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AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
WEDNESDAY OCTOBER 27, 2021
6:00 p.m.
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:
Planning Commission
Please join my meeting from your computer, tablet or smartphone.
https://global.gotomeeting.com/join/948078325
You can also dial in using your phone.
United States: +1 (646) 749-3129
Access Code: 948-078-325

A roll call will be taken, along with the Pledge of Allegiance and prayer and /or thought by invitation.
Public Hearing
1.
A Zone Change request located at 161 W 600 N from MH/RV to RM-1. Parcel number H-281A-4-N
2.
A Zone Change request located at approximately 3900 W and 1000 S in Sand Hollow PID from
R1-6 and R1-8 to R1-6 and R1-8 with a PDO. A piece of parcel number H-4-2-1-1103 and a section of H-42-12-1102.
3.
A Zone Change request located at approximately 2700 S and 2300 W from RA-1 to R1-10 with
a PDO for 133 acres and M-1 for approximately 27 acres. Parcel number H-3373-NP

Details on these applications are available in the Planning Department at the City Office, 147 N. 870
West.
2021-ZC-36

Discussion and consideration of a recommendation of a proposed zone change
located at 161 W 600 N from MH/RV to RM-1. Parcel number H-281-A-4-N. Katie
and Lloyd Leavitt Applicant

2021-ZC-37

Discussion and consideration of a recommendation of a proposed zone change
request located at approximately 3900 W and 1000 S in Sand Hollow PID from R16 and R1-8 to R1-6 and R1-8 with a PDO. A piece of parcel number H-4-2-1-1103
and a section of H-4-2-12-1102. Western MTG and Realty Co Applicant. Brent
Moser Agent

2021-PSP-21

2021-ZC-38
2021-PSP-19

Discussion and consideration of a recommendation of a proposed zone change
located at approximately 2700 S and 2300 W from RA-1 to R1-10 with a PDO for
133 acres and M-1 for approximately 27 acres. Parcel number H-3373-NP. Molly’s
View, LLC Douglas Howard, CEO Applicant. Richard Wedig Agent.

2021-CUP-09

Discussion and consideration of approval of a conditional use permit for a greater
size and height building located at 4075 S 1100 W. Jennifer Cogan Applicant

2021-PSP-18

Discussion and consideration of an approval of a Preliminary Site Plan application
for a new commercial building for Construction Sales and Services, located at 530
W 600 N. Jeremy Witte Applicant.
Preliminary review of declaring Lot 38 in Falcon Ridge as surplus property and
donating the lot to Habitat for Humanity of Southwest Utah.

2021-PP-31
2021-HIL-05

Discussion and consideration of a possible recommendation on a preliminary plat
and sensitive lands application, for Cliff Shadow Phase 2 located at the north end
of Angell Heights Drive. Todd Tank Applicant.

2021-PP-32

Discussion and consideration of a possible recommendation on a preliminary plat,
containing 64 lots, located at 2105 S 3325 W. Western MTG and Realty Co
Applicant, Matt Lowe Agent.

2021-PP-30

Discussion and consideration of a recommendation of a preliminary plat for a
proposed single-family subdivision located at approximately 3350 W and 500 N.
Mortar & Beam Applicant, Jim Lyman Agent.

2021-HIL-04
2021-LUCA-03

Discussion and consideration of a recommendation of a proposed code
amendment to Hurricane City Code 10-26. Hurricane City Planning Applicant.

Planning Commission Business:

● ULCT Conference Recap
● Holiday Schedule
● City Council Recap
Approval of Minutes
● 02-24-2021
Adjournment

STAFF COMMENTS

Agenda Date: 10/27/2021
Application Number: 2021-ZC-36
Type of Application: Zone Change Application
Action Type: Legislative
Applicant: Katie and Lloyd Leavitt
Agent:
Request: A Zone Change from MH/RV to RM-1
Location: 161 W 600 N
Zoning: MH/RV
General Plan Map: Planned Community

Discussion:
The applicant is seeking a zone change from Mobile Home/Recreational Vehicle to RM-1 (multifamily)
for their .25 acres. RM-1 zoning allows for up to 6 units an acre which would normally mean they could
only build one unit on their property. However, under RM-1 zoning, “Duplex only permitted on first
10,000 square feet. Any additional units must meet density per acre standards”. The lot is 10,505 sq ft.
The applicant is seeking to build a duplex on the property which they think will be preferable to a
manufactured home.
Zoning

Adjacent Land Use

North

R1-10

Single Family Homes, Mesa View.

East

MH/RV

Manufactured Homes and Single Family Homes

South

MH/RV and RM-1

Manufactured Homes and Single Family Homes

West

MH/RV and R1-6

Manufactured Homes and Single Family Homes.
Hurricane Middle further west
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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:
10-7-7: ZONING MAP AND TEXT AMENDMENTS:
E. Approval Standards: A decision to amend the text of this title or the zoning map is a matter within
the legislative discretion of the city council as described in subsection 10-7-5A of this chapter. In
making an amendment, the following factors should be considered:
1. Whether the proposed amendment is consistent with goals, objectives and policies of the city's
general plan;
2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;
3. The extent to which the proposed amendment may adversely affect adjacent property; and
4. The adequacy of facilities and services intended to serve the subject property, including, but not
limited to, roadways, parks and recreation facilities, police and fire protection, schools, stormwater
drainage systems, water supplies, and wastewater and refuse collection.
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 Planned Community. The 2021 General Plan
defines Planned Community as follows:
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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.
The RM-1 zoning complies with the General Plan Map. Existing development in the area consists of a
variety of housing types and other uses. In addition, this area is near schools, churches and about three
blocks from the edge of the Hurricane downtown.

This large area immediately north of downtown was mapped as Planned Community to encourage
smaller, more dense neighborhoods. There are several townhome developments in the area, as well as
older houses and several schools.
The Hurricane City General Plan recommends that the City consider adding different housing types in
appropriate areas:
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
10/27/2021
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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).
2. Is the proposed amendment harmonious with the overall character of existing development in the
subject property’s vicinity?
Response: The area is split between single family zoning and manufactured home zoning. One of the
reasons this area is zoned MH/RV was that to allow the existing manufactured homes to be able to stay
conforming use, but over time many of the existing manufactured homes and parcels have been replaced
with single family homes. The majority of the surrounding area is single family zoning. While a single
duplex would be out of character with the existing development staff does not believe that a single
duplex will have much of an effect on the overall character of the neighborhood

Some of the surrounding properties
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Google Street View of the property
Despite being zoned for manufactured homes, the majority of the houses in the area are single family
homes. This is because MH/RV zoning allows for single family homes.
3. Will the proposed amendment affect the adjacent property?
Response: The proposed zoning will allow the addition of two new residential units to the property.
Staff does not believe that the added residents will affect adjacent properties assuming the property is
developed smartly.
4. Are public facilities and services adequate to serve the subject property?
Response: Facilities and services are adequate for this development. JUC had no major concerns about
availability.
Other Considerations
Is this a Spot Zone?
Spot zoning is a factor that the Planning Commission should consider for smaller zone changes.
However, spot zoning has become less critical in the past few years as cities have embraced various uses
within single areas; it is still important to avoid creating small pockets of land use that may conflict with
the area as a whole. Therefore, when considering if an item is a spot zone, there are few items to
consider.
1. Is this zoning different from the surrounding property and limited in scope?
2. Does the zone comply with the General Plan Map?
3. Is the proposed zoning and permitted use different in character?
4. Is the zoning requested different from trends and zoning requested and approved in other
sections of the City?
5. What type of uses are anticipated in the surrounding area?
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Though the zone change is limited based on the size of the parcel, staff does not believe this would meet
the legal criteria for it to be considered a spot zone for the following reasons:
1. It complies with the General Plan Map
2. The change requested is consistent with development trends across the City
3. The difference between MH/RV and RM-1 is minimal, and staff would argue that the primary
zoning goal of both zones is to support denser and more diverse housing options, especially in
this part of town. Staff does not foresee any major conflict with the two zones.
There is some good additional information about spot zones at the following link: PlannersWeb:
Understanding Spot Zoning.
Missing Middle Housing:

Duplexes are part of the missing middle housing. Over the past 60 years, most housing growth has been
either single family homes in suburban areas or large apartment complexes in urban centers. “Middle”
types of housing such as duplexes, townhomes, mixed-use buildings etc. have become rare in recent
years. However, with ever increasing housing prices, these housing types are increasingly popular as
starter homes for young families. These housing types are also considered a good way to increase
neighborhood density, especially in more walkable parts of town such as near downtown, without the
same level of impact on a neighborhood that a mid-rise apartment complex would have.
JUC Comments:
Power: Should be good. Rocky Mountain Power has a pole on the property, but should not be a problem
Sewer: There is a line on 600 N
Streets: No comments
Public Works: Will need to see site plan to ensure access is done correctly
Water: All utilities will need to be put in, no current services to the lot
Engineering: Make sure they have the right of way. Make sure stormwater drains to 600 N and not the
lot to the south
Fire: No concerns
Findings:
Staff makes the following findings:
1. The application meets the standards within the General Plan and General Plan Map.
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2. Most of the surrounding development is single family homes. While a duplex would be out of
character for the neighborhood staff believes a single well designed duplex would not be
considered a huge change for the neighborhood
3. The proposed amendment will have an impact on the area, but the limited number of units would
mitigate the impact.
4. Services are adequate to serve the area and proposed project.

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and consider residents' comments. Staff would recommend approval of the
proposed zone change.

10/27/2021
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STAFF COMMENTS

Agenda Date: 10/27/2021
Application Number: 2021-ZC-37/ 2021-PSP-19
Type of Application: Zone Change PDO
Action Type: Legislative
Applicant: Western MTG and Realty Company
Agent: Brent Moser
Request: A Zone Change from R1-6 and R1-8 to R1-6 and R1-8 with a
Planned Development Overlay (PDO)
Location: Between Sand Hollow Road and Flora Tech Road. In Sand Hollow
PID. Approximately 3900 W and 1000 S
Zoning: R1-6 and R1-10
General Plan Map: Planned Community

Discussion:
The applicant is seeking a PDO and a Preliminary Site Plan on a piece of H-4-2-1-1103 and a section of
H-4-2-12-1102 to create an active adult community with 318 units on approximately 68 acres. The
applicant will leave the underlying zoning in place while adding the planned development overlay. The
PDO will allow the applicant to build smaller units throughout the property and allow for more open
space amenities. This development is within the Sand Hollow Public Infrastructure District. The area
currently has no developed roadways, but when it is complete, it will be bounded by Jellystone Road to
the north, Gateway Drive to the east, Bash Parkway to the south, and Glampers Way to the west. In
addition, the applicant is providing several large parks (developed as part of the PID) on the east and
southwest ends of the property and a clubhouse area in the center.

Zoning
10/27/2021

Adjacent Land Use
2021-ZC-35
2021-PSP-19

North

RM-3 and RR

Undeveloped property, Shores at Sand Hollow
Townhomes

East

R1-8

Undeveloped property to be developed soon

South

R1-8

Undeveloped property to be developed soon

West

NC and PC

Undeveloped property soon to be Glampers Inn

Note: Map is approximate
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Planned Sand Hollow PID Road Map. Cadence is highlighted in blue
Zone Change Factors:
When considering a zone change the Planning Commission must consider the following:
As per Hurricane City Code 10-7-7:
Approval Standards: A decision to amend the text of this title or the zoning map is a matter
within the legislative discretion of the city council as described in subsection 10-7-5A of this
chapter. In making an amendment, the following factors should be considered:
1. Whether the proposed amendment is consistent with goals, objectives and policies of the
city's general plan;
2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;
3. The extent to which the proposed amendment may adversely affect adjacent property;

and

4. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection, schools,
stormwater drainage systems, water supplies, and wastewater and refuse collection.
1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
10/27/2021
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Response: The General Plan Map shows the area as Planned Community which the General Plan
defines as follows:
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.
This use almost certainly complies with the General Plan’s goals for the area. This development will
bring a different housing type and cater to a different portion of the population than the remainder of the
surrounding development. While there is no currently existing development, this proposal matches the
character of the planned surrounding development.
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 planned to be developed as recreational resorts or single-family homes,
with a townhome development planned to the north. The PDO zoning would be “harmonious with the
overall character” as it is very similar if denser than some of the existing development on that side of
town.
3. Will the proposed amendment affect the adjacent property?
Response: The proposed zoning will have an impact on the surrounding property. This development is
part of the Sand Hollow PID and the city and surrounding property owners are prepared for this and
other development’s impacts on the area.
4. Are public facilities and services adequate to serve the subject property?
Response: Public utilities are currently insufficient in the area. With the planned buildout of the Sand
Hollow PID roads, power, water, and sewer are planned to be built; however at this moment there are
insufficient utilities in the area.
Other Considerations:
As per Hurricane City Code a preliminary site plan is required with every PDO application:
10-23-7: Land shall be placed in a planned development overlay zone pursuant to a zoning map
amendment as set forth in section 10-7-7 of this title. The following shall be submitted in
conjunction with an application for a zoning map amendment:
1. A natural resource inventory as required by chapter 31 of this title, and
2. A preliminary site plan as provided in subsection 10-7-10D2 of this title.
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Applicant turned in a Preliminary Plat Review instead of a Preliminary Site Plan Review which staff has
decided to accept.

Preliminary Site Plan Review
JUC Comments:
1. Public Works: The PID will need to put in all major infrastructure before construction can begin
2. Power: Dixie Power area. Working with the PID to get power to the location. No infrastructure
in the area at this time. There will need to be a new substation in the area with pulse transmission
lines
3. Sewer: Matches plans PID has submitted thus far
4. Streets: Will need streets to access the property put in
5. Water: Will need to get water to the area. Will need a water model
6. Engineering: PID has yet to submit construction drawings for the two parks. The roads to the
area will need to be completed before they can begin construction
7. Fire: Will need all utilities to be complete to meet fire code
8. Gas: No access yet but otherwise have no concerns
Staff Comments:
1. Density: The applicant has not asked for a density bonus. R1-8 zoning allows for 4.4 units per
acre, while R1-6 zoning allows for 6.1 units per acre. The applicant is providing 4.67 units per
acre.
2. Parking: Site plan does not indicate whether mapped parking will be sufficient. However, there
are large parking areas to the east and southwest of the property that will most likely be
sufficient for guests and other parking.
3. A will serve letter from Ash Creek Sewer District and Hurricane City Water has not been
provided
4. Plat does not indicate the total acreage of the project
5. Service to this property will be reliant on the Sand Hollow Gateway Public Infrastructure District
(PID). The PID has submitted preliminary drawings for major roadways and utilities in the area,
but those have not been approved at the time of this report.
6. There are two parks located on the property that are planned to be regional stormwater facilities.
These are planned to be improved and constructed through the PID. However, the PID has not
submitted plans for these facilities at this time.
7. The applicant has provided a Clubhouse/Open Space area for the residents of this development.
In addition, they have provided trails that link to the development. A trail should be added at the
end of the cul-de-sac to provide better pedestrian access.
8. Several of the roads on the north of the development are longer than the 800’ maximum; another
roadway should be added to divide up the blocks where needed.
Findings:
Staff makes the following findings:
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1. The application meets the standards set forth by the General Plan and the General Plan Map
2. Generally, the uses are harmonious with surrounding development.
3. The proposed amendment will have an impact on the area, but the General Plan and PID
anticipate the impact of the use.
4. Services are inadequate currently but plans are in place to get utilities to the area
5. The applicant has submitted a Preliminary Plat. Some of the items need review, namely the
utilities and street connections.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and consider residents' comments. Staff would recommend that the Planning
Commission approve the zone change and PDO conditioned on sufficient buildout of the Sand Hollow
PID.

10/27/2021
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Preliminary Plat Check List
Application Name:

Cadence Active Adult Community

Review Date:

10/19/2021

Reviewed By:

Fred Resch III

Complete

Requirement

Note

x

Each Lot Complies with zoning lot size requirements

Good with PDO

x

Each lot complies with zoning lot frontage

x

A. Description: In a title block located in the lower right hand corner
of the sheet the following is required:
1. The proposed name of the subdivision.
2. The location of the subdivision, including the address and the
section, township and range.
3. The names and addresses of the owner or subdivider if other than
the owner.
4. Date of preparation and north point.
5. Scale shall be of sufficient size to adequately describe in legible
form all required elements.

x

The location of the nearest monument.

Partial

The boundary of the proposed subdivision and the acreage included.

x

All property contiguous to the property to be subdivided and under the
control of the subdivider, even though only a portion is being subdivided.
(Where the plat submitted covers only a part of the subdivider's tract, a
sketch of the prospective street system of the unplatted parts of the
subdivider's land shall be submitted, and the street system of the part
submitted shall be considered in light of existing master street plan or
other commission studies.) And all property contiguous to the proposed
subdivision.

x

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.

x

The location of all wells and springs or seeps, proposed, active and
abandoned, and of all reservoirs or ponds within the tract and at a
distance of at least one hundred feet (100') beyond the tract boundaries.

x

Existing ditches, canals, natural drainage channels and open waterways
and proposed realignments.

x

Contours at vertical intervals not greater than five feet (5').

x

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 ground water, and windblown sand) and
recommendations for their mitigation.

x

The layout of streets, showing location, widths and other dimensions of
proposed streets, crosswalks, alleys and easements.

Missing total acreage

x

The layout, numbers and typical dimensions of lots. Designation of
buildable area is required for each lot.

x

Parcels of land intended to be dedicated or temporarily reserved for
public use or set aside for use of property owners in the subdivision.

x

Easements for water, sewers, drainage, utilities, lines and other
purposes.

x

Typical street cross sections and street grades where required by the
planning commission.

x

A tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision.

x

Approximate radius of all centerline curves on highways or streets.

x

Each lot shall abut a street shown on the subdivision plat or on an
existing publicly dedicated street. (Double frontage or flag lots shall be
prohibited except where conditions make other design undesirable.)

x

All remnants of lots below minimum size left over after subdividing of a
larger tract shall be added to adjacent lots or common areas, rather than
allowed to remain as unusable parcels.

x

Where necessary, copies of any agreements with adjacent property
owners relevant to the proposed subdivision shall be presented to the
planning commission.

No

A letter from both the local sanitary sewer provider and culinary water
provider indicating availability of service.

x

If the subdivision is to be built in phases, the plat shall show possible
phasing lines.

Not provided

x

A tentative plan or method for providing nondiscriminatory access to the
subdivision for purposes of placement of communications infrastructure,
and for purposes of placement of utility infrastructure.

x

The Plan complies with Master Transportation Plans

x

The Plan complies with the Master Active Transportation Plan

x

The Plan provides proper transportation and utility connections to
adjacent properties. No land locked lots are being created.
The Plan has been reviewed by the JUC
Engineering has had a chance to review the plat.

Notes
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STAFF COMMENTS

Agenda Date: 10/27/2021
Application Number: 2021-ZC-38 / 2021-PSP-19
Type of Application: Zone Change and PDO
Action Type: Legislative
Applicant: Molly's View LLC/Douglas Howard CEO
Agent: Richard Wedig
Request: A Zone Change Request from RA-1 to an R1-10 with PDO and M1 Zoning
Location: North of 3000 S and 2100 W
Zoning: RA-1
General Plan Map: Mixed-Use

Discussion:
The applicant is seeking a zone change on 133 acres from RA-1 to an R1-10 PDO with a total proposed
325 units with commercial, office civic, public, and retail uses; and 27 acres of the property is planned
to be zoned as M-1 for light manufacturing and warehousing of products.

Zoning

Adjacent Land Use

North

RA-1

Undeveloped and Agriculture Land

East

RA-1

Undeveloped and Agriculture Land

South

RA-1

Undeveloped and Washington County Water
Conservancy District clay extraction pit.

10/27/2021

2021-ZC-38
2021-PSP-19

West

RA-1

Undeveloped and Agriculture Land

Preliminary Site Plan
A PDO requires that an applicant submit a site plan with the zone change application and then follow the
site plan if approved. The applicant has submitted a site plan that contains the following uses:

Phase

10/27/2021

Housing Type

Acres

Number of Percentage of Unit
Units Type

2021-ZC-38
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3E

Medium Density Homes
(Quarter Acres)

6.3

33

10.15%

3E

Low Density Homes (Half
Acres)

6.9

20

6.15%

3E

Green Court Homes

5.5

44

13.54%

2D

Rowhouses

5.9

74

22.77%

2D

Alley Loaded Homes

6

46

14.15%

2D

Studio (Avoved Mixed Use)

3.9*

32

9.85%

2D

1 Bedroom (Above Mixed Use

46

14.15%

2D

2 Bedroom (Above Mixed Use

30

9.23%

Units/Per
Acre

Total
Section

Public Uses/Non Retail
Commercal Areas

4H

Hospital/Wellness/Medical
Offices

7.6

3F

Chapel

5.4

3G

School

5.6

4I

Heritage Center/American
Village

Every
Section

Open Space/ Trails

29

Each
Section

Community Parks

8.1

Each
Section

Community Gardens/Agrarian
Fields

4.7

2C and 4I

Lakes and Water Features

1.8

2B

Sculpture/State/Amphitheater/G
reat Lawn

5.2

Each
Section

Public Rights of Way

8.5

Section

Commercail and Industrail

1A

Manufacturing Facility

2B

Headquarters Campus/ Offices

10/27/2021

2.321428571

325

Area

10.1

Area
20
13.9
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2D

Mixed Use

1A and
others

Parking

3.9*
4.4

JUC Comments
These comments will need to be addressed with more detailed construction drawings and preliminary
plats:
1. Power: Limited capacity in the area. They would need to get capacity to the area before they
could serve it. Recommend a development agreement that would limit their ability to apply for
building permits and preliminary plat until capacity is ready.
2. Sewer: Actively working with the applicant to ensure the line meets the proposed capacity.
3. Streets: Need to get the access in on 2100 W and 2750 W.
4. Water: There are no water lines in the area yet. Will need a water model and phasing plan for
the first phase. Likely will need a line to a city water storage tank.
5. Engineer: We still need road and easement dedication to get services to the area. Drainage will
be a larger issue on the property. Will need a drainage report and how it is tied together. Will
need a geotech report.
6. Fire: Roads with access will be required and to submit fire hydrant details.
7. Cable: Will need to bring infrastructure out there.
8. Phone: No concerns
9. Gas: No gas in the area.
10. Water Conservancy District: No issue with zone change Will need to work with water
conservancy to get easements through the south property for access.
Staff Comments on Preliminary Site Plan
1. PDO allows for a wide variety of housing options. The housing options listed comply with
Hurricane standards and the R1-10 density allows for around 3.5 units an acre. Their proposal
(minus the M-1 Section) is 2.32 units an acre which includes the commercial facilities. The City
has allowed the commercial areas to count toward the total acres as long as the commercial use
adds to the development.
10-23-5
C. Commercial Uses: Any commercial use shown on table 10-15-1 in subsection 10-15-3A of
this title may be permitted within a planned unit development provided such use is:
1. Specifically authorized as part of a site plan approved pursuant to the provisions of this
chapter; and
2. Designed as an integral element of the planned development, including building and
landscaping design which is consistent with design elements of the development. (Ord. 03-5-1, 51-2003, eff. 6-1-2003)
10/27/2021
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2. The applicant has proposed a variety of uses, including industrial, commercial, housing, open
space, parks, and gardens. A breakdown of those uses are contained within this report and
attached documents. Staff generally has no concerns about the design and mixture of uses as
proposed in the preliminary site plan.
3. The applicant has submitted a preliminary utility plan and drainage plan that has been forwarded
to the JUC and Engineering for their review. Because of the preliminary nature of the plan set,
engineering could not do a full review of the design. However, engineering recommends that the
applicant do a full review of the City Design Standards as they update the utility plan if they get
zoning approval.
4. The applicant has proposed many parking areas that should be adequate for the development, but
a full parking plan has not been submitted and would need to be approved as part of the final site
approval for each use within the development.
5. There are a lot of trails and walkways planned in the site plan. In addition, the development is
planned to be pedestrian-oriented.
6. Cross-sections have not been submitted, but they would need to comply with all Hurricane
design standards.
Zone Change Factors:
When considering a zone change the Planning Commission must consider the following:
As per Hurricane City Code 10-7-7:
Approval Standards: A decision to amend the text of this title or the zoning map is a matter
within the legislative discretion of the city council as described in subsection 10-7-5A of this
chapter. In making an amendment, the following factors should be considered:
1. Whether the proposed amendment is consistent with goals, objectives and policies of the
city's general plan;
2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;
3. The extent to which the proposed amendment may adversely affect adjacent property;

and

4. The adequacy of facilities and services intended to serve the subject property, including,
but not limited to, roadways, parks and recreation facilities, police and fire protection, schools,
stormwater drainage systems, water supplies, and wastewater and refuse collection.

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 Mixed Use:
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Mixed use areas should be developed as small districts or community centers offering a
mix of retail, dining, entertainment, employment, and supporting residential. These
developments should be easy and safe to navigate on foot and located in areas with access
to major roads and surrounded with appropriate residential densities to support these
uses.
The City Council labeled this area as mixed-use as part of the General Plan based on the request from
Balance of Nature and its location near the SR-7 and 3000 S interchange. The main idea was to allow
Balance of Nature to request a mix-use development with their new headquarters and manufacturing,
with homes, commercial, and agriculture. The Mayor and a few members of the City Council and staff
were invited to give some initial input to the site design and proposed uses. Generally speaking, the site
contains a majority of the uses as initially promised by the property owner to the City Council.
The area would be a significant job and commercial center in the area and could kick start some of the
planned economic development at the 3000 S and SR-7 Interchange. The General Plan has the following
policies recommendations for economic development:
ECONOMY GOAL 1: SUSTAIN A DIVERSE AND RESILIENT
ECONOMY
POLICIES
1.1. The City supports the revitalization of the downtown area.
1.2. The City strives to create an environment that will attract new business and employment to
Hurricane.
1.3. The City strives to attract clean, non-polluting industries.
1.4. The City supports industrial uses with convenient access to transportation and other services.
1.5. The City encourages commercial development in “walkable” (pedestrian - oriented) centers.
1.6. The City supports private investments in workforce development, training, technology, and
education for the evolving needs of a diverse workforce and changing economy.
1.7. The City supports the redevelopment of existing commercial and industrial sites in both urban and
rural areas.
1.8. The City supports provision of basic and enhanced services needed to foster local employment
oppor-tunities.
1.9.The City supports secondary-income options on agricultural land through home and accessory rural
occupations.
1.10. The City supports the development of businesses that will pay living wage jobs.
1.11. School sites should be located in such a manner that they provide educational services in
convenient
and safe locations.
1.12. The City shall work with the School District to ensure that schools are designed to minimize
negative impacts on surrounding neighborhoods.
1.13. The City shall continue to work with Dixie State College to expand programs and facilities in the
Hurricane Valley.
1.14. The City continually collaborates with municipalities, economic development, business groups,
non-profit organizations, and educational institutions on a coordinated regional approach to economic
and workforce development.
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STRATEGIES
1.1. Coordinate with health care companies to expand their medical facility in Hurricane.
1.2. Create a downtown master plan that will guide the City in redevelopment and recommend
standards for public infrastructure, streets, sidewalks and trails, bike lanes, housing, and commercial
uses.
1.3. Create an economic development master plan that will outline strategies for attracting business and
retaining current business within the City and identify a council to execute and implement the plan.
1.4. Create a retail strategy plan that understands current sales tax generators and where areas of
growth might be best accommodated.
1.5. Create a financial sustainability model that projects key future expenditures and revenues to best
understand city capacity and future development potential/impacts.
1.6. Support creating commercial spaces in population Centers in the City to provide services to those
areas.
1.7. Create a citywide understanding of the financial implications of each development type, clearly
outlining fiscal impacts and costs of services for all commercial and residential uses.
1.8. Support mixed use developments in key areas to support future commercial growth. Require a
minimum percentage of those developments be retained as commercial space.
1.9. Support continued industrial growth and zone changes in appropriate areas of the City.
1.10. Support the Zion Regional Collaborative to bring infrastructure improvements into the area that
will help attract tourists.
1.11. Create activities in the downtown area to attract people to commercial sites.
1.12. Periodically review and update the City’s policy regarding the implementation of Public
Infrastructure
Districts (PIDs), as well as a vision for enacting Community Reinvestment Areas (CRAs) to support a
variety of commercial and residential properties.
1.13. Allow for Heavy Industrial in proper areas, ensure there is proper buffering between heavy
industrial sites and residential areas.
(Hurricane General Plan 2021, p 54-55)
The General Plan also supports the mixed-used and placing housing next to services and job
opportunities. (See Hurricane General Plan 2021 pages 41-43).
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. The north, east, and west property is planned to remain in
agricultural use with RA-1 zoning. The property to the south is an extraction pit used by the water
conservancy district. In addition, there are some proposed mixed-use and commercial development areas
to the south and southwest of the property around the SR-7 and 3000 S Interchange.
3. Will the proposed amendment affect the adjacent property?
Response: Yes, the proposed density and uses will have a major impact on the area. The addition of
commercial, industrial, housings, civic, and open space uses will draw people to the area in a greater
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number than what has been there. If developed as planned, the area will have many people who will
travel to this location for work, living, shopping, church, school, and medical visits. In addition, the
American Heritage area will also likely draw people to the area. The area is planned to add amenities to
the site that could help support other local developments and neighborhoods, which will help offset
some of the impacts to the surrounding area from other developments.
4. Are public facilities and services adequate to serve the subject property?
Response: There are currently very limited services in the area. Copper Rock, Romney Group, Balance
of Nature, and Cordero are working to bring services to the area, but staff anticipates that it may be a
year(s) until services are adequate to serve the first phase of the proposed development. Hurricane City
code states the following:

10-37-4: ADEQUATE PUBLIC FACILITIES:
Land shall be developed only where existing infrastructure is in place or will be timely provided to
service proposed development. The city may require an analysis to be completed to determine whether
adequate public facilities are available to service a development and whether such development will
change existing levels of service or will create a demand which exceeds acceptable levels of service for
roadways, intersections, bridges, storm drainage facilities, water lines, water pressure, sewer lines, fire
and emergency response times, and other similar public services. The city may disapprove a proposed
development if demand for public services exceeds accepted levels of service. No subsequent approval of
such development shall be given until either the developer or the city installs improvements calculated
to raise service levels to the standard adopted by the City. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
The City has generally interpreted this statement to not apply to zone change applications, but then
require a more detailed plan with subdivision plans. The City did require the Romney Group with Sand
Hollow Mesa and Cordero to provide more detailed utility information and agree to a development
agreement for their zone change. Any approval of the proposed zone change needs to take into
consideration the remoteness of the property and the likelihood that it may take a few years before the
property could do any groundbreaking without considerable off-site improvements.
The City Council has given staff direction to write a proposed development agreement that would limit
the ability of a property owner to develop until services are available for property in this area. The future
development agreement will likely contain verbage like the following:
Owner/Developer understands, acknowledges and specifically agrees that: (a) power and water utility
services to the Property are not currently available and have not been extended to the Property, (b) the
granting of this zone change does not in any way guarantee or warrant the availability and extension of
power and water utility services to the Property, (c) no application for any permit requiring the
availability and extension of power or water service, and no other request requiring the availability and
extension of power and water services, shall be filed or made until such time that such services are
available and have been extended to the Property, and (d) Owner/Developer assumes all risk and
liability associated with any development activity on the Property, including but not limited to all costs
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incurred for engineering, feasibility studies, etc., in the event that such services do not become available
and are not extended to the Property.

Findings:
Staff makes the following findings:
1. First, the proposed amendment is generally in harmony with the General Plan.
2. The proposed amendment is generally in harmony with the overall character of some of the
proposed development, but there is almost no development adjacent to the property right now.
The applicant has provided some open space and orchards on the boundaries to help buffer the
property.
3. The proposed amendment will have an impact on the area. Development is anticipated in the
area, and many of the uses proposed will help provide services to the surrounding communities.
4. The services are currently not adequate for the development and would only become adequate
after surrounding properties develop or the applicant install and construct significant offsite
improvements.

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and consider residents' comments. Services are the main concern but may be
mitigated with a development agreement between the applicant and the City. Planning staff would
recommend approval with proper utility planning and a development agreement that obligates the
applicant to access services before development.
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Preliminary Site Plan Check List
Application Name:

Balance Point

Review Date:

10/21/2021

Reviewed By:

Stephen

Complete

Requirement

Note

x

Each Lot Complies with zoning lot size requirements

PDO allows for a high variety of housing
options. The housing options listed comply
with Hurricane standards. The R1-10 Density
allows for around 3.5 units an acre. Their
proposal (minus the M-1 Section) is 2.32 units
an acre. This includes the commercial
facilities. The City has allowed the
commercial areas to count toward the total
acres as long as the commercial use add to
the development.

x

Each lot complies with zoning lot frontage

No minimum in PDO

x

The Use Complies with the zoning

x

The name, address and telephone number of the applicant and the
applicant's agent, if any;

x

Location, topography showing two foot (2') contours, identification of
thirty percent (30%) or greater slopes, and layout of proposed uses;

x

Location of open space;

x

Proposed access to the property and traffic circulation patterns;

X

Preliminary utility plan, including water, sewer, and storm drainage
plans, and including access points to utilities;

Under Review by Engineering and JUC

x

Proposed reservations for parks, playgrounds, schools, and other public
facility sites, if any;

There are many acres of open space with a
variety of proposed uses.

x

Adjoining properties and uses;

x

Tables showing the number of acres in the proposed development and a
land use summary;

x

A phased development plan if applicable.

x

Does Parking Comply with Hurricane City Code?

x

Are landscaped areas provided that comply with Hurricane City Code?

x

In Multiple-Family Residential Zones, common open space should equal
or exceed the ground floor area of all buildings on site. Projects greater
than one story should provide common open space equivalent to the
ground floor area plus fifty percent (50%) of all additional floor area.

Yes

x

Pedestrian Circulation: A network of convenient, safe, and raised or
textured pedestrian paths should connect areas within the project, and
the project to adjacent properties

There are a lot of trails and walkways planned
in the site plan. The development is planned
to be pedestrian-oriented.

A full parking plan has not been submitted,
but adequate space has been provided.

The location and number of access points to a site, the interior
circulation pattern, and the separation between pedestrians and vehicles
should be designed to maximize safety and convenience, and should be
harmonious with proposed and neighboring buildings.
Walkways shall be well lighted with lights no higher than three feet (3')
high that are fully shielded to provide visibility, security and a pleasant
environment and prevent glare and light trespass.
x

Walls: Different projects and uses should be physically separated to
minimize the impact of unattractive or noisy areas and provide a buffer
between properties.
1. Walls which front on a public street should be designed to include
colors, materials, forms, and architectural accents compatible with the
main building.
2. Minimum requirements for screening walls: See chapter 37 of this
title.

x

Security: A site should be designed to avoid creating conditions which
may invite criminal activity.
1. Buildings, windows, and landscaping should be located to
maximize surveillance of entryways, pathways, and parking lots.
2. Adequate lighting should be provided throughout the
development.

x

The Plan complies with Master Transportation Plans

Yes

x

The Plan complies with the Master Active Transportation Plan

The Cross-sections have not been submitted,
but they would need to comply with all
Hurricane design standards.

x

The Plan provides proper transportation and utility connections to
adjacent properties. No land locked lots are being created.

x

The Plan has been reviewed by the JUC

x

Engineering has had a chance to review the plat.

Notes

•
•
•

Large scale building with a mix of at grade and structuredbelow grade parking
Variety of building height to take advantage of views
Observation deck looking into amphitheater

Precinct C: Community Amenities |Engagement | First Impression
•
Water wheel entry monument
•
Stormwater conveyance
•
Trail system
•
Community gardens
•
Parking Orchards
•
Carriage stops
Precinct D: Mixed-Use | Community Amenities
•
A Town Center consisting of:
•
Mix of Retail and Commercial uses 100,000 SF
•
High density live work space with a mix of studio, 1 and 2 bedroom apartments up to 108
units
•
Walkable streetscape that would double as an event plaza and seasonal activities space
•
Three story maximum building heights
Precinct E: Residential | Single and Multi-Family
•
Housing for BON employees consisting of a variety of housing types including both
attached and detached:
•
Single family homes on 1⁄4 and 1⁄2 acre lots – up to 53 lots
•
Garden homes – up to 44 units
•
High density live work units near town center – up to 120 units
•
Home gardens
•
Street paving to encourage walking
•
Access to trail system
Precincts F & G: Place of Worship | Education | Enrichment | Culture
•
Church, 25,000 SF
•
Shared parking for town center during peak hours
•
Educational (K-8th Grade School), 11,000 SF
•
Walkable school access
•
Playfields for school and community
•
Access to community gardens for hands on teaching
Precinct H: Healthcare| Hospital | Wellness | Clinic
•
Low scale community hospital, 80,000 SF, with Surgery, Imaging, Therapy, Pharmacy, In
•
Patient Hospital Rooms and Emergency services
•
Medical Clinics, 24,000 SF
•
Emergency Helipad
Precinct I: Theme Park American Village | Experience
•
American Village First Person Learning Experience, 12,000 SF
•
Follows an existing model in Alabama

•
•
•
•
•
•

Express the three branches of government
Veterans Memorial
Admissions building
Stables and corral for carriage horses
Picnic areas
Staff maintenance buildings

Infrastructure, Services and Facilities Narrative:

TRANSPORTATION PLANNING
The site is easily visible and accessible from State Route 7 and its exit 22 onto roadway 3000
South via West 3450 Street South. Roadway 3000 South is part of a rural two lane roadway that
formerly was a frequently traveled alternative route for those on their way to downtown Hurricane
and Zion National Park from St. George before the construction of State Routes 7 and 9.
Two new 70’ Right of Ways are planned to provide access to Balance Point north from 3000 South
which will eventually continue north towards State Route 9. One is on the western side of the site
at what will become 2600 West and the other is on the eastern side of the site at 2100 West. Both
roadways are planned to extend south from 3000 South. To slow traffic along 3000 South and into
the Balance of Nature site European-style roundabouts are planned at major intersections of these
two new roadways and 3000 South rather than use stop signs or signalized intersections.
There are currently no city plans for public transportation access to this area. BoN will provide
community transportation within and around the new development including the use of horsedrawn carriages as part of its vision to create a motorized vehicle-free town center.
EXISTING UTILITY INFRASTRUCTURE
Offsite flows will be managed by a network of onsite lakes, and ultimately, the offsite Utah Water
Conservancy District’s Lake south of the Project site.
Two primary watersheds of a total of 5.33 square miles, contribute to the offsite drainage
conditions of the Project. The Onsite Master Plan will coordinate offsite flows for management in
the drainage system. The majority of the offsite flow will be conveyed south along the west side of
2100 W. to Utah Water Conservancy District’s Lake south of the Project site. Some offsite flow may
be directed to on-site ponds. To manage the size of the on-site ponds an overflow system will be
designed to direct excess stormwater runoff to Utah Water Conservancy District’s Lake.
Facilities offsite will be used to manage the flows reaching the Project in a channel or basin
configuration, to be determined with final engineering.
A 14” water line along 2100 W. from a 2 million Gallon water tank north of the subject property is
proposed as the primary source of water. There are a few alternatives for the secondary source of
water. 1st, the property owner is in the process of acquiring water rights for water wells. The
second source will be either from the existing 12” water line, which terminates at the intersection
of 2100 W and 300 S. or an existing 8” water line east of subject property.

See attached documents for the following:
•
Domestic Water
•
Sewer
•
Reclaimed Water
•
Electricity
•
Communication
•
Natural Gas
•
Flood Control

Phasing Plan:

The phasing recommendations for the Balance Pointe project focus on first developing access to
the community - specifically the Southwestern 40 acres of the site where the first phase of
Manufacturing, Warehouse and Distribution facilities for Balance of Natures product lines will be
constructed. Initiating this as an early success project is critical to financing the rest of the
community’s development on a precinct-by-precinct basis. Early success projects could be
developed and undertaken within each precinct to encourage early use of the community.
It is important to note that phasing will be driven by visionary ideas and funding opportunities that
are unknown at this point. Future components of the development may be not-for-profit based
and will develop as revenues are generated from the for-profit earlier components of the
community. Based on priorities set by BON’s leadership committee, the preliminary phasing of the
community’s development are identified as:
Phase One:
(Precinct A): Production | Manufacturing
•
Phase 1a - Provide access and basic infrastructure needs to make the site safe for private
and public access
•
Phase 1b - Develop 200,000 sf + of Balance of Nature’s Production, Manufacturing and
Warehouse
Phase Two:
(Precinct B): Corporate Office | Community Amenities
•
Phase 2a - Develop 175,000 sf the BoN Headquarters When do we develop the call
center?

(Precinct C): Community Amenities |Engagement | First Impression
•
Phase 2b - Develop Entry Feature and Main Street
•
Develop early success projects (Community wide) such as early grading for updated
stormwater conveyance and storage, community trails, gardens and main entry roadways.
(Precinct D): Mixed-Use | Community Amenities
•
Phase 2c - Begin developing Town Center, Retail, Commercial and Amphitheatre. The
Town Center will provide residential service opportunities necessary to sustain the new
community

Phase Three:
(Precinct E): Residential | Single and Multi-Family
•
Begin to develop mixed use and single-family housing for BON employees.
•
Mixed Use and high-density homes first
•
Garden homes
•
Larger lot homes

(Precincts F & G): Place of Worship | Education | Enrichment | Culture
•
Concurrently phasing of Cultural enrichment sites F & G
•
Spiritual - Church Site
•
Education K-8th Grade School
Phase Four:
(Precinct H): Healthcare| Hospital | Wellness | Clinic
•
Develop the wellness and healing village due to its proximity to the main entry and
serving those in the community

(Precinct I): Theme Park American Village | Experience
•
Develop all remaining precincts and areas including the American Village.
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There are currently no city plans for public transportation access to this
area. BoN will provide community transportation within and around the
new development including the use of horse-drawn carriages as part of
its vision to create a motorized vehicle-free town center.
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70' future access road

Two new 70’ Right of Ways are planned to provide access to Balance
Point north from 3000 South which will eventually continue north
towards State Route 9. One is on the western side of the site at what
will become 2600 West and the other is on the eastern side of the site
at 2100 West. Both roadways are planned to extend south from 3000
South. To slow traffic along 3000 South and into the Balance of Nature
site European-style roundabouts are planned at major intersections of
these two new roadways and 3000 South rather than use stop signs or
signalized intersections.

70' future access road

The site is easily visible and accessible from State Route 7 and its exit
22 onto roadway 3000 South via West 3450 Street South. Roadway 3000
South is part of a rural two lane roadway that formerly was a frequently
traveled alternative route for those on their way to downtown Hurricane
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Routes 7 and 9.
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ENGINEERS GENERAL CONSTRUCTION NOTES:
1. THESE PLANS ARE SUBJECT TO THE INTERPRETATION OF INTENT BY THE ENGINEER.
ALL QUESTIONS REGARDING THESE PLANS SHALL BE PRESENTED TO THE ENGINEER.
ANYONE WHO TAKES UPON HIMSELF THE INTERPRETATION OF THE DRAWINGS OR
MAKES REVISIONS TO THEM WITHOUT CONFERRING WITH THE DESIGN ENGINEER
SHALL BE RESPONSIBLE FOR THE CONSEQUENCES THEREOF.
2. THE PLANS PREPARED FOR THIS PROJECT PRESENT A DESCRIPTION OF THE WORK TO
BE ACCOMPLISHED. THE CONTRACTOR SHALL VISIT THE PROJECT SITE AND
DETERMINE, FROM HIS OWN INSPECTION, THE CONDITIONS UNDER WHICH IT IS TO
BE PERFORMED. THE CONTRACTOR, BY MAKING HIS BID, REPRESENTS THAT HE HAS
VISITED THE SITE AND FAMILIARIZED HIMSELF WITH LOCAL CONDITIONS, THE TYPE
OF WORK TO BE PERFORMED, EVALUATED THE DIFFICULTY OF PERFORMING THE
REQUIRED TASKS, AND THE LABOR, EQUIPMENT AND MATERIAL THAT ARE REQUIRED
TO PROVIDE A COMPLETE PROJECT.
3. THE CONTRACTOR SHALL VERIFY WITH THE DESIGN ENGINEER THAT HE HAS THE
MOST CURRENT SET OF CONSTRUCTION PLANS PRIOR TO COMMENCEMENT OF
CONSTRUCTION AND MUST KEEP THE APPROVED SET OF PLANS ON-SITE FROM START
OF CONSTRUCTION TO PROJECT COMPLETION. ANY CONSTRUCTION OR
INSTALLATION BASED ON OUT-OF-DATE PLANS SHALL BE SUBJECT TO REMOVAL AND
REPLACEMENT AT THE CONTRACTOR'S EXPENSE.
4. QUANTITIES LISTED ON THESE PLANS ARE ESTIMATES ONLY. THE CONTRACTOR
SHALL VERIFY ALL QUANTITIES BEFORE SUBMITTING A BID FOR THIS WORK.
5. UNLESS NOTED OTHERWISE, THIS PROJECT WAS DESIGNED IN AN EFFORT TO
BALANCE THE EARTHWORK. ANY EARTHWORK VOLUMES SHOWN ON THESE PLANS
ARE FOR INFORMATION ONLY AND SHALL NOT BE USED FOR BIDDING PURPOSES.
THE CONTRACTOR'S BID SHALL INCLUDE ALL COSTS ASSOCIATED WITH IMPORTING
AND PLACING MATERIAL OR STOCKPILING, HAULING AND DISPOSING OF EXCESS
MATERIAL IN ACCORDANCE WITH THEIR CALCULATIONS AND DETERMINATION.
6. A THOROUGH ATTEMPT HAS BEEN MADE TO SHOW THE LOCATIONS OF ALL
UNDERGROUND OBSTRUCTIONS AND UTILITY LINES IN THE WORK AREA; HOWEVER,
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO OBSTRUCTIONS
AND UTILITY LINES ENCOUNTERED DURING CONSTRUCTION AND SHALL DETERMINE
THE EXACT LOCATION OF SAID UTILITIES IN ADVANCE OF TRENCHING. THE
ENGINEER WILL NOT GUARANTEE ANY ELEVATIONS OR LOCATIONS OF EXISTING
UNDER-GROUND UTILITIES SHOWN ON THESE PLANS.
7. THE CONTRACTOR SHALL CALL BLUE STAKE PRIOR TO CONSTRUCTION AND VERIFY
THE PRESENCE OF UTILITIES AND SHALL PROTECT ANY OVERHEAD OR
UNDERGROUND UTILITIES DURING CONSTRUCTION, WHETHER OR NOT SAID
UTILITIES ARE SHOWN ON THESE PLANS. THE CONTRACTOR SHALL MAKE
EXPLORATORY EXCAVATIONS TO LOCATE UNDERGROUND UTILITIES AND/OR
STRUCTURES IF NECESSARY TO VERIFY UNDERGROUND UTILITIES. WHERE EXISTING
UNDERGROUND UTILITIES ARE EXPOSED, CONTRACTOR SHALL NOTIFY THE
APPROPRIATE UTILITY COMPANY FOR INSPECTION PRIOR TO BACKFILLING.
8. THE CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL POINTS OF
CONNECTION PRIOR TO DIGGING BEYOND THE POINT OF CONNECTION.
9. CONSTRUCTION OF THE SEWER LINE SHALL COMMENCE AT THE FURTHEST
DOWNSTREAM POINT OF CONNECTION AND SHALL PROGRESS UPSTREAM FROM
THAT POINT.
10. ALL HANDICAP ACCESS RAMPS, PARKING STALLS, AND DELINEATED WALKWAYS
SHALL BE CONSTRUCTED AND MARKED IN ACCORDANCE WITH CURRENT FEDERAL
AND/OR LOCAL A.D.A. STANDARDS AND REQUIREMENTS. THE CONTRACTOR SHALL
COORDINATE WITH THE LOCAL AUTHORITIES PRIOR TO CONSTRUCTING AND/OR
STRIPING TO CONFIRM CURRENT REQUIREMENTS.
11. ALL SLOPES HIGHER THAN ONE (1) FOOT AND STEEPER THAN 20:1, UNLESS LINED
WITH TURF, SHALL BE COMPACTED AND TESTED PER MAG SPECIFICATION 215.
RE-COMPACTION IS RECOMMENDED PER MAG SPECIFICATION 215 AFTER
INSTALLATION OF IRRIGATION LINES, AND STABILIZATION OF DECOMPOSED
GRANITE IS ALSO RECOMMENDED.
12. THE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS SPECIFIED IN THE
GEOTECHNICAL INVESTIGATION. NO PONDING DEEPER THAN 0.05' IS PERMITTED
WITHIN 10' OF ANY BUILDING.
13. THE CLIENT AND CONTRACTOR ASSUME ALL RESPONSIBILITY AND COSTS INCURRED
IF THEY ELECT TO LANDSCAPE RETENTION BASINS BEFORE THE REQUIRED RETENTION
VOLUMES HAVE BEEN CERTIFIED BY THE ENGINEER.
14. THE CONTRACTOR SHALL OBTAIN PERMISSION FROM THE OWNER'S
ENGINEER-OF-RECORD PRIOR TO BACKFILLING ANY WET OR DRY UTILITY MAIN OR
SERVICE LINES TO ENSURE ALL INSPECTIONS AND TESTING HAS BEEN COMPLETED.
NO UTILITY LINES SHALL BE BACKFILLED UNTIL AS-BUILT HORIZONTAL AND VERTICAL
LOCATIONS HAVE BEEN OBTAINED. ANY ADDITIONAL COST REQUIRED
15. THE CONTRACTOR SHALL REGISTER ALL DRYWELLS WITH THE ARIZONA
DEPARTMENT OF ENVIRONMENTAL QUALITY AT THE CONCLUSION OF INSTALLATION
AND TESTING. DRYWELL REGISTRATION NUMBERS SHALL BE PROVIDED TO THE
OWNER AND ENGINEER OR RECORD.
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STAKING NOTES:
CALL THE BLUE STAKE CENTER (263-1100) 48 HOURS BEFORE DIGGING FOR LOCATION OF
UNDERGROUND UTILITIES. ALL OFFSET OR REFERENCE STAKES SET BY THE ENGINEER ARE
TO BE MAINTAINED INTACT. NO CLAIMS FOR ADDITIONAL COMPENSATION FOR
CORRECTIONS SHALL BE PRESENTED TO ANY PARTY UNLESS SUCH STAKES ARE PRESENT
AND THEIR ORIGIN IS VERIFIED. IF STAKES ARE NOT MAINTAINED INTACT, ALL
CORRECTIONS SHALL BE MADE BY THE CONTRACTOR AT HIS EXPENSE. ONE SET OF
STAKES WILL BE FURNISHED BY THE OWNER FOR THE WATER LINE, WATER SERVICES, FIRE
HYDRANT LOCATIONS AND GRADE, SEWER LINES AND SERVICES, CONCRETE SUBGRADE
AND A.B.C.. ALL ADDITIONAL STAKING TO BE CHARGED TO THE CONTRACTOR. 24
WORKING HOUR NOTICE IS REQUIRED FOR STAKING BY THE SUBDIVISION ENGINEER.
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ENGINEERS GENERAL CONSTRUCTION NOTES:
1. THESE PLANS ARE SUBJECT TO THE INTERPRETATION OF INTENT BY THE ENGINEER.
ALL QUESTIONS REGARDING THESE PLANS SHALL BE PRESENTED TO THE ENGINEER.
ANYONE WHO TAKES UPON HIMSELF THE INTERPRETATION OF THE DRAWINGS OR
MAKES REVISIONS TO THEM WITHOUT CONFERRING WITH THE DESIGN ENGINEER
SHALL BE RESPONSIBLE FOR THE CONSEQUENCES THEREOF.
2. THE PLANS PREPARED FOR THIS PROJECT PRESENT A DESCRIPTION OF THE WORK TO
BE ACCOMPLISHED. THE CONTRACTOR SHALL VISIT THE PROJECT SITE AND
DETERMINE, FROM HIS OWN INSPECTION, THE CONDITIONS UNDER WHICH IT IS TO
BE PERFORMED. THE CONTRACTOR, BY MAKING HIS BID, REPRESENTS THAT HE HAS
VISITED THE SITE AND FAMILIARIZED HIMSELF WITH LOCAL CONDITIONS, THE TYPE
OF WORK TO BE PERFORMED, EVALUATED THE DIFFICULTY OF PERFORMING THE
REQUIRED TASKS, AND THE LABOR, EQUIPMENT AND MATERIAL THAT ARE REQUIRED
TO PROVIDE A COMPLETE PROJECT.
3. THE CONTRACTOR SHALL VERIFY WITH THE DESIGN ENGINEER THAT HE HAS THE
MOST CURRENT SET OF CONSTRUCTION PLANS PRIOR TO COMMENCEMENT OF
CONSTRUCTION AND MUST KEEP THE APPROVED SET OF PLANS ON-SITE FROM START
OF CONSTRUCTION TO PROJECT COMPLETION. ANY CONSTRUCTION OR
INSTALLATION BASED ON OUT-OF-DATE PLANS SHALL BE SUBJECT TO REMOVAL AND
REPLACEMENT AT THE CONTRACTOR'S EXPENSE.
4. QUANTITIES LISTED ON THESE PLANS ARE ESTIMATES ONLY. THE CONTRACTOR
SHALL VERIFY ALL QUANTITIES BEFORE SUBMITTING A BID FOR THIS WORK.
5. UNLESS NOTED OTHERWISE, THIS PROJECT WAS DESIGNED IN AN EFFORT TO
BALANCE THE EARTHWORK. ANY EARTHWORK VOLUMES SHOWN ON THESE PLANS
ARE FOR INFORMATION ONLY AND SHALL NOT BE USED FOR BIDDING PURPOSES.
THE CONTRACTOR'S BID SHALL INCLUDE ALL COSTS ASSOCIATED WITH IMPORTING
AND PLACING MATERIAL OR STOCKPILING, HAULING AND DISPOSING OF EXCESS
MATERIAL IN ACCORDANCE WITH THEIR CALCULATIONS AND DETERMINATION.
6. A THOROUGH ATTEMPT HAS BEEN MADE TO SHOW THE LOCATIONS OF ALL
UNDERGROUND OBSTRUCTIONS AND UTILITY LINES IN THE WORK AREA; HOWEVER,
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE TO OBSTRUCTIONS
AND UTILITY LINES ENCOUNTERED DURING CONSTRUCTION AND SHALL DETERMINE
THE EXACT LOCATION OF SAID UTILITIES IN ADVANCE OF TRENCHING. THE
ENGINEER WILL NOT GUARANTEE ANY ELEVATIONS OR LOCATIONS OF EXISTING
UNDER-GROUND UTILITIES SHOWN ON THESE PLANS.
7. THE CONTRACTOR SHALL CALL BLUE STAKE PRIOR TO CONSTRUCTION AND VERIFY
THE PRESENCE OF UTILITIES AND SHALL PROTECT ANY OVERHEAD OR
UNDERGROUND UTILITIES DURING CONSTRUCTION, WHETHER OR NOT SAID
UTILITIES ARE SHOWN ON THESE PLANS. THE CONTRACTOR SHALL MAKE
EXPLORATORY EXCAVATIONS TO LOCATE UNDERGROUND UTILITIES AND/OR
STRUCTURES IF NECESSARY TO VERIFY UNDERGROUND UTILITIES. WHERE EXISTING
UNDERGROUND UTILITIES ARE EXPOSED, CONTRACTOR SHALL NOTIFY THE
APPROPRIATE UTILITY COMPANY FOR INSPECTION PRIOR TO BACKFILLING.
8. THE CONTRACTOR SHALL VERIFY THE LOCATION AND ELEVATION OF ALL POINTS OF
CONNECTION PRIOR TO DIGGING BEYOND THE POINT OF CONNECTION.
9. CONSTRUCTION OF THE SEWER LINE SHALL COMMENCE AT THE FURTHEST
DOWNSTREAM POINT OF CONNECTION AND SHALL PROGRESS UPSTREAM FROM
THAT POINT.
10. ALL HANDICAP ACCESS RAMPS, PARKING STALLS, AND DELINEATED WALKWAYS
SHALL BE CONSTRUCTED AND MARKED IN ACCORDANCE WITH CURRENT FEDERAL
AND/OR LOCAL A.D.A. STANDARDS AND REQUIREMENTS. THE CONTRACTOR SHALL
COORDINATE WITH THE LOCAL AUTHORITIES PRIOR TO CONSTRUCTING AND/OR
STRIPING TO CONFIRM CURRENT REQUIREMENTS.
11. ALL SLOPES HIGHER THAN ONE (1) FOOT AND STEEPER THAN 20:1, UNLESS LINED
WITH TURF, SHALL BE COMPACTED AND TESTED PER MAG SPECIFICATION 215.
RE-COMPACTION IS RECOMMENDED PER MAG SPECIFICATION 215 AFTER
INSTALLATION OF IRRIGATION LINES, AND STABILIZATION OF DECOMPOSED
GRANITE IS ALSO RECOMMENDED.
12. THE CONTRACTOR SHALL COMPLY WITH ALL PROVISIONS SPECIFIED IN THE
GEOTECHNICAL INVESTIGATION. NO PONDING DEEPER THAN 0.05' IS PERMITTED
WITHIN 10' OF ANY BUILDING.
13. THE CLIENT AND CONTRACTOR ASSUME ALL RESPONSIBILITY AND COSTS INCURRED
IF THEY ELECT TO LANDSCAPE RETENTION BASINS BEFORE THE REQUIRED RETENTION
VOLUMES HAVE BEEN CERTIFIED BY THE ENGINEER.
14. THE CONTRACTOR SHALL OBTAIN PERMISSION FROM THE OWNER'S
ENGINEER-OF-RECORD PRIOR TO BACKFILLING ANY WET OR DRY UTILITY MAIN OR
SERVICE LINES TO ENSURE ALL INSPECTIONS AND TESTING HAS BEEN COMPLETED.
NO UTILITY LINES SHALL BE BACKFILLED UNTIL AS-BUILT HORIZONTAL AND VERTICAL
LOCATIONS HAVE BEEN OBTAINED. ANY ADDITIONAL COST REQUIRED
15. THE CONTRACTOR SHALL REGISTER ALL DRYWELLS WITH THE ARIZONA
DEPARTMENT OF ENVIRONMENTAL QUALITY AT THE CONCLUSION OF INSTALLATION
AND TESTING. DRYWELL REGISTRATION NUMBERS SHALL BE PROVIDED TO THE
OWNER AND ENGINEER OR RECORD.
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STAKING NOTES:
CALL THE BLUE STAKE CENTER (263-1100) 48 HOURS BEFORE DIGGING FOR LOCATION OF
UNDERGROUND UTILITIES. ALL OFFSET OR REFERENCE STAKES SET BY THE ENGINEER ARE
TO BE MAINTAINED INTACT. NO CLAIMS FOR ADDITIONAL COMPENSATION FOR
CORRECTIONS SHALL BE PRESENTED TO ANY PARTY UNLESS SUCH STAKES ARE PRESENT
AND THEIR ORIGIN IS VERIFIED. IF STAKES ARE NOT MAINTAINED INTACT, ALL
CORRECTIONS SHALL BE MADE BY THE CONTRACTOR AT HIS EXPENSE. ONE SET OF
STAKES WILL BE FURNISHED BY THE OWNER FOR THE WATER LINE, WATER SERVICES, FIRE
HYDRANT LOCATIONS AND GRADE, SEWER LINES AND SERVICES, CONCRETE SUBGRADE
AND A.B.C.. ALL ADDITIONAL STAKING TO BE CHARGED TO THE CONTRACTOR. 24
WORKING HOUR NOTICE IS REQUIRED FOR STAKING BY THE SUBDIVISION ENGINEER.
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STAFF COMMENTS
Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

10/27/2021
2021-CUP-09
Conditional Use Permit
Administrative
Jennifer Cogan
N/A
A conditional use permit for a building with a greater height

Location: 4075 S 1100 W
Zoning: RA-1
General Plan Map: N/A
Discussion: The applicant proposes constructing a 3,311 sq. ft. and 24’ tall accessory
building. Hurricane City Code (HCC) 10-14-4 allows the max square feet and height of an
accessory building to be 2,000 sq. ft. and 20' tall. A property owner may apply for a
conditional use permit to be able to build a taller building and building of a greater size. The
standards to obtain a conditional use permit are as follows:
10-7-9: CONDITIONAL USE PERMIT E. Approval Standards: The following standards
shall apply to the issuance of a conditional use permit:
1. A conditional use permit may be issued only when the proposed use is shown as
conditional in the zone where the conditional use will be located, or by another provision of
this title.
2. Standards for each use must be reviewed. Specific standards are set forth for each use in
subsections E2a through E2g of this section:…
e. Standards for greater heights and size than permitted by this Code:
(1) The height may not be greater than two (2) stories or 1.5 times the average height of the
immediately adjacent buildings, whichever is greater and the building must be of compatible
architecture with immediately adjacent buildings.
(2) When a greater height accessory building is approved, the building must be set back a
minimum of five feet (5') from side and rear property lines when the adjoining property is for
single family residential use.
(3) The greater size building desired must be of compatible architecture with immediately
adjacent buildings, must leave at least fifty percent (50%) of the lot on which it is located
free of buildings, and must be for a use permitted in the zone in which it is located. (Ord.
2018-14, 12-20-2018)
10/27/2021

2020-CUP-09

Other Considerations:
10-37-5: ACCESSORY USES AND STRUCTURES:
Accessory uses and structures shall be permitted in all zones provided they are incidental to,
and do not substantially alter a principal use or structure.
A. Front Yard: No accessory building or structure nor group thereof shall be located in a
front yard unless expressly authorized by a provision of this title. (Ord. 2017-14, 8-17-2017)

Findings:
1. The proposed building is not greater than two stories, at 24’.
2. The proposed building is planned to have an exterior composed of brick to match the
house.
3. The building is set back a minimum of 5' from the side property lines and 5' off the
back.
4. The casita is towards the front of the house. On a lot this large “front yard” can be a
little subjective however staff does not believe that this plan is in compliance with 1037-5.
Recommendation: Based on the above findings, staff recommends continuation of a
conditional use permit for the proposed accessory building until the plan can be brought into
compliance.
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STAFF COMMENTS
Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

10/27/2021
2021-PSP-18
Preliminary Site Plan Application
Administrative
Jeremy Witte
Approval of a Preliminary Site Plan

Location: 530 W 600 N
Zoning: HC
General Plan Map: Planned Community
Update:
On October 14th, 2021 the Planning Commission continued this item until more information could be
supplied. The applicant has provided an updated site plan as well as a topography map of the area. These
address the most pressing of the staff concerns with the following notes
● Per code, for construction sales and service building 1 space required for every 250 sq ft. At
7400 sq ft this means 30 spaces are required. 18 are provided on the plan. Possible that the
number of parking spaces on the plan are not meant to be exact.
○ In the past the Planning Commission and City Council have allowed for modified parking
plans based on different uses within the project. For example 1 space per 250 sq ft for the
office space and 1 space per 1000 sq ft for the warehouse space. Applicant has not asked
for any parking plan modifications.
● Land Use Table still needed
● Applicant agrees to adding sidewalks and water wise landscaping along 600 N
● Delivery entrance is appropriately spaced from 530 W
● Utility easement does stretch across the entire property. Applicant does not foresee any conflict
with that
Staff recommends Planning Commission approve this application subject to staff comments
Discussion:
The applicant has filed a preliminary site plan for Deck Kings, a retail and construction company located
on 1.34 acres on the southeast corner of 530 W and 600 N. Staff has determined that this use meets the
current zoning in the area. The applicant has filed for a building permit, which has been placed on hold
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until they can have their plans reviewed by the Planning Commission, JUC, and then have a final site
plan approval.
The applicant has said that the facility is planned to be used for the following:
Our building will be used for storing metal pans, posts and screws for our business
www.coolcoversutah.com We will also be using the building for our other business www.DeckKings.com
for storage of wood framing, decking and screws for this company. We will not be doing any kind of
manufacturing or noisy work at that location. Our install crews will show up at 8am in the morning,
load the vehicles with the day's work and be gone until 5-5:30pm. All around we are a very quiet
business. (Email sent to Stephen Nelson, by the applicant on September 21, 2021)
and
As discussed, the 1.34 Acres has no restrictions for the building we are planning on building as long as
it is within the Zoning requirements for Highway Commercial. We also discussed that we will need to do
the improvements on the main road (600N.) including: Curb, Gutter, sidewalk and asphalt. The size of
the lot is approved for commercial purposes at the 1.34 Acres as well. I am also able to subdivide that
lot down the road if I decide to do so, as long as there is 1 entrance to the entire 1.34 acre lot to keep
the traffic confined to one area. If you could confirm all of this information and add anything I may have
missed, that would be greatly appreciated. I really am excited for this opportunity to build our business
in that area and are looking forward to working with you on this project. (Email sent to Stephen
Nelson, by the applicant on June 4, 2021)
After review of the proposed use, staff found that the proposed use would be considered Construction
Sales and Services, defined as follows:
CONSTRUCTION SALES AND SERVICE: An establishment engaged in the retail or wholesale sale of
materials and services used in the construction of buildings or other structures, as well as the outdoor
storage of construction equipment or materials on lots other than construction sites. Typical uses
include lumberyards, home improvement centers, lawn and garden supply stores, construction equi
pment sales and rental, electrical, plumbing, air conditioning and heating supply stores, swimming pool
sales, construction and trade contractors' offices and storage yards, and public utility corporation
storage yards.
Construction sales and services is a permitted use in the Highway Commercial Zone.

JUC Comments
This item is on the agenda for the October 13th, 2021 JUC meeting this section will be updated after
The following items will need to be addressed:
1. Power:There is a lot of power in the area. Rocky Mountain Power might have an easement that
goes through the property.
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2. Sewer: Sewer is on 530 W. They will likely need to cut into the road to access the property
3. Street: Will need to ensure access is sufficient for deliveries. Traffic study may be necessary.
4. Water: Water line is on 600 N. Will need to see construction drawings for how large of a meter
is needed
5. Engineering: There is a spacing distance required between 530 W and 600 N delivery entrance.
Applicant will need to ensure spacing is adequate. Will need a drainage report and frontage
improvements for the property. Applicant has agreed to make improvements on 600 N
6. Fire: Will need building plans and see what’s being stored to see if it complies with fire code
7. Phone:.No comments
8. Gas: No comments
9. Parks:. No comments

Staff Comments: Preliminary Site Plan
1. The proposed use is for Construction Sales and Services, which is a permitted use in the
Highway Commercial Zone.
2. The property to the south is residential, which would require a setback minimum of 10’ from any
development. The property contains a 25’ sewer easement along the south end that the property
owner has left vacant.
3. 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. (HCC 10-7-10 (D)(2)(b).
4. Generally speaking, the proposed site plan lacks some details that we would normally see.
Though the property meets the general zoning requirements, staff can’t determine if proposed
items like parking, utilities, and other requirements are planned to be met. Staff has attached a
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full check list attached to this report. The applicant has committed to the comply with Hurricane
City code and standards.
5. The lot itself has had some development as part of the Hurricane Heights Townhome
Subdivision. Utilities are in the area and have been developed.
6. There is a sewer and utility easement that stretches across the full southern boundary. The
applicant has only shown half of the easement on the site plan. The easement is shown on the
Hurricane Heights Plat below.

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Though the applicant lacks information that is normally required,
staff believes that the applicant could be approved based on the conditions that the applicant addresses
each of the items within this report before the applicant files a final site plan.
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Preliminary Site Plan Check List
Application Name:
Review Date:
Reviewed By:
Complete
x
x
x
x
x
x
x
x
N/A
x
Not provided
N/A

Deck Kings
10/20/2021
Stephen and Fred
Requirement
Each Lot Complies with zoning lot size requirements
Each lot complies with zoning lot frontage
The Use Complies with the zoning
The name, address and telephone number of the applicant and the
applicant's agent, if any;
Location, topography showing two foot (2') contours, identification of
thirty percent (30%) or greater slopes, and layout of proposed uses;
Location of open space;
The proposed access to the property and traffic circulation patterns;
Preliminary utility plan, including water, sewer, and storm drainage
plans, and including access points to utilities;
Proposed reservations for parks, playgrounds, schools, and other public
facility sites, if any;
Adjoining properties and uses;
Tables showing the number of acres in the proposed development and a
land use summary;
A phased development plan if applicable.

Note

All utilities are located in the street. No
concerns
On topography map

Yes
Yes
N/A

N/A

Does Parking Comply with Hurricane City Code?
Are landscaped areas provided that comply with Hurricane City Code?
In Multiple-Family Residential Zones, common open space should equal
or exceed the ground floor area of all buildings on site. Projects greater
than one story should provide common open space equivalent to the
ground floor area plus fifty percent (50%) of all additional floor area.
Pedestrian Circulation: A network of convenient, safe, and raised or
textured pedestrian paths should connect areas within the project, and
the project to adjacent properties
The location and number of access points to a site, the interior
circulation pattern, and the separation between pedestrians and
vehicles should be designed to maximize safety and convenience, and
should be harmonious with proposed and neighboring buildings.

N/A

N/A

Yes
Yes

Walkways shall be well lighted with lights no higher than three feet (3')
high that are fully shielded to provide visibility, security and a pleasant
environment and prevent glare and light trespass.
Walls: Different projects and uses should be physically separated to
minimize the impact of unattractive or noisy areas and provide a buffer
between properties.
1. Walls which front on a public street should be designed to include
colors, materials, forms, and architectural accents compatible with the
main building.
2. Minimum requirements for screening walls: See chapter 37 of
this title.
Security: A site should be designed to avoid creating conditions which
may invite criminal activity.
1. Buildings, windows, and landscaping should be located to
maximize surveillance of entryways, pathways, and parking lots.
2. Adequate lighting should be provided throughout the
development.
The Plan complies with Master Transportation Plans
The Plan complies with the Master Active Transportation Plan

Need a few more parking spaces.

This is normally reviewed at final site plan
level. The applicant would have to add
improvements on 600 N

Yes
Yes
Yes

Notes

The Plan provides proper transportation and utility connections to
adjacent properties. No land locked lots are being created.
The Plan has been reviewed by the JUC
Engineering has had a chance to review the plat.

STAFF COMMENTS

Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:
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2021-PP-31 and 2021-HIL-05
Preliminary Plat Application
Administrative
Todd Trane- MillHaven
N/A
Approval of a Preliminary Plat and Sensitive Lands

Location: 1200 S and Angell Heights Drive
Zoning: R1-15 PDO
General Plan Map: Natural Open Space
Discussion:
The applicant recently received a zone change to an R1-15 Zone with a Planned Development Overlay
(PDO). The applicant was not seeking a density bonus with the zone change but proposed to have
smaller lots on the west side of the parcel and larger lots on the east side along the hillside. PDO
designation allows an applicant some flexibility with lot design and placement by eliminating minimum
lot size requirements. The PDO also allows a developer to cluster lots within a sensitive land
development off of sensitive lands.
JUC Comments
The following items will need to be addressed:
1. Power: Should be able to provide services and has power that is stubbed into the property.
2. Sewer: There are services on 1200 S and the slopes should be fine.
3. Streets: As long as they get their access done they are good. Will need to make some
improvements out to 160 W.
4. Water: The water lines out to 1300 S will likely need to be updated to comply with current
standards. They will need to make sure they install dry irrigation.
5. Engineering: Will need to see the drainage report. The final grading plan comes in the 10'
utility easement should be level with the back of the sidewalk. The walls can't be over 16' high.
6. Fire: If the road grade is over 10%, each unit will need to be sprinkled.
7. Cable/Phone: No concerns.
8. Gas: PUE should be flat so they can access it.
9. Water Conservancy: No concerns.
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Staff Comments: Preliminary Plat
1. Zoning is R1-15 PDO, where no minimum lot size is required. The total number of lots and
layout matches the approved preliminary site plan.
2. There is a canal located along the western boundary. They have proposed a 15’ drainage
easement to go in its place.
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3. The main street (160 W) is listed as a 41’ cross-section. The 41’ cross-section is designed to

4.
5.
6.
7.

serve ten units or less. This road serves up to 14 units on the north side of the intersection. The
roadway will need to be 45’ minimum.
The City has not received a letter from both the local sanitary sewer provider and culinary water
provider indicating service availability, but both groups have indicated services are in the area.
The applicant has noted that the property isn’t located in a desert tortoise take area.
The plat is planned to be developed in a single phase.
The applicant has provided a 26’ wide easement to the lot to the north. This was a requirement
by the City Council, and an agreement between the applicant and the property owner to the
north, to provide access to the property.

Sensitive Lands
1. The Sensitive Land Application is incomplete. For example, the applicant has not provided a
grading plan or slope analysis for each lot that is over a 10% grade. The applicant has submitted
a geotech report and the colored map as required. Staff would recommend that the map be
simplified into broader categories for simplification (colors could change at every 5% change
instead of 1% change, colors are often too close in comparison and make reading some sections
of the map difficult). The following section of the code is the submittal requirements.
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
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. Soils Investigation Report: A soils investigation report which contains the following information:
a. Nature, distribution and classification (unified soil classification) of existing soils to the
appropriate depth of influence by the proposed development, but not less than ten feet (10') deeper than
the proposed excavations or to bedrock.
b. Strength of existing soils, bearing capacity of supporting soils, settlement estimates, collapse
and shrink-swell characteristics, lateral pressures and trench excavation limitations.
c. Groundwater levels that may affect development and estimated elevation of high groundwater
levels.
d. Appropriate laboratory testing for classification, consistency, strength and consolidation
conditions.
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e. Slope stability.
f. A written statement by the geotechnical engineer, civil engineer, or geologist preparing the
soils report describing the general suitability of the site for the owner's intended use. The report shall
identify soil constraints to development and shall state the professional opinion of the author as to
whether the proposed development plan will mitigate and/or eliminate said constraints in a manner as
to prevent hazard to life, hazard to property, and adverse effects. If the soil report prepared for a
subdivision shows the presence of critically expansive soils, high water table, organic soils, liquefiable
soils, collapsible soils, or other soil problems which, if not corrected, would lead to structural defects of
the proposed buildings, damage to the building from the water, or premature deterioration of the public
improvements, a soil investigation of each lot in the subdivision shall be required by the city.
3. Geotechnical Report: A geotechnical and geological report subject to the standards and
requirements provided therein.
4. Grading And Drainage Plan: 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 plan shall include the following information:
a. The grading plan shall show present topography, including the location and depth of all
proposed fills and cuts of finished earth surfaces, and/or use of retaining walls including height, using a
contour interval of two feet (2') when grades are zero to twenty nine percent (0 - 29%) and five foot (5')
contours when grades thirty percent (30%) and over.
b. The proposed area to be graded shall be clearly delineated on the plan.
c. All calculations and proposed details used for design and construction of debris basins,
impoundments, diversions, dikes, waterways, drains, culverts and other water management or soil
erosion control measures shall be shown. Drainage calculations shall determine runoff volume and peak
discharge using the "rational method", "SCS curve number method", or appropriate equivalent. Data
provided should include:
(1) Rainfall depth, duration and distribution;
(2) Watershed slope and drainage area delineation;
(3) Land condition of watershed surface;
(4) Topography of drainage area; and
(5) Soil descriptions in watershed. Erosion calculations shall employ predictions of soil loss
sheet erosion using the universal soil loss equation or equivalent. Data to be provided should include
factors of:
(A) Rainfall intensity and duration;
(B) Soil erodibility;
(C) Land slope and length of slope or topography;
(D) Condition of the soil surface and land management practices in use; and
(E) Surface cover, grass, pavements, etc.
2. Many of the lots are located on property that is 10%-30+% slope. The applicant will need to
provide the slope of each lot based on the City code and a full grading plan that justifies any type
of exception. The layout of the development was designed to allow the application to place larger
lots on the steeper slope within the property and have smaller lots in the flater sections.
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10-24-5 (C)(1) d. To determine required minimum lot size (subsection 10-24-6B of this chapter) the
average natural grade of each proposed parcel shall be calculated, and indicated on the development
plan. The average grade shall be determined by calculating the grade of the natural slope between two
(2) opposing property lines, based on profiles taken perpendicular to the contours, no less than one
hundred fifty feet (150') apart, nor greater than seventy five feet (75') from an existing or proposed
property line. Small washes or rock outcrops which have slopes distinctly different from surrounding
property may be excluded from slope determination, if the exclusion of such small areas from slope
determination will not be contrary to the overall purpose of this chapter, as reasonably determined by
the zoning administrator.
3. Generally, staff supports (and supported within the zone change) the layout. However, the

applicant will need to prove that the lots on the sensitive lands can meet the requirements of
Hurricane Hillside Standards.

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Because the applicant does not have sufficient information for the
sensitive lands, staff recommends that the applicant be continued until more details can be provided.
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Preliminary Plat Check List
Application Name:

Cliff Shadow Ph 2

Review Date:

10/22/2021

Reviewed By:

Stephen Nelson

Complete

Requirement

Note

Pending

Each Lot Complies with zoning lot size requirements

PDO was approved with this layout, but a slop
analysis has not been submitted to support
lot sizes.

Yes

Each lot complies with zoning lot frontage

Yes

A. Description: In a title block located in the lower right hand corner
of the sheet the following is required:
1. The proposed name of the subdivision.
2. The location of the subdivision, including the address and the
section, township and range.
3. The names and addresses of the owner or subdivider if other than
the owner.
4. Date of preparation and north point.

5. Scale shall be of sufficient size to adequately describe in legible
form all required elements.
Yes

The location of the nearest monument.

Yes

The boundary of the proposed subdivision and the acreage included.

Yes

All property contiguous to the property to be subdivided and under the
control of the subdivider, even though only a portion is being subdivided.
(Where the plat submitted covers only a part of the subdivider's tract, a
sketch of the prospective street system of the unplatted parts of the
subdivider's land shall be submitted, and the street system of the part
submitted shall be considered in light of existing master street plan or
other commission studies.) And all property contiguous to the proposed
subdivision.

Yes

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.

Yes

The location of all wells and springs or seeps, proposed, active and
abandoned, and of all reservoirs or ponds within the tract and at a
distance of at least one hundred feet (100') beyond the tract boundaries.

Yes

Existing ditches, canals, natural drainage channels and open waterways
and proposed realignments.

Yes

Contours at vertical intervals not greater than five feet (5').

Yes

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

There is a canal located along the western
boundary. They have proposed a 15’ drainage
easement to go in its place.

including fault lines, shallow ground water, and windblown sand) and
recommendations for their mitigation.
Does not comply

The layout of streets, showing location, widths and other dimensions of
proposed streets, crosswalks, alleys and easements.

YEs

The layout, numbers and typical dimensions of lots. Designation of
buildable area is required for each lot.

Yes

Parcels of land intended to be dedicated or temporarily reserved for
public use or set aside for use of property owners in the subdivision.

Yes

Easements for water, sewers, drainage, utilities, lines and other
purposes.

Yes

Typical street cross sections and street grades where required by the
planning commission.

Yes

A tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision.

Yes

Approximate radius of all centerline curves on highways or streets.

Yes

Each lot shall abut a street shown on the subdivision plat or on an
existing publicly dedicated street. (Double frontage or flag lots shall be
prohibited except where conditions make other design undesirable.)

Yes

All remnants of lots below minimum size left over after subdividing of a
larger tract shall be added to adjacent lots or common areas, rather than
allowed to remain as unusable parcels.

Street is listed as a 41’. These cross-section is
only designed to serve 10 units or less. This
road serves up to 14 units on the north side
of the intersection. The roadway will need to
be 45’ minimum.

There are some steep cliffs and mountains
that are currently proposed to remain as part
of private ownership.

See Above

Yes

Where necessary, copies of any agreements with adjacent property
owners relevant to the proposed subdivision shall be presented to the
planning commission.

Pending

A letter from both the local sanitary sewer provider and culinary water
provider indicating availability of service.

No phasing

If the subdivision is to be built in phases, the plat shall show possible
phasing lines.

Yes

A tentative plan or method for providing nondiscriminatory access to the
subdivision for purposes of placement of communications infrastructure,
and for purposes of placement of utility infrastructure.

Yes

The Plan complies with Master Transportation Plans

Yes

The Plan complies with the Master Active Transportation Plan

Yes

The Plan provides proper transportation and utility connections to
adjacent properties. No land locked lots are being created.

Yes

The Plan has been reviewed by the JUC

Yes

Engineering has had a chance to review the plat.

Notes
Hillside:
Slop analyses for each lot have not been provided
The grading plan has not been submitted
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Application Number:
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10/27/2021
2021-PP-32
Preliminary Plat Application
Administrative
Western MTG and Realty Co
Matt Lowe
Preliminary Plat Application

Location: 3600 W 1400 S
Zoning: R1-10
General Plan Map: Planned Community
Discussion:
The applicant is seeking preliminary plat approval for a subdivision containing 64 lots located within the
Sand Hollow Gateway PID. The main concern is the isolation of the property. Pro Value Engineering
has submitted plans for roadways and the utility of the main roads in the area to the JUC and has
received redlines on those plan sets, but the plans have not been approved at this point. JUC and staff
have some concerns about moving forward with a property that is so isolated without approved
construction drawings for the surrounding PID infrastructure, but staff also believes that services could
be provided to the property within a reasonable amount of time if the PID is able to have their proposed
construction drawings signed off.
JUC Comments
The following items will need to be addressed:
1. Power: Not at the meetings
2. Sewer: Pro Value has provided a master plan of sewer for the area. No concerns if they build as
planned
3. Streets: No concerns if they can get access there.
4. Water: Will need a looped system, so will need to wait until water is there.
5. Engineer: Need the PID Roads and Infrastructure complete before moving forward. Will need a
soil and drainage report submitted.
6. Public Works: Would like a signed construction drawing on the roads before this should move
forward with construction drawings to ensure that services will line up.
7. Fire: Will need a second access before they can exceed 30 units.
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8. Cable/Phone: No concerns
9. Gas: Would want to see the main infrastructure before they can move forward.
10. Water Conservancy District: Two main lines in the Gateway Drive, but should have little
impact on this.
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Staff Comments: Preliminary Plat
1. Zoning is R1-10. Staff would recommend that the average lot size be put on a note on the plat.
2. The plat shows the future roadways and utilities in the area, but currently, these services do not
exist.
3. The western internal roadway is listed at “Future PID Public 52’ ROW”, but this road is not part
of the approved PID infrastructure and will need to be relabeled.
4. The City has not received a letter from both the local sanitary sewer provider and culinary water
provider indicating service availability.
5. The applicant has listed a phasing line between north and south, with the north section as phase
1.
6. The applicant has noted that the property isn’t located in a desert tortoise take area.
7. Utilities: The property is isolated but has services planned for the area. The PID has submitted
plans to bring services to the site to the JUC, but these plans are in the review process and have
not received approval at the time of this report. Hurricane City Code states the following:
10-37-4: ADEQUATE PUBLIC FACILITIES:
Land shall be developed only where existing infrastructure is in place or will be timely provided
to service proposed development. The city may require an analysis to be completed to determine
whether adequate public facilities are available to service a development and whether such
development will change existing levels of service or will create a demand which exceeds
acceptable levels of service for roadways, intersections, bridges, storm drainage facilities, water
lines, water pressure, sewer lines, fire and emergency response times, and other similar public
services. The city may disapprove a proposed development if demand for public services exceeds
accepted levels of service. No subsequent approval of such development shall be given until
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either the developer or the city installs improvements calculated to raise service levels to the
standard adopted by the City. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Any approval of the application should have the following
conditions.
1. That Sand Hollow PID roadway and utility plans are approved by the JUC, and that the PID
provides a plan and timing for bringing services to this property before it can move forward.
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Preliminary Plat Checklist
Application Name:

Peach Springs Estates

Review Date:

10/22/2021

Reviewed By:

Stephen Nelson

Complete

Requirement

Note

Yes

Each Lot Complies with zoning lot size requirements

Yes, Staff would recommend that the average
lot size is placed on the plat.

Yes

Each lot complies with zoning lot frontage

Yes

A. Description: In a title block located in the lower right hand corner
of the sheet the following is required:
1. The proposed name of the subdivision.
2. The location of the subdivision, including the address and the
section, township and range.
3. The names and addresses of the owner or subdivider if other than
the owner.
4. Date of preparation and north point.

5. Scale shall be of sufficient size to adequately describe in legible
form all required elements.
Yes

The location of the nearest monument.

Yes

The boundary of the proposed subdivision and the acreage included.

Yes

All property contiguous to the property to be subdivided and under the
control of the subdivider, even though only a portion is being
subdivided. (Where the plat submitted covers only a part of the
subdivider's tract, a sketch of the prospective street system of the
unplatted parts of the subdivider's land shall be submitted, and the
street system of the part submitted shall be considered in light of
existing master street plan or other commission studies.) And all
property contiguous to the proposed subdivision.

Yes

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.

Yes

The location of all wells and springs or seeps, proposed, active and
abandoned, and of all reservoirs or ponds within the tract and at a
distance of at least one hundred feet (100') beyond the tract boundaries.

Yes

Existing ditches, canals, natural drainage channels and open waterways
and proposed realignments.

Yes

Contours at vertical intervals not greater than five feet (5').

Yes

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 ground water, and windblown sand) and
recommendations for their mitigation.

There is currently not a lot around the
property.

Yes

The layout of streets, showing location, widths and other dimensions of
proposed streets, crosswalks, alleys and easements.

Yes

The layout, numbers and typical dimensions of lots. Designation of
buildable area is required for each lot.

Yes

Parcels of land intended to be dedicated or temporarily reserved for
public use or set aside for use of property owners in the subdivision.

Yes

Easements for water, sewers, drainage, utilities, lines and other
purposes.

Yes

Typical street cross sections and street grades where required by the
planning commission.

Yes

A tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision.

Yes

Approximate radius of all centerline curves on highways or streets.

Yes

Each lot shall abut a street shown on the subdivision plat or on an
existing publicly dedicated street. (Double frontage or flag lots shall be
prohibited except where conditions make other design undesirable.)

N/A

All remnants of lots below minimum size left over after subdividing of a
larger tract shall be added to adjacent lots or common areas, rather than
allowed to remain as unusable parcels.

N/A

Where necessary, copies of any agreements with adjacent property
owners relevant to the proposed subdivision shall be presented to the
planning commission.

Has not been
submitted

A letter from both the local sanitary sewer provider and culinary water
provider indicating availability of service.

It has the Western Road listed as “Future PDI
Public 52’ ROW”, but

The PID is planned

Not Shown

If the subdivision is to be built in phases, the plat shall show possible
phasing lines.

Yes

A tentative plan or method for providing nondiscriminatory access to the
subdivision for purposes of placement of communications infrastructure,
and for purposes of placement of utility infrastructure.

Yes

The Plan complies with Master Transportation Plans

Yes

The Plan complies with the Master Active Transportation Plan

Yes

The Plan provides proper transportation and utility connections to
adjacent properties. No landlocked lots are being created.

Yes

The Plan has been reviewed by the JUC

Yes

Engineering has had a chance to review the plat.

Notes

No phasing plan has been shown.

The PID will build the Master Plan
Infrastructure

Staff would recommend that the middle road
stub into Gateway Drive.
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STAFF COMMENTS

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

10/27/2021
2021-PP-30 and 2021-HIL-04
Preliminary Plat Application
Administrative
Mortar & Beam
Jim Lyman
Approval of a Preliminary Plat

Location: 3350 W and 500 N
Zoning: R1-6 and R1-10
General Plan Map: Planned Community
Update: The Planning Commission continued this item on Oct 10, 2021, with the anticipation that the
applicant would be able to submit the needed hillside information before the meeting on Oct 27, 2021.
At the time of posting this report, staff has not received the needed information.
Discussion:
The applicant has filed a preliminary plat for phase 2 of Sands Cove, a 29.254 acre parcel with an
additional 58 units. The first phase was filed under Coronado Ridge Phase 4, but has been renamed with
a new owner of the project.
JUC Comments
The following items will need to be addressed:
1.
2.
3.
4.
5.
6.
7.
8.

Power: Power is there and will connect to the existing phase and feed it through.
Sewer:Sewer lines are good, with a 10" and 8" line in the area.
Street: They are good.
Water: Will need a water model to ensure everything works properly. Need to make sure the
roadways align with the property to the east.
Engineering: Lots 8 and 9 should be realigned to eliminate the flag lot. On roads that run east to
west, some block lengths may be too long, 800' max. Lots 61 and 62 have some odd lines. Might
need a road between 51 and 52, and 44 and 45, or at 48 and 49.
Fire: Three deadened streets, will need temp turnarounds on all three of those.
Phone: No concerns.
Gas: Good as long as it connects.

10/27/2021

2021-PP-30

9. Parks: That park will need to be coordinated and installed with the parks department.

Staff Comments: Preliminary Plat
1. The zone is split between R1-6 and R1-10. All lots comply with R1-6 zoning. Some lots are
smaller than the 10,000 sq ft, but the plat complies with maintaining the average lot size.
2. The applications need to identify all 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.
3. One of the main north and south streets is proposed 45’, and may need to be increased to a 52’.
Staff is consulting with engineering to ensure the 45’ meets our standard.
4. Hurricane owns 1.95 acres for a future park that the applicant is seeking to exchange. The
applicant would like to move the park down to a more flat area and put homes on the hillside.
The applicant has offered to build the park in exchange for park impact fees. Parks, and staff,
have reviewed the plan and generally support the proposal, but will need to work with the
applicant about the design and installation of the park. The main concern from planning is that
they would be moving park space and placing homes on sensitive lands. The applicant believes
they will be able to grade the property to meet Hurricane City standards.

10/27/2021

2021-PP-30

Hurricane City Park Property

Proposed New Park Layout.
5. Sky Valley PDO is approved to the east of the development, the applicant’s engineer will need to
ensure each roadway aligns properly. After initial review, it appears that the roads align.
6. The City has not received a letter from both the local sanitary sewer provider and culinary water
provider indicating the availability of service.
7. There are a couple of southern roadways that are longer than 800’. The applicant will need to
provide connection roadways.
8. The applicant will need to note if the property is or isn’t located in a desert tortoise take area.
9. The applicant has connected the 10’ trail area that connects to Palamore to their development.
The path should be labeled on the preliminary plat.
10/27/2021

2021-PP-30

10. The setbacks listed are just for R1-6 zoning, but half of the plat is located in the R1-10 zone.
Note should be updated.
Sensitive Lands
1. The Sensitive Land Application is incomplete. The applicant has not provided most of what is
required by 10-24-5. The applicant will need to submit the following
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
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. Soils Investigation Report: A soils investigation report which contains the following information:
a. Nature, distribution and classification (unified soil classification) of existing soils to the
appropriate depth of influence by the proposed development, but not less than ten feet (10') deeper than
the proposed excavations or to bedrock.
b. Strength of existing soils, bearing capacity of supporting soils, settlement estimates, collapse
and shrink-swell characteristics, lateral pressures and trench excavation limitations.
c. Groundwater levels that may affect development and estimated elevation of high groundwater
levels.
d. Appropriate laboratory testing for classification, consistency, strength and consolidation
conditions.
e. Slope stability.
f. A written statement by the geotechnical engineer, civil engineer, or geologist preparing the
soils report describing the general suitability of the site for the owner's intended use. The report shall
identify soil constraints to development and shall state the professional opinion of the author as to
whether the proposed development plan will mitigate and/or eliminate said constraints in a manner as
to prevent hazard to life, hazard to property, and adverse effects. If the soil report prepared for a
subdivision shows the presence of critically expansive soils, high water table, organic soils, liquefiable
soils, collapsible soils, or other soil problems which, if not corrected, would lead to structural defects of
the proposed buildings, damage to the building from the water, or premature deterioration of the public
improvements, a soil investigation of each lot in the subdivision shall be required by the city.
3. Geotechnical Report: A geotechnical and geological report subject to the standards and
requirements provided therein.
10/27/2021

2021-PP-30

4. Grading And Drainage Plan: 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 plan shall include the following information:
a. The grading plan shall show present topography, including the location and depth of all
proposed fills and cuts of finished earth surfaces, and/or use of retaining walls including height, using a
contour interval of two feet (2') when grades are zero to twenty nine percent (0 - 29%) and five foot (5')
contours when grades thirty percent (30%) and over.
b. The proposed area to be graded shall be clearly delineated on the plan.
c. All calculations and proposed details used for design and construction of debris basins,
impoundments, diversions, dikes, waterways, drains, culverts and other water management or soil
erosion control measures shall be shown. Drainage calculations shall determine runoff volume and peak
discharge using the "rational method", "SCS curve number method", or appropriate equivalent. Data
provided should include:
(1) Rainfall depth, duration and distribution;
(2) Watershed slope and drainage area delineation;
(3) Land condition of watershed surface;
(4) Topography of drainage area; and
(5) Soil descriptions in watershed. Erosion calculations shall employ predictions of soil loss
sheet erosion using the universal soil loss equation or equivalent. Data to be provided should include
factors of:
(A) Rainfall intensity and duration;
(B) Soil erodibility;
(C) Land slope and length of slope or topography;
(D) Condition of the soil surface and land management practices in use; and
(E) Surface cover, grass, pavements, etc.
2. Many of the lots do not appear to comply with 10-24-6 Hillside and Ridge Area. The applicant is
seeking to gain a waiver of some of these requirements because of the property switch for park
parcel.
3. Many of the lots along the center of the property are located on property that is 10%-20% slope.
The applicant will need to provide the slop of each lot based on the City code and a full grading
plan that justifies any type of exception.
10-24-5 (C)(1) d. To determine required minimum lot size (subsection 10-24-6B of this chapter) the
average natural grade of each proposed parcel shall be calculated, and indicated on the development
plan. The average grade shall be determined by calculating the grade of the natural slope between two
(2) opposing property lines, based on profiles taken perpendicular to the contours, no less than one
hundred fifty feet (150') apart, nor greater than seventy five feet (75') from an existing or proposed
property line. Small washes or rock outcrops which have slopes distinctly different from surrounding
property may be excluded from slope determination, if the exclusion of such small areas from slope
determination will not be contrary to the overall purpose of this chapter, as reasonably determined by
the zoning administrator.
4. Generally, staff supports the property exchange because it will greatly enhance the City Park

location, providing a centralized location on a more level area. The applicant will need to

10/27/2021
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provide proof that the lots on the sensitive lands can meet the requirements of Hurricane Hillside
Standards.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Because the applicant does not have sufficient information for the
sensitive lands, staff recommends that the applicant is continued until more information can be provided.

10/27/2021
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Preliminary Plat Check List
Application Name:

Sand Cove Ph 2

Review Date:

10/7/2021

Reviewed By:

Stephen Nelson

Complete

Requirement

Note

Yes

Each Lot Complies with zoning lot size requirements

The zone is split between R1-6 and R1-10. All
lots comply with R1-6 zoning. Some lots are
smaller than the 10,000 sq ft, but the plat
complies with maintaining the average lot
size.

Yes

Each lot complies with zoning lot frontage

Yes

A. Description: In a title block located in the lower right hand corner
of the sheet the following is required:
1. The proposed name of the subdivision.
2. The location of the subdivision, including the address and the
section, township and range.

3. The names and addresses of the owner or subdivider if other than
the owner.
4. Date of preparation and north point.
5. Scale shall be of sufficient size to adequately describe in legible
form all required elements.
Yes

The location of the nearest monument.

Yes

The boundary of the proposed subdivision and the acreage included.

Yes

All property contiguous to the property to be subdivided and under the
control of the subdivider, even though only a portion is being subdivided.
(Where the plat submitted covers only a part of the subdivider's tract, a
sketch of the prospective street system of the unplatted parts of the
subdivider's land shall be submitted, and the street system of the part
submitted shall be considered in light of existing master street plan or
other commission studies.) And all property contiguous to the proposed
subdivision.

Pending

The location, width and names/numbers of all existing streets within two Shown, but no labled with names or width.
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.

Yes

The location of all wells and springs or seeps, proposed, active and
abandoned, and of all reservoirs or ponds within the tract and at a
distance of at least one hundred feet (100') beyond the tract boundaries.

Yes

Existing ditches, canals, natural drainage channels and open waterways
and proposed realignments.

Yes

Contours at vertical intervals not greater than five feet (5').

Yes

Identification of potential geotechnical constraints on the project site
(such as expansive rock and soil, collapsible soil, shallow bedrock and

29.254 Acres

caliche, gypsiferous rock and soil, potentially unstable rock or soil units
including fault lines, shallow ground water, and windblown sand) and
recommendations for their mitigation.
Yes

The layout of streets, showing location, widths and other dimensions of
proposed streets, crosswalks, alleys and easements.

One Street is listed at a 45’, may need to be
increased to a 52.

Yes

The layout, numbers and typical dimensions of lots. Designation of
buildable area is required for each lot.

Yes

Yes

Parcels of land intended to be dedicated or temporarily reserved for
public use or set aside for use of property owners in the subdivision.

There is park property that the applicant is
seeking to exchange. Parks have reviewed the
plan.

Yes

Easements for water, sewers, drainage, utilities, lines and other
purposes.

Yes

Typical street cross sections and street grades where required by the
planning commission.

Need to ensure streets align with Sky Valley
PDO. Looks Generally looks like it complies.

Yes

A tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision.

Located in Phase 1

Yes

Approximate radius of all centerline curves on highways or streets.

Yes

Each lot shall abut a street shown on the subdivision plat or on an
existing publicly dedicated street. (Double frontage or flag lots shall be
prohibited except where conditions make other design undesirable.)

Yes

All remnants of lots below minimum size left over after subdividing of a
larger tract shall be added to adjacent lots or common areas, rather than
allowed to remain as unusable parcels.

Yes

Where necessary, copies of any agreements with adjacent property
owners relevant to the proposed subdivision shall be presented to the
planning commission.

No

A letter from both the local sanitary sewer provider and culinary water
provider indicating availability of service.

Yes

If the subdivision is to be built in phases, the plat shall show possible
phasing lines.

Yes

A tentative plan or method for providing nondiscriminatory access to the
subdivision for purposes of placement of communications infrastructure,
and for purposes of placement of utility infrastructure.

Yes

The Plan complies with Master Transportation Plans

Yes

The Plan complies with the Master Active Transportation Plan

Yes

The Plan provides proper transportation and utility connections to
adjacent properties. No land locked lots are being created.

Yes

The Plan has been reviewed by the JUC

Yes

Engineering has had a chance to review the plat.

I have not received a letter from either Ash
Creek or Water.

Notes
Sensitive Land Application appears to be incomplete. Will need the following:

2. Soils Investigation Report: A soils investigation report which contains the following information:
a. Nature, distribution and classification (unified soil classification) of existing soils to the appropriate depth
of influence by the proposed development, but not less than ten feet (10') deeper than the proposed excavations
or to bedrock.
b. Strength of existing soils, bearing capacity of supporting soils, settlement estimates, collapse and
shrink-swell characteristics, lateral pressures and trench excavation limitations.
c. Groundwater levels that may affect development and estimated elevation of high groundwater levels.
d. Appropriate laboratory testing for classification, consistency, strength and consolidation conditions.
e. Slope stability.
f. A written statement by the geotechnical engineer, civil engineer, or geologist preparing the soils report
describing the general suitability of the site for the owner's intended use. The report shall identify soil constraints
to development and shall state the professional opinion of the author as to whether the proposed development
plan will mitigate and/or eliminate said constraints in a manner as to prevent hazard to life, hazard to property,
and adverse effects. If the soil report prepared for a subdivision shows the presence of critically expansive soils,
high water table, organic soils, liquefiable soils, collapsible soils, or other soil problems which, if not corrected,
would lead to structural defects of the proposed buildings, damage to the building from the water, or premature
deterioration of the public improvements, a soil investigation of each lot in the subdivision shall be required by the
city.
3. Geotechnical Report: A geotechnical and geological report subject to the standards and requirements
provided therein.
4. Grading And Drainage Plan: 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 plan shall
include the following information:

a. The grading plan shall show present topography, including the location and depth of all proposed fills
and cuts of finished earth surfaces, and/or use of retaining walls including height, using a contour interval of two
feet (2') when grades are zero to twenty nine percent (0 - 29%) and five foot (5') contours when grades thirty
percent (30%) and over.
b. The proposed area to be graded shall be clearly delineated on the plan.
c. All calculations and proposed details used for design and construction of debris basins, impoundments,
diversions, dikes, waterways, drains, culverts and other water management or soil erosion control measures shall
be shown. Drainage calculations shall determine runoff volume and peak discharge using the "rational method",
"SCS curve number method", or appropriate equivalent. Data provided should include:
(1) Rainfall depth, duration and distribution;
(2) Watershed slope and drainage area delineation;
(3) Land condition of watershed surface;
(4) Topography of drainage area; and
(5) Soil descriptions in watershed. Erosion calculations shall employ predictions of soil loss sheet
erosion using the universal soil loss equation or equivalent. Data to be provided should include factors of:
(A) Rainfall intensity and duration;
(B) Soil erodibility;
(C) Land slope and length of slope or topography;
(D) Condition of the soil surface and land management practices in use; and
(E) Surface cover, grass, pavements, etc.
Many of the lots doe not appear to comply 10-24-6 Hillside and Ridge Area. The applicant is seeking to to gain a waiver of some of these
requirements because of the property switch for park parcel.

Many of the lots along the center of the property are located on property that is 10%-20% slope. The applicant will need to provide the slop of
each lot based on the City code and a full grading plan that justifies any type of exception.
10-24-5 (C)(1) d. To determine required minimum lot size (subsection 10-24-6B of this chapter) the average

natural grade of each proposed parcel shall be calculated, and indicated on the development plan. The average grade
shall be determined by calculating the grade of the natural slope between two (2) opposing property lines, based on
profiles taken perpendicular to the contours, no less than one hundred fifty feet (150') apart, nor greater than seventy
five feet (75') from an existing or proposed property line. Small washes or rock outcrops which have slopes distinctly
different from surrounding property may be excluded from slope determination, if the exclusion of such small areas from
slope determination will not be contrary to the overall purpose of this chapter, as reasonably determined by the zoning
administrator.
Generally, staff supports the property exchange because it will greatly enhance the City Park location, providing a centralized location a more
level area.
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BEGINNING AT A POINT ON THE EAST-WEST CENTER SECTION LINE OF SECTION 31, TOWNSHIP 41 SOUTH, RANGE 13
WEST, OF THE SALT LAKE BASE AND MERIDIAN, SAID POINT LIES NORTH 01°01'23" EAST 2,641.73 FEET ALONG THE
NORTH-SOUTH CENTER SECTION LINE TO THE CENTER QUARTER CORNER OF SAID SECTION AND NORTH 88°54'35"
WEST 1,925.66 FEET ALONG THE EAST-WEST CENTER SECTION LINE FROM THE SOUTH QUARTER CORNER OF SAID
SECTION 31, AND RUNNING THENCE CONTINUING ALONG SAID EAST-WEST CENTER SECTION LINE NORTH 88°54'35"
WEST 815.84 FEET; THENCE LEAVING SAID EAST-WEST CENTER SECTION LINE NORTH 39°03'24" EAST 126.75 FEET;
THENCE NORTH 51°21'49" WEST 720.93 FEET TO A POINT OF CURVATURE TO THE LEFT HAVING A RADIUS OF 300.00
FEET AND A CENTRAL ANGLE OF 22°40'40"; THENCE NORTHWESTERLY ALONG THE ARC A DISTANCE OF 118.74 FEET;
THENCE NORTH 74°02'29" WEST 18.06 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF 600 NORTH STREET AND A
POINT OF CURVATURE OF A NON TANGENT CURVE TO THE RIGHT, OF WHICH THE RADIUS POINT LIES SOUTH
74°33'27"EAST, A RADIAL DISTANCE OF 460.00 FEET; THENCE ALONG SAID RIGHT-OF-WAY LINE IN THE FOLLOWING 2
(TWO) COURSES: THENCE NORTHEASTERLY ALONG THE ARC, THROUGH A
CENTRAL ANGLE OF 37°08'39", A DISTANCE OF 298.21 FEET; THENCE NORTH 52°35'11" EAST 284.82 FEET TO THE WEST
CORNER OF CORONADO RIDGE, PHASE 1 SUBDIVISION OF OFFICIAL RECORDS OF WASHINGTON COUNTY, UTAH AND A
POINT OF CURVATURE TO THE RIGHT HAVING A RADIUS OF 20.00 FEET AND A CENTRAL ANGLE OF 90°00'00"; THENCE
ALONG THE BOUNDARY OF SAID SUBDIVISION IN THE FOLLOWING 12 (TWELVE) COURSES: THENCE EASTERLY ALONG
SAID ARC A DISTANCE OF 31.42 FEET; THENCE SOUTH 37°24'49" EAST 50.00 FEET TO A POINT OF CURVATURE TO THE
RIGHT HAVING A RADIUS OF 20.00 FEET AND A CENTRAL ANGLE OF 90°00'00"; THENCE SOUTHERLY ALONG THE ARC A
DISTANCE OF 31.42 FEET; THENCE SOUTH 37°24'49" EAST 25.00 FEET; THENCE NORTH 52°35'11" EAST 5.00 FEET;
THENCE SOUTH 37°24'49" EAST 25.00 FEET TO A POINT OF CURVATURE OF A NON TANGENT CURVE TO THE RIGHT, OF
WHICH THE RADIUS POINT LIES SOUTH 37°24'49" EAST, A RADIAL DISTANCE OF 20.00 FEET; THENCE EASTERLY ALONG
THE ARC, THROUGH A CENTRAL ANGLE OF 90°00'00", A DISTANCE OF 31.42 FEET; THENCE SOUTH 37°24'49" EAST 285.00
FEET; THENCE NORTH 52°35'11" EAST 668.96 FEET; THENCE NORTH 43°18'19" EAST 99.99 FEET; THENCE NORTH 23°46'59"
EAST 110.23 FEET; THENCE NORTH 05°57'36" EAST 112.56 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF CORONADO
DRIVE, A 60.00 FOOT WIDE PUBLIC STREET, AND A POINT OF CURVATURE OF A NON TANGENT CURVE TO THE LEFT, OF
WHICH THE RADIUS POINT LIES NORTH 10°26'04" WEST A RADIAL DISTANCE OF 330.00 FEET; THENCE ALONG SAID
SOUTHERLY RIGHT-OF-WAY LINE IN THE FOLLOWING 4 (FOUR) COURSES: THENCE EASTERLY ALONG SAID ARC,
THROUGH A CENTRAL ANGLE OF 10°21'02", A DISTANCE OF 59.61 FEET; THENCE NORTH 69°12'54" EAST 67.68 FEET TO A
POINT OF CURVATURE TO THE RIGHT HAVING A RADIUS OF 470.00 FEET AND A CENTRAL ANGLE OF 22°44'49"; THENCE
EASTERLY ALONG THE ARC A DISTANCE OF 186.59 FEET; THENCE SOUTH 88°02'17" EAST 75.79 FEET TO THE POINT OF
CURVATURE OF A NON TANGENT CURVE TO THE LEFT, OF WHICH THE RADIUS POINT LIES SOUTH 01°57'43" WEST, A
RADIAL DISTANCE OF 20.00 FEET; THENCE LEAVING SAID SOUTHERLY RIGHT-OF-WAY LINE SOUTHWESTERLY ALONG
THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 100°58'50", A DISTANCE OF 35.25 FEET TO A POINT OF
COMPOUND CURVATURE TO THE LEFT HAVING A RADIUS OF 125.00 FEET AND A CENTRAL ANGLE OF 07°13'22"; THENCE
SOUTHERLY ALONG THE ARC, A DISTANCE OF 15.76 FEET TO A POINT OF REVERSE CURVATURE TO THE RIGHT HAVING
A RADIUS OF 175.00 FEET AND A CENTRAL ANGLE OF 18°12'12"; THENCE SOUTHERLY ALONG THE ARC, A DISTANCE OF
55.60 FEET; THENCE SOUTH 01°57'43" WEST 205.93 FEET TO A POINT OF CURVATURE TO THE RIGHT HAVING A RADIUS
OF 200.00 FEET AND A CENTRAL ANGLE OF 33°07'05"; THENCE SOUTHERLY ALONG THE ARC A DISTANCE OF 115.60
FEET; THENCE SOUTH 35°04'48" WEST 118.34 FEET TO A POINT OF CURVATURE TO THE LEFT HAVING A RADIUS OF
125.00 FEET AND A CENTRAL ANGLE OF 50°12'24"; THENCE SOUTHERLY ALONG THE ARC A DISTANCE OF 109.53 FEET
TO A POINT OF COMPOUND CURVATURE TO THE LEFT HAVING A RADIUS OF 20.00 FEET AND A CENTRAL ANGLE OF
100°58'50"; THENCE SOUTHEASTERLY ALONG THE ARC, A DISTANCE OF 35.25 FEET; THENCE SOUTH 26°17'53" EAST
150.10 FEET; THENCE SOUTH 63°53'15" WEST 231.75 FEET; THENCE SOUTH 16°33'00" EAST 25.85 FEET; THENCE SOUTH
33°34'39" WEST 183.46 FEET; THENCE SOUTH 25°28'49" EAST 196.09 FEET; THENCE SOUTH 64°31'11" WEST 22.34 FEET;
THENCE SOUTH 02°43'20" WEST 238.67 FEET TO THE POINT OF BEGINNING.
CONTAINS 1,274,303 SQUARE FEET OR 29.254 ACRES.
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SECTION:
10-26-1: Purpose And Objectives
10-26-2: Scope
10-26-3: Minimum Acreage
10-26-4: Site Location
10-26-5: Uses Allowed
10-26-6: Development Standards
10-26-7: Regulations Of General Applicability

10-26-1: PURPOSE AND OBJECTIVES:
A. Purpose: The recreation resort zone is established to designate certain areas
within the city of Hurricane where it is desirable and beneficial to the area economy to
allow for a mix of limited commercial, public, and residential uses. Specifically, to
authorize recreation and resort developments in which residential dwelling units may be
occupied by the owners thereof on a full or part time basis, to authorize the rental of
residential units on an overnight or short term (30 days or less) basis by owners who
reside elsewhere; and to authorize limited commercial and public uses that are
incidental to and compatible with resort developments. (Ord. 2013-02, 3-21-2013)
B. Objective: The objective of the recreation resort zone is to allow full service resort
developments with short and long term residential use combined with those commercial
and public facilities necessary to create a desirable resort atmosphere. (Ord. 2008-10,
6-5-2008)
10-26-2: SCOPE:
The requirements of this chapter shall apply to any recreation resort zone within the city.
Such requirements shall not be construed to prohibit or limit other applicable provisions
of this title, this code, or other laws except to the extent such provisions are provided by
this chapter. (Ord. 2008-10, 6-5-2008)
10-26-3: MINIMUM ACREAGE:
The recreation resort zone shall be applied only to projects consisting of at least five (5)
acres. (Ord. 2008-10, 6-5-2008)
10-26-4: SITE LOCATION:
The recreation resort zone shall only be allowed on collector or higher street
classification. However a lower street classification may be considered if the applicant
can demonstrate that the development would have no negative affect to adjoining
properties. (Ord. 2008-10, 6-5-2008)
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10-26-35: USES ALLOWED:
All uses must be shown on a preliminary site plan presented with the application to
change an area on the zoning map to recreation resort.
A. Permitted Uses: Permitted uses allowed within the recreation resort zone are as
follows:
1. Single and multiple dwelling unit residential, including condominium and
townhouse complexes. Unit and/or complex owners may reside in the dwelling units or
offer them for rent or lease either long term or short term.
2. Any commercial use related to the support or servicing of those uses referred to
in subsection A1 of this section and the facilities related thereto including, but not limited
to:
Childcare facilities.
Indoor and outdoor recreation facilities.
On site property management.
Personal care services.
Professional office space related to property management.
Restaurant and outdoor dining.
Retail stores.
Sales and rental offices.
3. Motel, hotel, bed and breakfast inn, or boarding house.
B. Prohibited Uses: Any use not listed shall be prohibited unless the zoning
administrator determines the use is substantially the same as a permitted or conditional
use as provided in subsection 10-7-18E4 of this title. (Ord. 2016-08, 10-6-2016)
C. Accessory Uses: Permitted and conditional uses set forth above shall be deemed
to include accessory uses and activities that are necessarily and customarily associated
with and incidental and subordinate to such uses.
1. Accessory uses shall be subject to the same regulations that apply to permitted
and conditional uses in the same zone except as otherwise expressly provided in this
title.
2. No accessory use, building, or structure shall be allowed on a lot unless a
permitted or conditional use has been established.

3. Accessory uses in residential zones shall include, but not be limited to, the
following:
Hobby activities when conducted by an occupant of the premises solely for personal
enjoyment, amusement, or recreation and which does not conflict with any other city
ordinance.
Household pets.
Nurseries and greenhouses, when used for resort landscape or food production.
Playgrounds, patios, porches, gazebos, and incidental storage buildings in accordance
with the approved site plan for the zone.
Short term storage and parking areas and facilities for recreational vehicles, boats, and
trailers which are incidental and otherwise related to other approved uses.
Swimming pools and hot tubs; tennis and other sport courts; clubhouses; and other
common recreation or sport facilities for use by residents and their guests. (Ord. 200810, 6-5-2008; amd. Ord. 2016-08, 10-6-2016)
10-26-64: DEVELOPMENT STANDARDS:
A. Recreation resort zones shall be established on the city zoning map and may be
amended from time to time by ordinance. The recreation resort zone is intended only for
resort development directly providing the following minimum facilities and services: 1) a
swimming pool and clubhouse and 2) an on-siteon site rental or property manager.
Minimum required facilities shall be built in the first phase of development. These
amenities should be centrally located and have walking trails or sidewalks for access.

Number of Clubhouses
units
Required

Clubhouse Size

Pools
Required Pool size

0-99

At least 1000 sq ft of total non
1 office space

At least 1500
1 sq ft

100-199

At least 1500 sq ft of total non
1 office space

At least 1500
2 sq ft

200-299

At least 2000 sq ft of total non
1 office space

At least 2000
3 sq ft

300-499

At least 2000 sq ft of total non
2 office space

At least 2000
4 sq ft
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500-700

At least 3500 sq ft of total non
3 office space

At least 3000
5 sq ft total

Notes
1.
2.

3.

4.

5.
6.

Developments over 700 units must supply adequate and proportional amenities
based on the table above.
Club House: A building available to community members to house a club or
social organization not conducted for private profit. Club Houses shall be owned
and maintained by a homeowner’s association. A club house shall be at least
1000 sq. ft. in size. At least one club house shall contain office space for onsite
management.
These amenities should be centrally located and have walking trails or sidewalks
for access. Where applicable, multiples of amenities should be placed
throughoutthrough out the property to ensure equitable access.
Alternative compliance, such as splash pads, sport courts, and open space
amenities may be considered by the Planning Commission to offset other
amenities requirements.
Pools: Pools may be combined for an enhanced amenity area with approval of
the Planning Commission
At least one pool, clubhouse, and office space for onsite management shall be
constructed within the first phase. Other amenities shall be phased
proportionallypropottionaly.

B. Those resort developments in which full time/permanent residential use is authorized
or contemplated shall be subject to covenants, conditions, and restrictions and
governed by a property owners' association or other similar governing body.
C. B. Development standards within the recreational resort shall be set forth in table
10-26-1 of this section.
TABLE 10-26-1
DEVELOPMENT STANDARDS IN RECREATION RESORT ZONE

Lot standards:

Average lot area

n/a

Minimum lot area or acreage

5 acres

Minimum lot width and/or Ppproject frontage

300 feet project
30 feet unit

Maximum density per acre

15 units or lots

Building standards:

1

35 feet

Maximum height, main building

1

20 feet

Maximum height, accessory building
Building coverage

50 percent per site plan

Distance between buildings

20 feet

Setback standards - front:
Any building - pedestrian entrance

15 feet from back of
sidewalk

3

25 feet from back of
sidewalk

Garage or parking building
Setbacks - rear:
Main building

10 feet

2

Accessory building, including private garage
Setback standards - interior side yard:

10 feet

Main building

10 feet

2

Accessory building, including private garage

10 feet

Setback standards - street side yard:
Main building

1520 feet

Accessory building

Not permitted

Parking

See note 3
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Notes:
1.

Except a greater height may be approved subject to a conditional use permit.

2.

If located at least 10 feet from the main building, 2 feet.

3. If alternate parking, such as underground parking facilities or parking structure
is provided, garage setbacks may be altered by the planning commission.
D. Recreation resort zone shall require a completed preliminary site plan application. An
approved final site plan shall be required before construction or site work in a recreation
resort zone. All site applications shall comply with Hurricane City Code 10-7-10.
10-26-5: Zone Change Applications
A. Application for a zone change for Recreation Resort shall submit the following
items:
1. A completed preliminary site plan application as set forth in section
10-7-10 of this title and this chapter.
2. A zone change application as required by Hurricane City 10-7-7
3. RR Zoning shall contain a minimum of 5 acres
B. In addition to the items required by 10-7-7, the City shall consider the following
criteria in assessing any zone change application.
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1. General Plan Map: RR Zoning shall be located in Commercial, Planned
Community, Mixed Use, or Multi-Family areas as labeled by the General Plan
Map.
2. RR Zoning shall avoid clustering in a single location, and should be limited in size
relative to the commercial or multi-family zoned area. Only in rare cases should a
recreation resort zone exceed 20 acres.
3. RR Zoning shall only be located adjacent to Major Collectors, Minor Arterials, or
Major Arterial Roads.
1.4.
RR Zoning should help add to the commercial viability of an area within
commercial areas listed in the General Plan Map. It may do this by adding
commercial amenities, tourism, or renewed development of an area.
2.5.
RR Zoning should not conflict with long term housing and moderate
income housing needs of an area. RR Zoning should not be located in places
where multi-family housing could be built that would have easy access to public
amenities and services, such as schools, parks, and utilities.
C. An application for a zone map change to recreation resort zone shall be
accompanied by a completed preliminary site plan application as set forth in section 107-10 of this title. An approved final site plan shall be required before construction or site
work in a recreation resort zone. (Ord. 2008-10, 6-5-2008)
10-26-67: REGULATIONS OF GENERAL APPLICABILITY:
The use and development of real property in the recreation resort zone shall conform at
a minimum to regulations of general applicability as set forth in the following chapters of
this title:
A. Design and compatibility standards: See chapter 33 of this title.
B. Landscaping and screening: See chapter 32 of this title.
C. Motor vehicle access: See chapter 35 of this title.
D. Natural resource inventory: See chapter 31 of this title.
E. Off street parking: Parking shall comply with the following standards.
1. Within recreational resorts, an application shall provide two parking
spaces per unit or one space per bedroom, whichever is higher. Tandem
parking spaces are permitted only ifmust be approved as part of the
preliminary site plan by the Planning Commission.
2. RV and Trailer Parking: An applicant shall provide sufficient parking areas
for RV’s and trailers. A minimum of one RV/trailer parking space shall be
provided for every 5 units.
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3. Diagonal and perpendicular street parking is permitted within recreation
resort zone, but shall comply with with following standards:
a. Shall only be located on local or residential roadways
b. Shall be maintained by a homeowners association or other private
entity and shall be paved with concrete.
c. After every 10 spaces, there shall be a bulb-out that is a minimum
of 20’ in length and landscaped with shrubs no higher than two feet,
and at least a single tree pruned and located to ensure proper line
of sight is maintained.
d. Parking shall not cross the sidewalk, and sidewalks shall wrap
around the outside of parking areas.
e. Parkings areas shall be located 50’ away from any intersection of
public roadways.
4. Parking for Commercial facilities shall follow standards of chapter 34 of
this titleSee chapter 34 of this title.
5. Clubhouses and Amenities: Parking around resort amenities shall be
sufficient for employees, cleaning and maintenance staff, and ADA
parking. A club house shall provide a minimum of 8 parking stalls. These
parking spaces shall not count towards the minimum required parking
space for each unit. Additional parking space may be provided around the
facilities that may count towards the minimum parking standards.
6. Any use not covered by this section shall be governed by chapter 34 of
this title.
F. Dumpsters and Garbage:
1. A resort zoning shall provideprovice sufficientsufficent trash receptacles for each
development.
2. Dumbsters and Garbage collections plan shall be approved by the solid waste
district.
3. Dumpsters shall comply with 10-33-5 (L): Trash And Refuse Collection Areas
G. Signs: See chapter 36 of this title.
HG. Supplementary development standards: See chapter 37 of this title.
IH. All resort rental units shall abide by the requirements of title 3, chapters 9,
"Rental Dwelling Units, Mobile Home And RV Parks", and 10, "Transient Lodging
Facilities", of this code. (Ord. 2008-10, 6-5-2008)
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Number of units
0-99
100-199
200-299
300-499
500-700

Clubhouses Required
1
1
1
2
3

Clubhouse Size
At least 1000 sqft of total nonoffice space
At least 1500 sqft of total nonoffice space
At least 2000 sqft of total nonoffice space
At least 2000 sqft of total nonoffice space
At least 3500 sqft of total nonoffice space

Notes
1. Development over 700 units must supply adequate and proportional amenities based on the table above.
2. Club House: A building available to community members to house a club or social organization not conducte
3. Where applicable, multiples of amenities should be placed on opposite ends of the property to ensure equita

4. Alternative compliance, such as splash pads, sport courts, and open space amenities may be considered b
5. Pools: Pools may be combined for an enhance amenity area with approval of the Planning Commission

Pools Required
1
2
3
4
5

Pool size
At least 1500 sqft
At least 1500 sqft
At least 2000 sqft
At least 2000 sqft
At least 3000 sqft total

ed for private profit. Club Houses shall be owned and maintained by a homeowner’s association. A clu
able access

by the Planning Commission to off set other amenity requirments

ub house shall be at least 1000 sq. ft. in size.

