City Planning
Commission. After, they can submit full construction drawing for the project. After the drawings
have been signed by the Joint Utility Committee, they will need a final site plan approval by the
Planning Commission.
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Hurricane
Campus

You’re
invited!

Hurricane Campus Timeline
• 2004 – employed Dr. Greg Last
• 2005 – purchased the 28-acre site and
broke ground
• 2006 – opened Hurricane Valley Clinic
• 2019 – secured Intermountain board
approval to begin strategic and
functional planning for this project
• 2021 – will break ground for 24/7 ED
• 2022 – plan to open 24/7 ED

About the Hurricane Campus
•
•
•
•
•
•

The location on Highway 9 and focus on ER services will help meet the
area’s growing need for emergency care
Patients with maternity, surgical and other specialized needs will still go
to a larger hospital
The 24/7 ED will be licensed as a satellite of Intermountain St. George
Regional Hospital
The campus will also feature imaging, lab, rehabilitation, family
medicine and pediatrics (already located within the clinic)
Other services will be added as needed to accommodate growth
The 24/7 ED will offer care at a similar cost and quality to that found in
St. George (for comparable services), but closer to home

Hurricane
Campus

Questions?

STAFF COMMENTS

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

6/10/2021
2021-ZC-23 and 2021-PSP-07
Zone Change PDO
Legislative
The Hollows, LLC
Brett Burgess
A PDO Request with an R1-10 and R1-8 Underlying Zone

Location: Dixie Springs Drive and Sand Hollow Road
Zoning: R1-8 and RA-1
General Plan Map: Planned Community and Neighborhood Commercial
Discussion:
The applicant is seeking a PDO on 460.1 acres with a total proposed 1770 units, maintaining the
underlying zoning of R1-8 in the areas zone for R1-8 and proposed to change the RA-1 zoned areas for
R1-10. One of the reasons the applicant is seeking the PDO is for additional flexibility with lot sizes,
land uses, and sensitive land requirements for the property. The applicant is also proposing a variety of
housing types including single-family homes and multi-family homes. In addition, the applicant is
proposing some commercial and recreation resort uses.

North

Zoning
R1-10 and R1-15

East
South
West

RA-1 and R1-15
R1-15
R1-10

Adjacent Land Use
Some developed neighborhoods and undeveloped
parcels
Cliffs and undeveloped property
Single Family Homes
Single Family Homes

Density
Density within a PDO is determined by calculating the base density of the underlying zone as shown in
the following code.
10-23-8: DENSITY:
A. Base Density: Base density for a planned development shall be determined as set forth in
subsection B of this section. Provided, however, that base density shall not exceed the density permitted
in the underlying zone in which the planned development will be situated.
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B. Base Density Calculation: Base density shall be determined by calculating the number of dwelling
units that could be developed on lots in a conventional subdivision under the provisions of the
underlying zone where the planned development will be located (referred to as the "yield plan").

1. The yield plan shall be prepared as a conceptual plan based on requirements of this code that
pertain to a conventional subdivision and shall reflect the dimensional (lot area, frontage, width,
setbacks, etc.) and other standards of the underlying zone in which the proposed planned development
will be located.
2. The yield plan shall take into consideration the site's natural and cultural features as shown on a
natural resource inventory prepared for the property and shall demonstrate that sensitive lands
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identified in the natural resource inventory can be successfully included within open space areas or as
part of residential lots without disturbing the health or safety of present or future city residents. At least

1

one-half ( / 2 ) of the minimum area required for each lot shall be exclusive of wetlands, floodplains, and
slopes exceeding thirty percent (30%).
3. The yield plan shall be drawn to scale, but need not be based on a field survey. Each yield plan
shall, however, exhibit a realistic layout reflecting a development pattern that could reasonably be
expected to be implemented, taking into account the presence of wetlands, floodplains, steep slopes,
existing easements and other encumbrances on the property identified by the natural resource inventory
and the requirements of this title, and any other regulatory requirements applicable to the property.
The following is a summary of the density Usage as proposed by the applicant.
Zone

Acres

R1-10

Units
363.8

1266.024

Neighborhood Commercial

18.5

64.38

R1-8

77.8

345.432

Total

460.1

1675.836

5% Density Bounce Open Space

83.7918

5% Density Bounce Facilities

83.7918

Total Allowed Units

1843.4196

Overall Density

Housing Types

3.842642904

Units

Percentage

Single Family

978

55.32%

Muilti Family

297

16.80%

Resort

493

27.88%

Total

1768

100.00%

Land Use Area

Acres

Percentage

Resort

61.7

13.41%

Single Family

297

64.55%

Multi Family

49.7

10.80%
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Commercial

18.5

4.02%

Open Space

33.2

7.22%

Total

460.1

100.00%

Total Units Allowed

1830

Total Proposed

1770

Based on staff’s calculation of the total area, the applicant falls short of the total base density without
using bonus density. After reviewing the application, staff believes that the development would qualify
for up to 10%-15% density bonus as follows:
10-23-8: DENSITY: (C)(2)
e. Provision of usable open space (up to 5 percent):
(1) Open space is integrated into the entire development and is connected to developed areas
by a system of trails and walkways; and
(2) Stormwater detention facilities are designed, landscaped, and used for multiple purposes
that are consistent with the overall design of the planned development and which reduce the perception
of the area as a stormwater detention pond.
f. Provision of recreational facilities (up to 5 percent):
(1) The planned development includes recreational amenities primarily for the use by residents
of the development, including swimming pools, sports courts, spas, barbecue and picnic facilities;
(2) Development of one or more common buildings used for meetings, indoor recreation,
daycare, or other common uses; and
(3) Dedication and improvement of land for a publicly accessible park or trail system, subject
to acceptance by the city.
g. Increased landscaping (up to 5 percent):
(1) Planting more than the minimum number of trees, shrubs, and other landscaping required
by this title; and
(2) Use of landscaping to soften the appearance of wood or masonry fences and walls.
Staff believes that the development would meet these criteria based on the open space dedication, the
proposed network of trails within the development, and proposed landscaping along wall and park strips.
6/10/2021

2021-ZC-23
2021-PSP-07

Sensitive Lands
There are steep slopes on the property and the applicant would likely need to submit a sensitive land
application for the project areas around the proposed open space. However, most of these areas are
within the open space.
To change the zoning on any parcel of land within the City of Hurricane, the following questions need to
be addressed:
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1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
Response: The General Plan Map (shown above) shows this area as Planned Community and
Neighborhood Commercial.
PLANNED COMMUNITY
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Master planned communities should be complete communities that offer a mixture of housing types and
supporting uses such as neighborhood and supporting commercial uses, offices, churches, schools, and
parks. Development in this designation should take into account the character of existing surrounding
development.
NEIGHBORHOOD COMMERCIAL
Retail and service uses scaled to surrounding existing and planned future residential uses at strategic
locations throughout the City.
The proposal is proposing a variety of housing types. Generally speaking, the General Plan is in favor of
PDO providing a variety of housing types within an area, but should meet the overall density standards
within the General Plan Map. The General Plan States the following:
HOUSING GOAL 1: PROVIDE CHOICE IN HOUSING OPTIONS
Over the past several years, annual population growth in Hurricane has been between 5.5% and
6.5%, with both “for sale” and rental prices having notably increased. The City desires to
provide housing opportunities for a range of incomes and family sizes. Historically, most
residential development in Hurricane has been for owner-occupied single family homes, and the
large-lot rural residential development patterns in some areas of the City support the
agricultural history and character of the area.
In recent years, the City has recognized the need to approve zoning changes and project plans
that provide a wider variety of housing options for Hurricane residents. A number of new multifamily housing units have been approved in recent years and are in various stages of
construction and occupation. These multi-family homes are a mixture of rental apartments,
rental and owner-occupied townhomes, and duplex housing.
In 2018, the City adopted the Hurricane Moderate Income Housing Plan. The Plan provides
information on housing costs in Hurricane, local incomes, and the attainability of housing for
City residents. The Plan also sets policies and identifies strategies to broaden housing
availability. The 2019 Plan states:
“While the City cannot control the housing market, it can take steps to ensure housing
options continue to be available for all residents of all income ranges and ages. These
include locating appropriate land use designations for multi-family housing,
manufactured home communities, and townhome development. Ensuring these land use
designations are located in areas convenient to shopping, transportation, and jobs will
help families keep transportation costs lower. The City will be starting an amendment of
the entire General Plan in 2020 and will ensure consideration is given to these factors
when finalizing the updated plan.”
(Hurricane City General Plan, 2021, p. 41)
This housing variety within this project is consistent with the overall goals of the General Plan.
The applicant is proposing 18.5 acres of neighborhood commercial. within the application, it states that
those commercial parcels will be limited to Neighborhood Commercial Permitted and Conditional Uses
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contained within Hurricane City Code 10-15-3, Table 10-15-1 Permitted and Conditional Uses Allowed
in Commercial Zones.
One of the reasons commercial uses are not shown on the northside of Dixie Springs Dr is that that area
is planned to be the development’s primary stormwater facility because of the topography of the site.
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, but has mostly single-family, public facility, and
recreation resort zoning around it. Because of the variety of uses and the proposed amenities, staff
believes it is harmonious with the overall character of existing development.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, it will have an impact on the area because of the sheer size and proposed uses of the
development. However, future uses in the area, including school property, future commercial
development, parks, and the full expansion of Sand Hollow Road to a five-lane facility with trails on
both east and west side will help mitigate that impact.
4. Are public facilities and services adequate to serve the subject property?
Response: Many of the services are in the area, or are planned for future development. Utilities such as
sewer and water are adjacent and being expanded into the property. Dixie Power is working on a
transmission line that will run from Turf Sod Road to Sand Hollow Resort, which will run right through
the proposed project. There are proposed schools and a City park planned to be developed near the
property as well.
The Washington County Water Conservation District has raised concerns about water supply with the
current drought and growth of the area. However, no moratorium has been issued and the Conservation
District has not communicated with the Cities about any need to slow current growth or development.
There currently is no need to deny an application because of water.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the current General Plan’s map and
goals.
2. The proposed amendment is generally in harmony with the overall character of the existing
development.
3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth. The applicant will need to provide roadway and utility
connections to adjacent property and develop roadways and utilities to City Standards.
4. The services are currently not adequate for the development, but likely could be supplied to the
area.
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Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Staff recommends a positive
recommendation of the proposed Zone Change and PDO based on the findings within this report.
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Zone

Acres

R1-10
Neighborhood Commercial

Units
363.8

1266.024

18.5

64.38

R1-8

77.8

345.432

Total

460.1

1675.836

5% Density Bounse Open Space

83.7918

5% Density Bounse Facilities

83.7918

Total Allowed Units

1843.4196

Over All Density
Houseing Types

3.842642904
Units

Percetage

Single Family

978

55.32%

Muilti Family

297

16.80%

Resort

493

27.88%

Total

1768

100.00%

Land Use Area

Acres

Percetage

Resort

61.7

13.41%

Single Family

297

64.55%

Multi Family

49.7

10.80%

Commercial

18.5

4.02%

Open Space

33.2

7.22%

Total

460.1

100.00%

Total Units Allowed

1830

Total Proposed

1770

Land Use Table
Area
A
B
C
D
E
F
G
H
I
J
K
L
M
N
OS
Totals

Acres
35.8
29.4
11.4
6.6
11.9
23.9
37.6
34.9
17.3
18.1
31.6
44.4
36.2
87.8
33.2
460.1

Units
127
118
44

Density
3.55
4.01
3.86

94
140
140
138
108
189
355
140
177

3.93
3.72
4.01
7.98
5.97
5.98
8.00
3.87
2.02

1770

3.85

Units
945
754

Density
3.5
4.36

1699

3.68

Use
Single Family
Single Family
Single Family
Neighborhood Commercial
Neighborhood Commercial
Single Family
Single Family
Single Family
Multi Family / Resort
Multi Family
Multi Family
Multi Family / Resort
Single Family
Single Family
Open space

Yield Calculations
Zoning
R1-10
R1-8
NC
Subtotal

Area
269.9
173.02
18.46
461.38

Density Bonus
Percentage

Units

2%

34

0.5%

9

1%

17

1%
Subtotal

17
77

Grand
Total

Bonus Description
Open space is integrated into the entire development and is connected to
developed areas by a system of trails and walkways
Dedication and improvement of land for a publicly accessible park or trail
system, subject to acceptance by the city
Landscaping is designed and installed along all streets of the development
according to a theme which provides overall design unity
Use of landscaping to soften the appearance of wood or masonry fences and
walls
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Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

6/10/2021
2021-FSP-20
Final Plat Application
Administrative
Frank Lindhart
Civil Science
Approval of a Final Site Plan

Location: 3055 W and 600 N
Zoning: R1-8 PDO
General Plan Map: Single Family Residential
Discussion:
The applicant is seeking a final site plan for Sky Valley PDO: Townhomes. This PDO and preliminary
site plan were recently approved by the City, and the applicant is now ready for final site plan review by
the Planning Commission.
JUC Comments
The construction drawings have been reviewed and redlined by the Joint Utility Committee. The
applicant has started to gain signatures on the plan set and it is anticipated that the plans will be fully
signed off by the meeting this week.
Staff’s Comments
1. The application meets the requirements of the approved PDO and zoning.
2. The applicant’s construction drawings are not signed off at the time of writing this report, but it
is anticipated that the plans will be before the meeting.
3. The applicant has supplied a landscape plan that meeting Hurricane City requirements of one tree
and two shrubs for each unit.
4. The parks and open space are not located within this phase.
5. The applicant has a note on the landscape plan that states that all outdoor lighting will comply
with Hurricane City Code.
6. The applicant has supplied a rendering of the townhomes. They are single-story buildings.
7. The applicant will need to provide two parking spaces for each unit. The units are proposed to
have two-car garages with driveways that are 22’ long that meet these standards.
6/10/2021

2021-FSP-20

8. The applicant has not provided a plan that shows setbacks. The buildings must comply with
Hurricane PDO Setback standards. Staff has confirmed with the agent on the project that the site
meets the standards.

Recommendation: Staff recommends that the Planning Commission review the application based on
the standards within Hurricane City Code. Staff recommends approval of the final site plan with the
following conditions:
1. The applicant buildings meeting PDO Setback requirements.

6/10/2021

2021-FSP-20
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6/10/2021
2021-PP-14
Preliminary Plat Application
Administrative
DAF Development
Todd Getz
Approval of a Preliminary Plat

Location: 3350 W 600 N
Zoning: R1-6 and R1-10
General Plan Map: Single-Family
Discussion: The applicant is seeking a preliminary plat for 29.254 acres containing 82 lots.
Park: The City currently owns 1.95 acres within the proposed development for a park. The applicant
wants to shift the park space to a better piece of ground. The total size is the same but will be in a better
location.

Sensitive Lands
The area just south of the existing homes has a large area of slops mostly made up of slops over 10%
grade. The applicant will need to file a sensitive lands application and is proposing to bring it in before
the scheduled Planning Commission meeting. These sensitive lands will likely have an impact on those
lots and the size requirements. The applicant has stated they will either bring the full plat in amended
6/10/2021

2021-PP-14

accordingly or will bring in just the planned first phase which does not have any sensitive lands or
hillside concerns, which will likely contain lots 11-40.

JUC Comments
The following items will need to be addressed:
Sewer: Sewer is in the area.
Water: There is a lot of water services in the area.
Fire: They need to meet water standards and ensure there are two working accesses. Access is okay.
Engineering: Lot 14 should have a road that stubs to the property to the south. Ensure roadways
line up with Sky Valley PDO. Will need to strike a deal with the City Council about the realignment
of park property. There is a current drainage pond on lot 24 that serves Cornado Ridge that needs to
be dealt with before the development of that lot.
5. Power: Power is in the area.
6. Other Utilities: Other utilities are in the area.

1.
2.
3.
4.

6/10/2021

2021-PP-14

Staff Comments: Preliminary Plat
1. The lot layout and sizes comply with zoning standards. Most of the lots in the R1-6 area are sized
for R1-10 zoning. The applicant needs to ensure that lot widths are a minimum of 80’ in R1-10 and
60’ in R1-6 areas.
2. The lot sizes in a few of the lots overlap with other text. That should be corrected (see lots 1-9 for
example)
3. The plat does not indicate if it is in a desert tortoise take area. A note will need to be added.
4. The plat identifies potential geotechnical constraints on the project site.
5. The applicant will need to complete their side of 600 N, including curb, gutter, sidewalk, and
asphalt.
6. The applicant has not provided a letter from the local sanitary sewer provider (Ash Creek) or
Hurricane Water Department indicating service availability. Both Ash Creek and Hurricane Water
have expressed the ability to serve the area.
7. The applicant needs to show the location, width, and names/numbers of all existing streets within
two hundred feet (200') of the subdivision and of all prior streets or other public ways, easements,
utility rights of way, parks, and other public open spaces, within and adjacent to the tract.
8. The applicant needs to propose a tentative plan or method by which the subdivider proposes to
handle the stormwater drainage for the subdivision.
9. The plat does not indicate any phasing, though the applicant has mentioned a proposed phasing
plan. Those phases need to be indicated on the plat.
10. The change in park property will make for better park space, and staff would recommend accepting
the change.
11. There is a trail that stubs into lot 78. That trail needs to be continued through to the right-of-way.
12. The applicant needs to provide connectivity to the south. Staff would recommend that the proposed
roadway continues through where lot 14 is for better access.
13. The applicant needs to turn in a full sensitive lands application.
14. The General Note lists out the setback for R1-6 lots but does not for R1-10. The note should be
clarified and include each set of setbacks and what lots need to comply with them.
15. The applicant will need to work with Power to ensure the power lines on the south of the property
area are located correctly within a right-of-way.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends the application is continued until a sensitive land
applicant is submitted and fully reviewed.

6/10/2021

2021-PP-14
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6/10/2021
2021-PP-15
Preliminary Plat Application
Administrative
Blue Mountain Property Enterprises LLC
Scott Stratton
Approval of a Preliminary Plat

Location: 1100 W South of 3000 S
Zoning: RM-2
General Plan Map: Planned Community West of 1100 W and Rural Residential East of
1100 W.
Discussion: The applicant is seeking a preliminary plat for 21.96 Acres for 172 townhome units. The
property is zoned RM-2, which allows for up to 10 units an acre. The project density is at 7.83 units an
acre.

6/10/2021

2021-PP-15

Sensitive Lands
The applicant did not provide contour lines on the proposed preliminary plats as required. However,
when Rock View (property just south of this development) submitted their sensitive lands application,
their contour map showed steep sloops on the east section of this proposed subdivision as shown below.
It is likely that the applicant will need to submit a sensitive land application before it may be approved.

6/10/2021

2021-PP-15

The requirements for when a property needs to submit a sensitive lands application for hillsides is as
follows:
10-24-5: HILLSIDES AND RIDGE AREAS:
A. Applicability: The following procedures, submittal requirements and standards shall apply to those
projects located on lands identified as having at least one of the following characteristics:
1. Slopes over ten percent (10%) which are:
a. Identified through computer generated programs capable of calculating slopes on topographic
maps prepared with two foot (2') contour interval accuracy; or
6/10/2021
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b. Established by profile lines drawn perpendicular to contour lines at intervals no greater than
one hundred fifty feet (150') apart, when the slope, measured along any one hundred foot (100') segment
of the profile line is ten percent (10%) or greater. (See section 10-24-9, appendix diagram A, of this
chapter.)
c. A slope shall be subject to this chapter only when a contiguous identified area of ten percent
(10%) or greater exceeds two (2) acres, or if the site is less than one acre and the entire site is ten
percent (10%) or greater.
2. Lands located within one hundred (100) vertical feet of a ridgeline measured perpendicular from
the ridgeline; and
3. Lands located within one hundred feet (100') of an edge of a bluff.

JUC Comments
The following items will need to be addressed:
Sewer: A sewer line will need to be brought up from 3000 S to serve the project.
Water: Will need to provide a water model for the development
Fire: May need to sprinkle the development based on response times.
Engineering: Need to do improvements on 1100 W in this area. Including a 12’ trail. The property
is really steep, they will need to look at drainage. They will need to provide roadway access to
neighboring properties, including Rock View that has stub along their east boundary (shown above).
5. Power: Power is in the area, will need to redline the plan.
6. Other Utilities: Gas is not in the area.

1.
2.
3.
4.

Staff Comments: Preliminary Plat
1. The lot layout and sizes comply with zoning standards. Buildings will need to be setback 20 ft
apart. Ensure RM-2 Setbacks are met.
a. Distance Between Buildings: 20’
b. Front Setback: 25’
c. Rear: 10’
d. Side: 10’
e. Street Side: 20’
2. The development meets the overall density standard for RM-2
3. The plat does indicate the property is not in a desert tortoise take area.
4. The plat identifies potential geotechnical constraints on the project site.
5. The applicant will need to complete 1100 W that goes between the development and their half that
is adjacent to all other sections. This will include utilities, curb, gutter, asphalt, tail, and sidewalk.
6. The 1100 W cross-section is not shown on the plat, nor is the 52’ cross-section as required.
7. The applicant has not provided a letter from the local sanitary sewer provider (Ash Creek) but has
provided a letter from Hurricane Water Department indicating service availability.
8. The applicant needs to show the location, width, and names/numbers of all existing streets within
two hundred feet (200') of the subdivision and of all prior streets or other public ways, easements,
utility rights of way, parks, and other public open spaces, within and adjacent to the tract.
6/10/2021
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9. The applicant has proposed a tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision, provided two stormwater facilities.
10. The plat does show phasing lines, though on page three those labels seem to be missing.
11. The applicant needs to provide connectivity to the south to connect to Rock Views stubbed road on
Page 3 as shown on the plat above. The applicant will also need to stub into the property to the
south for the plat on page 2. For Page 2, staff would recommend that the west roadway should stub
both into the north and south.
12. The applicant needs to submit contour lines so staff can review if a sensitive land application would
be required.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends the application is continued until contour lines
can be provided as required.

6/10/2021

2021-PP-15
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6/10/2021
2021-PSP-06
Preliminary Plat Application
Administrative
Brian Lewis
Approval of a Preliminary Site Plan

Location: 2000 W and SR-9
Zoning: Highway Commercial
General Plan Map: Commercial
Discussion: The applicant is looking at building a carwash and laundromat on a single-acre commercial
parcel located on 2000 W and the north side of SR-9.

JUC Comments
1. Sewer: Sewer is in the area.
6/10/2021
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2.
3.
4.
5.

Water: Need water use data in order to provide the properly sized water meter.
Fire: The building and site will just need to meet proper fire standards.
Power: Power is in the area.
Engineering: The applicant will need to work on access and thought length for the project as
shown below in the transportation master plan.
Throat Length is the length of the driveway that is controlled internally from turning traffic
measured from the intersection with the road. Driveways should be designed with adequate
throat length to accommodate queuing of the maximum number of vehicles as defined by the
peak period of operation in the traffic study. This will prevent potential conflicts between traffic
entering the site and internal traffic flow. Inadequate throat length may cause turning traffic to
back up onto the road thereby impeding traffic flow and increasing the potential for accidents.
The minimum throat length for an access into a minor commercial property is 50 feet. For major
commercial development FHWA recommends a minimum throat length of 150 feet for a major
driveway entrance, with 300 feet desirable. Figure 58 shows both a poor and good example of
driveway throat length.

(Hurricane City Transporation Master Plan, 2019, p 110)
Staff’s Comments
1. The site is zoned Highway Commercial, in which the car was hand laundromat are permitted
uses. The applicant is planning on having a pet wash section which is allowed as a permitted use
as long as there is no overnight keeping of the animals.
6/10/2021

2021-PSP-06

2. Parking: The Car Wash will need to meet the following parking standards. Based on the site, it
appears that parking will be addressed. There is sufficient stacking for the car wash and two
parking spaces for employees. In addition to 10 extra spaces that meet the standard for the
required spaces for the pet wash and laundromat.
Car Wash Parking Requirements:
Car wash

1 space per
employee

Plus stacking spaces per subsection 10-34-6D2 of this
chapter

10-34-6: NUMBER AND TYPE OF PARKING SPACES:
D. Stacking Parking Spaces: Stacking or queue spaces shall be provided as follows:

1
.

Bank drive-through including automatic teller
machines

2
.

Carwash:

3 per lane

a. Automatic wash accessory use

4 per bay

b. Automatic wash primary use

4 per bay

c. Self-wash

3 per bay

3
.

Gasoline pump island

1 per pump

4
.

Fast food restaurant drive-through

5 per lane

Laundromat Parking:

Laundry or dry cleaning, limited

6/10/2021

1 space per 250 square feet of gross floor
area

2021-PSP-06

3. Landscaping: The applicant has provided a 10’ buffer along 2000 W and SR-9. These will need
to be landscaped with one tree and three shrubs every 35’. Because there are 10 or more parking
spaces, 7% of the parking area needs to be landscaped. Some of those landscape islands could be
added to help address access issues raised by engineering and create access points. There are
some planned landscaped areas around the laundromat and pet wash that could count to that 7%.
4. The dumpster will need to have a wall built around it.
5. A topography map has not been included, but the area is very flat and staff does not have
concerns about any steep slopes.

6.

“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.

6/10/2021
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Submittal, review, and approval of an application for a preliminary site plan shall not create any
vested rights to development.”
7. The applicant appears to share access to the property on the north property line. This access will
need to be developed. There is a recorded easement as shown on the attached record of survey.
8. The applicant has not submitted a proposed utility plan for the site, but utilities are in the area
and can serve the project.
9. The applicant has not submitted a table a summary table with a summary of the proposed land
use and development areas.
10. The applicant will need to review the access for the site to ensure they can address engineering’s
concerns.
Recommendation: Staff recommends that the Planning Commission review the application based on
the standards within Hurricane City Code. The site use complies with Hurricane City Code, but the
application was missing some information required on the application form. Staff would give a positive
recommendation if the applicant can supply the needed information.

6/10/2021

2021-PSP-06

STAFF COMMENTS

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

6/10/2021
2021-PSP-08
Preliminary Plat Application
Administrative
Ryan Wilde and Sector 5 Agent
Dan Porter and Jonathan Zunde
Approval of a Preliminary Site Plan

Location: 600 N and 2260 W
Zoning: R1-8 PDO
General Plan Map: Planned Comunity
Discussion: This property is part of the Sky Mountain Master Plan, which was amended in 2003 to
include all of the property to the west where the current Peregrine Pointe Subdivision is located and to
“introduce an office and/or neighborhood commercial product in the area directly north of the Hurricane
Industrial Park. Due to the proximity of 600 North and accompanying power lines, the Industrial Park,
Sky Mountain maintenance facility, and the Sky Mountain RV storage, this area is more suitable as a
light commercial buffer.”
That reasoning still applies to the front 200’-250’ of this property. Sections further back into the golf
course area are more conducive to residential uses provided they are designed to accommodate golf
play, which does not always stay on the course.
The City approved this property, in February 2019, as an Assisted Living Center with an underlying
zone change of R1-8. A development agreement was approved and recently signed and is attached to
this packet. The key requirements from that plan are as follows:
1. Development. Development on the Property shall consist of an independent living and assisted living
facility developed under all the requirements of City’s Land Use Code and design standards.
2. Specific Development Standards. Developer further agrees Project shall be designed to comply with
the following conditions:
a. Any building will be constructed as close to the east boundary of the property as possible while still
meeting setback and building code requirements
b. Only minimum required lighting will be permitted and that lighting will be designed to conform to
Dark Sky standards regarding shielding and color spectrum.
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c. Construct a berm with natural desert landscaping between the parking and driveways and holes 14
and 15 of Sky Mountain Golf Course
d. No townhomes or condominiums will be constructed on the property.
e. The portion of any building bordering 600 North shall only be used and occupied for any lawful
purposed, but specifically cannot be used as bedrooms or other sleeping areas.
2. Zone Change and Permitted Uses. Subject to the terms of this Agreement, the zoning classification on
the Property shall be PDO/R-1-8, according to the provisions of City’s Land Use Code.

Sky Mountain PDO Requirements:
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Sky Mountain is one of the older PDOs in the City, and the overall master plan was last updated in 2003.
This master plan allowed a large variety of housing types within the development, including highdensity multifamily and commercial uses. However, the Master Development Agreement limits the total
development to a total of 604 units. Currently, there are a total of 231 approved lots in Sky Mountian
Resort and another total of 345 units in the proposed and preliminary approved Front 9 at Sky Mountain,
which was given on October 31, 2019. This would limit this new development to a total of 28 units. The
previous proposal was approved because the dwelling units provided in the assisted living area was
counted as commercial space and not as residential units.
Location Next to Golf Course
The original development agreement that was signed for the assisted living center required that all the
buildings be located on the far east of the property in order to avoid conflict with the golf course. Sky
Mountain Golf Course staff are reviewing the proposed plan, but the application seems to comply with
this standard.

JUC Comments
1. Sewer: Sewer is in the area.
2. Water: The waterline will need to be in the ROW. Will need to ensure the waterline is sized
correctly.
3. Engineering: Will need to review access on 600 N. There is a striping change on 600 N in this
area. Access needs to align with 2260 W. Pickleball courts need some more separation from
units.
4. Fire: There may be an access issue and access separation. Assisted living requires state fire
marshal approval. Hammerhead needs to be marked no parking. Drives longer than 150’ need
fire turnaround.
5. Water Conservation District: There are big lines in 600 N, they will need to review plans and
be careful about those lines.
Staff’s Comments
1. Staff’s primary concern is about the development agreements and the underlying zoning. The
applicant was approved for a 100 bed assisted living facility in 2019, with one main building
located along the east side of the project. This approval was approved with a development
agreement (attached). However, that project never went beyond the zone change and preliminary
site plan. The applicant has now applied with an updated concept with a proposed independent
living facility. An Assisted Living Facility is defined as follows:
10-46-3: DEFINITIONS:
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ASSISTED LIVING FACILITY: A residential facility, licensed by the state of Utah, with a
home like setting that provides an array of coordinated supportive personal and
healthcare services, available twenty four (24) hours per day, to residents who have been
assessed under Utah department of health or the Utah department of human services
rules to need any of these services and who have a service plan based on the assessment,
which may include: a) specified services of intermittent nursing care; b) administration
of medication; and c) support services promoting residents' independence and selfsufficiency. An assisted living facility does not include adult daycare provided in
conjunction with a residential facility for elderly persons or a residential facility for
persons with a disability.
City code and Utah code have not defined Independent Living. Assisted Living Facilities are
generally protected uses under Utah and federal law. However, the same can’t be said about
independent living. The development agreement states that the site can be used for assisted and
independent living facilities. Staff is reviewing applicable state and federal law and consulting
with the Hurricane City Attorney.
2. The Development Agreement on the property state that “d. No townhomes or condominiums will
be constructed on the property.”. This proposed development does not say what these units will
be classified as.
3. The max number of units within Sky Mountain PDO is 604 units, with only 28 remaining based
on the most recent count. The proposal has a total of 76 units. The 2019 Assisted Living Facility
was approved with 100 units because those units were considered a commercial use.
4. The application needs to completely comply with the development agreement.
5. Parking: Because the Hurricane City code does not define independent living developments, it is
likely that the applicant will need to conform with multi-family parking requirements.
a. Studio and 1 Bed Room Units: 1.5 Spaces per dwelling Unit
b. 2 or More Bedrooms: 2 Spaces per dwelling Unit
6. The applicant is providing some amenities, including a clubhouse, pavilion, pickleball courts,
and pool. The applicant will need to provide ADA-accessible trails and walkways to each
amenity.
7. The applicant will need to provide a minimum of one tree and two shrubs for each unit.
8. The applicant will need to ensure they comply with JUC Comments and work with the Golf
Course on-site design, including adding the required berm along the west of the property.
9. The roadways are planned for private drives. Subdivided units are not allowed on their own
private drive without a public roadway. The City allows apartment complexes and commercial
areas to have shared private driveways.
10-37-13: PRIVATE RIGHTS-OF-WAY:
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The Zoning Administrator shall not authorize a building permit for a dwelling located on a lot
accessed only by a private right-of-way except under one of the following conditions:
A. Nonconforming Lot: The lot was legally created and recorded prior to the effective date of
this title; or (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
B. Variance: A variance is granted by the Appeal Board. (Ord. 2018-12, 10-18-2018)
10. “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.”

Recommendation: Staff believes there needs to be further review of this item before staff can give a
full recommendation. Staff is working with the City Attorney and will bring a recommendation to the
meeting.
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