
  
 Mayor 

Clark Fawcett 

City Manager 

Kaden DeMille 

 

City Council 
Drew Ellerman 

Joseph Prete 
Dave Imlay 
Lynn Excell 

 

 

Hurricane City Council Meeting 
Agenda 

January 15, 2026 
4:30 PM 

City Council Chambers 147 N 870 W, Hurricane 
Notice is hereby given that the City Council will hold a Regular Meeting in the City Council 
Chambers 147 N 870 W, Hurricane, UT. Meeting Link on Webex  Meeting number: 2630 456 
5376 Meeting password: HCcouncil Join from a video or application Dial 
26304565376@cityofhurricane.webex.com. You can also dial 173.243.2.68 and enter your 
meeting number. Join by phone +1-415-655-0001 US Toll Access code:26304565376.  
A silent roll call will be taken, followed by the Pledge of Allegiance and prayer by invitation.  
THOSE WISHING TO SPEAK DURING PUBLIC FORUM MUST SIGN IN WITH THE 
RECORDER BY 6:00 P.M. 
   
4:30 p.m. Closed Meeting 
5:00 p.m. Pre-meeting  
  1. Agenda Summary 
6:00 p.m. - Call to Order  
Prayer 
Thought 
Pledge of Allegiance 
Declaration of any conflicts of interest 
Presentation of the 2024-2025 annual audit - Hinton Burdick 
Victims Advocate Presentation 
Public Forum – Comments from Public 
Please Note: In order to be considerate of everyone attending the meeting and to more closely follow the 
published agenda, public comments will be limited to 3 minutes per person per item. A spokesperson 
representing a group to summarize their concerns will be allowed 5 minutes to speak. Repetitious commentary 
will not be allowed. If you need additional time, please request agenda time with Cindy Beteag in writing before 
12:00 p.m. the Tuesday one week before the Council meeting. 
Consent Agenda 
  1. Consideration and possible approval of Resolution 2026-02 Appointing Joseph 

Prete to the Solid Waste District 

https://cityofhurricane.webex.com/cityofhurricane/j.php?MTID=m42b9c9ed9136292cefa6c0163f681ba6


 

 

  2. Consideration and possible approval of Resolution 2026-03 Appointing Lynn 
Excell to the Mosquito Abatement Board 

  3. Consideration and possible approval of Resolution 2026-04 Appointing Clark 
Fawcett and Drew Ellerman to the Ash Creek Sewer District Board 

  4. Consideration and possible approval of Resolution 2026-05 Amending the 
administrative fee charged for billing, collecting, and remitting solid waste fees on 
behalf of the Washington County Solid Waste District 

  5. Consideration and possible approval of the minutes of the Regular City Council 
Meeting for December 4, 2025 

OLD BUSINESS 
  1. Consideration and possible approval of Zone Change Amendment Ordinance 

No. ZC25-21, a proposed zone change on 7.27 acres located at 2300 S and 1100 
W from Residential Agricultural RA-0.5 to Light Industrial M-1; Parcel number H-3-
2-10-3391; Scott Stratton, Applicant. Karl Rasmussen, Agent 

  2. Consideration and possible approval of Zone Change Amendment Ordinance 
No. ZC25-17, a proposed zone change located at 100 N and Black Rock Rd. from 
Mobile Home/RV Park (MH/RV(PDO)) to General Commercial (GC); Parcels H-
CRV-1-1 through H-CRV-1-18; Western Commercial Real Estate, Applicant; Joby 
Venuti, Agent 

NEW BUSINESS 
  1. Discussion and possible direction regarding the City's involvement with the 

Washington County Fair - Ruffin Judd and Brandon Ipson 
  2. Consideration and possible approval of a Purchase and Reimbursement 

Agreement for Water Rights and Infrastructure with Western Mortgage & Realty 
Company and Gateway at Sand Hollow Public Infrastructure District  -Dayton Hall 

  3. Consideration and possible approval of Resolution 2026-06 amending the 
Governing Documents of the Gateway PID.  -Gateway PID 

  4. Consideration and possible approval of a Reimbursement and Purchase 
Agreement for Water Rights, Real Property, and Improvements  -Dayton Hall 

  5. Public Hearing to take comments on the following: 
  a. Adopting a Power Impact Fee Facilities Plan Amendment (IFFP), a Power 

Impact Fee Analysis (IFA), and modifying the current Power Impact Fee 
  6. Consideration and possible approval of Ordinance 2026-01 Approving an 

amendment to the 2025 Power Impact Fee Facilities Plan, an amendment to 
the 2025 Power Impact Fee Analysis, and modifying the current Power Impact 
Fee 

  7. Consideration and possible approval of Resolution 2026-07 Amending and 
Adopting fees related to municipal power services - Mike John 

  8. Consideration and possible approval of awarding the bid for the civil portion of 
the Sky Mountain Substation - Mike Johns 

  9. Discussion regarding the interpretation of the ordinance regarding background 
checks on business owners 



 

 

  10. Mayor, Council, and staff reports 
Adjournment 
 
The undersigned City Recorder does hereby certify that the agenda was posted to the city 
website, posted to the state public notice website, and at the following locations: the City office, 
the post office, and the library on January 14, 2026. Cindy Beteag, City Recorder 
 
REASONABLE ACCOMMODATION: Hurricane City will make efforts to provide reasonable 
accommodations to disabled members of the public in accessing City programs, please 
contact the City Recorder,435-635-2811 x 106, at least 24 hours in advance if you have 
special needs. 
 
 



Agenda Summary for Hurricane City Council January 15, 2026 
 
4:30 p.m. Closed Meeting 
 
5:00 p.m. Pre-Meeting 
 
6:00 p.m. Call to Order 
 
Presentation of the 2024-2025 annual audit 
Victims Advocate Presentation 
 
Consent Agenda 

1. Mayor Fawcett is recommending Joseph Prete to be appointed to the Solid Waste 
District Board.  

2. Mayor Fawcett is recommending Lynn Excell to be appointed to the Mosquito 
Abatement Board.  

3. Mayor Fawcett is recommending Drew Ellerman to be appointed to the Ash Creek 
Sewer District Board.  

4. Hurricane City currently charges a $1.00 per month administrative fee to recover a 
portion of the costs associated with billing, collecting, accounting for, and remitting solid 
waste fees. Staff is recommending an increase to $1.25 per month to more accurately 
reflect the actual administrative costs incurred. As part of this review, staff evaluated 
administrative fees charged by surrounding cities, which range from $0.85 to $2.00 per 
month. 

5. Approval of the minutes for December 4, 2025.  
 
Old Business 
 

1. Item continued from 12/18/25. The applicant requests approval of a zone change for 
seven acres located south of the Hurricane Fields Estates subdivision and west of the 
Hurricane Airport, from Residential Agriculture RA-0.5 to Light Industrial M-1. At the 
12/18/25 city council meeting, Councilman Fawcett suggested that the item be 
continued to allow the applicant to submit a development plan detailing what he 
proposes to use the property for. The applicant's engineer has submitted a concept (see 
attachment in packet) for a contractors yard to store construction and industrial 
equipment. Also proposed is the future construction of a 1,600sf shop building. 
According to the applicant, the purpose of the request is to continue to use the site for 
storage of his construction and industrial equipment. A public hearing was held at the 
December 11, 2025, Planning Commission meeting. No public comments or objections 
to the zone change were received. Staff was originally recommending denial of the 
project due to lack of power capacity in the area. It has since been determined that the 
applicant had purchased capacity for another project in the area and now intends to 
transfer that capacity to this property should the zone change be approved. Therefore, 
staff now recommends approval. The Planning Commission recommends that the site is 



more suited for light-industrial use due to its proximity to the airport and other light 
industrial properties and voted unanimously to approve the zone change. --Gary Cupp 
 

2. Item continued from 12/18/25.  The applicant is seeking approval of a zone change to 
rezone 1.05 acres of property currently within the Canyons RV subdivision from MH/RV 
(PDO) to General Commercial. A public hearing was held on this item at the October 9th, 
2025 Planning Commission meeting, but no action was taken at that time. Several public 
comments objecting to the proposal were received . The item went before the Planning 
Commission on December 11, 2025. At that meeting, the applicant submitted a reduced 
scope of the zone change from the one presented at the 10/9/25 public hearing that 
only includes property west of the undeveloped Black Rock Road. No development plans 
have been submitted at this time. The Planning Commission voiced overall support of 
the proposed zone change to increase the commercial zone and voted 5 to 2 for 
approval. Ralph Ballard felt that the proposal was not sanctioned by the Canyons RV 
HOA, and voted to deny. Kelby Iverson felt that the zone change would be inharmonious 
with neighboring development, and also voted to deny.  Staff finds that the request 
adequately satisfies the four approval standards for zone changes: 1. Is the proposed 
amendment consistent with the City's General Plan's goals, objectives, and 
policies?  The zone change does not strictly comply with the General Plan designation 
for the property; however, it is close to the boundary of the General Commercial 
designated area. The proposed zone change could be considered to promote the City’s 
goals of additional commercial space along major corridors, and the General Plan 
supports the development of new commercial areas and local employment centers; 
thus, the proposed zone change broadly meets the standards of the General Plan Map 
and goals for the site. 2. Is the proposed amendment harmonious with the overall 
character of existing development in the subject property’s vicinity?  The proposed 
zone change is considered generally harmonious with the surrounding development 
since the immediate vicinity is largely undeveloped. A commercial zone would also be 
harmonious with the planned development to the southwest and west of the site. 3. 
Will the proposed amendment adversely affect the adjacent property?  The General 
Commercial zone allows for a wide range of commercial uses, but since no development 
is proposed at this time, the true potential impact cannot be ascertained. But the 
property is buffered from existing residential development, so the proposed 
amendment is not expected to have an adverse impact. 4. Are public facilities and 
services adequate to serve the subject property?  Services are adequate to serve the 
area, or will be timely provided. – Gary Cupp 

 
New Business 
 

1. Representatives from the Washington County Fair are requesting time on the City 
Council agenda to discuss opportunities for collaboration between the City and the Fair. 
The presentation will highlight the Fair’s long-standing history and economic impact, 
outline expectations for city and community involvement, and explore practical ways to 



increase resident participation, including potential city representation at the fair and 
engagement with local schools, churches, and community groups. – Cindy Beteag 
 

2. This is a proposed three-way agreement between the City, Western Mortgage, and the 
Gateway PID. Western Mortgage will deed 1695.6 acre feet of water to the City, the PID 
will bond for the value of the water and pay Western Mortgage, the PID will also bond 
for the infrastructure costs to develop and use the water and pay the City that amount, 
and the City will collect secondary water impact fees from the PID area and pay down 
the PID bond as reimbursement. This is an opportunity for the City to acquire a 
substantial block of water and develop its secondary water system infrastructure, with 
the Gateway PID providing the financing. A more detailed memorandum is included in 
the Council's packet. – Dayton Hall 
 

3. This item is for the proposed amendment to the governing documents for the Gateway 
at Sand Hollow PID Nos. 1, 2, and 3. The proposed revisions will (1) confirm the legal 
separation between the City and the PID to avoid issues recently raised by the Utah 
State Auditor and (2) modify the bonding ability of the PID This item is for the proposed 
acquisition of land, water rights, and water infrastructure. – Dayton Hall 
 

4. A confidential memorandum is included in the Council's packet. The details of the 
agreement may discussed in detail at the public meeting.– Dayton Hall 
 

5. Public Hearing to take comments on the following: 
a. Adopting a Power Impact Fee Facilities Plan Amendment, a Power Impact Fee 

Analysis, and modifying the current Power Impact Fee.  
 

6. The Hurricane City Electrical Transmission and Substation Impact Fee Analysis (IFA), 
dated May 2025, is being amended to account for changes to the estimated future 
facility costs as identified in the City’s recently amended 2025 Hurricane City Electrical 
Transmission and Substation Impact Fee Facilities Plan (Amended IFFP). This 
amendment updates the calculation of the impact fee to account for the addition of two 
substation projects. Furthermore, additional load was added to the coincident-peak 
(“CP”) demand assumptions in the IFFP. This plan reevaluated future facility costs, 
prioritization, and timing. As a result, the IFA will be amended to reflect these changes. 
 

7. We have identified a need to update and maintain a current, accurate list of Pre-
Qualified High Voltage Contractors. Our current process requires an application, 
class/test, and fee to be added to the list. There has been no process for updates or 
requirements for recertification after they are originally added to the list. Our current 
list has contractors who are no longer providing services, have outdated contacts, or are 
not maintaining quality standards of installation. We are needing to add a process to 
annually recertify contractors who would like to remain on our list, an annual refresher 
class to explain and identify any changes to standards or equipment, and discuss any 



continuous issues we see in installations from the previous year. This recertification 
provides a physical license which contractors would have to maintain on-site proving 
their current qualification status. There would need to be an established fee schedule 
relating to this recertification, but the details will be discussed at the Power Board 
meeting on January 14th for a recommendation to the City Council. I will submit the 
Power Board recommendation to Cindy once the meeting has adjourned. – Crystal 
Wright 
 

8. The Power Department held a sealed bid opening on December 23, 2025 for the Sky 
Mountain Substation Masonry Fence and Control Building. ICPE has reviewed the bids to 
make sure they comply with the requirements of the scope of the project and provided 
their evaluation. Hurricane City has also evaluated the bids. This item will be discussed 
at the Power Board meeting on January 14th for a recommendation to the City Council. I 
will submit the Power Board recommendation to Cindy once the meeting has 
adjourned. – Crystal Wright 
 

9. Hurricane City Code (HCC) 3-1-3 requires annual background checks for certain business 
types and their employees, including tattoo artists, businesses involving minor children, 
and businesses requiring entry into private residences. HCC 3-1-9.5 allows a business 
license to be denied if the applicant, or any person conducting the business, has violated 
any federal, state, or local law governing the business, or has been convicted of a felony 
or a misdemeanor involving moral turpitude. Staff has historically interpreted this 
provision to mean that any felony conviction, regardless of when it occurred, is grounds 
for denial. By comparison, HCC 3-2-6(B)(2), which governs liquor control, specifies a 
seven-year lookback period. Under that section, a license may be denied if, within seven 
years of the application date, the owner, manager, or person controlling daily 
operations has been convicted of a felony, entered a plea in abeyance, or violated laws 
related to alcoholic beverages, driving under the influence, or moral turpitude. These 
two provisions regulating licenses by felons are inconsistent, and staff would like 
direction from the Council on how to amend one or both of the provisions. Staff 
believes that the absence of a defined time limitation in the business license chapter 
may create ambiguity, and it might not be good policy to withhold licenses from felons 
in perpetuity with no opportunity for rehabilitation. – Cindy Beteag 
 

10. Mayor, Council, and staff reports.  
 

 



    RESOLUTION 2026-02 
 
A RESOLUTION OF THE CITY COUNCIL OF HURRICANE, UTAH, APPOINTING A  
REPRESENTATIVE TO SERVE ON THE ADMINISTRATIVE CONTROL BOARD OF 
WASHINGTON COUNTY SPECIAL SERVICE DISTRICT NO. 1 
 
 WHEREAS, Washington County Special Service District No. 1 ("District") is a special 
service district organized under Title 17D of the Utah Code for the purpose of providing solid 
waste collection and disposal services within Washington County, Utah; and 
 
 WHEREAS, pursuant to Utah Code§ l 7D-1-301, the District is governed by an 
Administrative Control Board ("Board") whose members are appointed by the Washington 
County Commission with input from the participating municipalities; and 
 
 WHEREAS, Hurricane is a participating municipality within Washington County which 
receives services from the District and is entitled to representation on the Board; and 
 
 WHEREAS, Hurricane desires to designate a member of its governing body to serve on 
the Board, with such appointment becoming effective only upon approval and formal 
appointment by the Washington County Commission as the governing authority of the District; 
and  
 
 WHEREAS, Hurricane further desires that the appointment shall continue until: (a) the 
appointee's municipal term of office expires, (b) Hurricane designates a replacement by 
subsequent resolution, or (c) until expiration of the term of appointment fixed by resolution of 
the Washington County Commission, whichever first occurs. 
 
 NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL 
OF HURRICANE, UTAH, AS FOLLOWS: 
 

1. Appointment. The Hurricane City Council hereby designates Joseph Prete, a duly elected 
member of the Hurricane City Council, to serve on the Administrative Control Board of 
Washington County Special Service District No. 1.   
 

2. Effective Date of Appointment. This designation shall become effective upon approval 
and appointment by the Washington County Commission, acting as the governing 
authority of the District.  

 
3. Term of Service. The appointee's term shall continue until (a) the appointee's municipal 

term of office expires, (b) Hurricane designates a replacement by subsequent resolution, 
or ( c) until expiration of the term of appointment fixed by resolution of the Washington 
County Commission, whichever first occurs. 

 
 
PASSED AND APPROVED this 15th day of January 2026 

 



 
      ____________________________ 
      Clark Fawcett, Mayor 
 
Attest: 
                     
 
________________________ 
Cindy Beteag, City Recorder 
 
The foregoing Resolution was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January 2026.  Whereupon a motion to 
adopt and approve said Resolution was made by ______________________________ and 
seconded by ______________________________.  A roll call vote was then taken with the 
following results: 
 
   Yea  Nay     Abstain    Absent 
Drew Ellerman ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
 
 
      _________________________________ 
      Cindy Beteag 
 



RESOLUTION 2026-03 

 

A RESOLUTION OF THE HURRICANE CITY COUNCIL OF HURRICANE, UTAH, 
DESIGNATING AND APPOINTING A REPRESENTATIVE TO THE SOUTHWEST 

MOSQUITO ABATEMENT & CONTROL DISTRICT BOARD OF TRUSTEES 

WHEREAS, a coordinated response between municipalities and the county is necessary 
to adequately and efficiently address the problem of providing mosquito abatement services; and 

WHEREAS, Hurricane City desires to make the appointment of an agent to represent 
Hurricane City at the Southwest Mosquito Abatement & Control District to attend meetings and 
make report to Hurricane City the current information and activities of said District: 

THEREFORE, BE IT HEREBY RESOLVED by the City Council of Hurricane, Utah 
that Lynn Excell, shall be the representative of Hurricane City on the Southwest Mosquito 
Abatement & Control District Board of Trustees for a four (4) year term.   

Passed and adopted this 15th day of January 2026. 

 

____________________________________ 
Clark Fawcett, Mayor 

Attest: 

______________________________________ 
Cindy Beteag, City Recorder  

 
The foregoing Resolution was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January 2026.  Whereupon a motion to 
adopt and approve said Resolution was made by ______________________________ and 
seconded by ______________________________.  A roll call vote was then taken with the 
following results: 
   Yea  Nay     Abstain    Absent 
Drew Ellerman  ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
 
 
      _________________________________ 
      Cindy Beteag 
 



    RESOLUTION 2026-04 
 
A RESOLUTION OF THE CITY COUNCIL OF HURRICANE, UTAH, APPOINTING 
TWO (2) REPRESENTATIVES TO SERVE ON THE ADMINISTRATIVE CONTROL 
BOARD OF ASH CREEK SPECIAL SERVICE DISTRICT 
 
 WHEREAS, Ash Creek Special Service District ("District") is a special service district 
organized under Title 17D of the Utah Code for the purpose of providing wastewater collection 
and treatment services to areas in east Washington County, including the municipalities of 
Hurricane, LaVerkin, Toquerville, Virgin and Apple Valley, Utah; and 
 
 WHEREAS, pursuant to Utah Code§ l 7D-1-301, the District is governed by an 
Administrative Control Board ("Board") whose members are appointed by the Washington 
County Commission with input from the participating municipalities; and 
 
 WHEREAS, Hurricane is a participating municipality within Washington County that 
receives services from the District and is entitled to two (2) representatives on the Board, one of 
whom shall be the Mayor, and the other of whom shall be a member of the Hurricane City 
Council; and 
 
 WHEREAS, Hurricane desires to designate Mayor Clark Fawcett and Drew Ellerman, a 
member of the Hurricane City Council, to serve on the Board, with such appointments becoming 
effective only upon approval and formal appointment by the Washington County Commission as 
the governing authority of the District; and 
 
 WHEREAS, Hurricane further desires that the appointments shall continue until the 
appointees' municipal term of office expires, or until Hurricane designates a replacement by 
subsequent resolution, whichever occurs first. 
 
 NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL 
OF HURRICANE, UTAH, AS FOLLOWS: 
 

1. Appointment. The Hurricane City Council hereby designates Mayor Clark Fawcett and 
Drew Ellerman, a duly elected member of the Hurricane City Council, to serve on the 
Administrative Control Board of Ash Creek Special Service District.  
 

2. Effective Date of Appointment. This designation shall become effective upon approval 
and appointment by the Washington County Commission, acting as the governing 
authority of the District.  

 
3. Term of Service. The term of service of each appointee shall continue until the expiration 

of each appointee’s municipal elected term, or until this designation is rescinded and 
replaced by a subsequent resolution of the Hurricane City Council, whichever occurs 
first.  
 

 



 
PASSED AND APPROVED this 15th day of January 2026 

 
 
      ____________________________ 
      Clark Fawcett, Mayor 
 
Attest: 
                     
 
________________________ 
Cindy Beteag, City Recorder 
 
The foregoing Resolution was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January 2026.  Whereupon a motion to 
adopt and approve said Resolution was made by ______________________________ and 
seconded by ______________________________.  A roll call vote was then taken with the 
following results: 
 
   Yea  Nay     Abstain    Absent 
Drew Ellerman ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
 
 
      _________________________________ 
      Cindy Beteag 
 



    RESOLUTION 2026-05 
 

A RESOLUTION OF THE HURRICANE CITY COUNCIL AMENDING THE 
ADMINISTRATIVE FEE CHARGED BY HURRICANE CITY FOR BILLING, 

COLLECTING, AND REMITTING SOLID WASTE FEES ON BEHALF OF THE 
WASHINGTON COUNTY SOLID WASTE DISTRICT 

 
 WHEREAS, Hurricane City has entered into an agreement with the Washington County 
Solid Waste District where Hurricane City bills, collects, and remits solid waste fees to the 
District on behalf of utility customers within the City; and 
 

WHEREAS, Hurricane City currently charges an administrative fee of One Dollar 
($1.00) per month to recover a portion of the costs associated with billing, collecting, accounting 
for, and remitting those solid waste fees; and 

 
WHEREAS, the City Council has determined that an increase in the administrative fee is 

necessary to more accurately reflect the administrative costs incurred by the City in providing 
these services; and 

 
WHEREAS, the City Council desires to amend the administrative fee charged for these 

services from One Dollar ($1.00) per month to One Dollar and Twenty-Five Cents ($1.25) per 
month. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE HURRICANE CITY COUNCIL that: 
 

1. Administrative Fee Amended. The administrative fee charged by Hurricane City for 
billing, collecting, and remitting solid waste fees on behalf of the Washington County 
Solid Waste District is hereby increased from One Dollar ($1.00) per month to One 
Dollar and Twenty-Five Cents ($1.25) per month per account. 
 

2. Effective Date. The amended administrative fee shall be effective beginning with solid 
waste service usage for the period of January 1 through January 31, and for all billing 
periods thereafter unless amended by further action of the City Council. 

 
3. Implementation. City staff are authorized and directed to implement this fee change in 

accordance with the City’s billing practices and the existing agreement with the 
Washington County Solid Waste District. 

 
 

PASSED AND APPROVED this 15th day of January 2026 
 
 
      ____________________________ 
      Clark Fawcett, Mayor 
 
 



Attest: 
                     
 
________________________ 
Cindy Beteag, City Recorder 
 
The foregoing Resolution was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January 2026.  Whereupon a motion to 
adopt and approve said Resolution was made by ______________________________ and 
seconded by ______________________________.  A roll call vote was then taken with the 
following results: 
 
   Yea  Nay     Abstain    Absent 
Drew Ellerman ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
 
 
      _________________________________ 
      Cindy Beteag 
 



Hurricane City Council Minutes – December 04, 2025 
 

1 
 

Minutes of the Hurricane City Council meeting held on December 04, 2025, in the Council 1 
Chambers at 147 North 870 West, Hurricane, Utah at 5 p.m. 2 

Members Present:  Mayor Nanette Billings and Council Members:  David Hirschi, Kevin 3 
Thomas, Clark Fawcett, Drew Ellerman, and Joseph Prete.  4 
 5 
Also Present: City Manager Kaden DeMille, City Attorney Dayton Hall,  Assistant Public Works 6 
Director Weston Walker, Streets Superintendent Hayden Roberts, Water Superintendent Ken 7 
Richins, City Planner Gary Cupp, Assistant Planner Fred Resch III, Power Director Mike Johns, 8 
City Engineer Arthur LeBaron, Building Official Larry Palmer, HR Director Sel Lovell, City 9 
Recorder Cindy Beteag, Finance Director Paige Chapman, and Ash Creek Sewer District Manager 10 
Mike Chandler. 11 
 12 
AGENDA 13 

5:00 p.m. Pre-meeting - Discussion of Agenda Items, Department Reports 14 

Ken Richins stated the patch on 1300 South was done today. The repairs have been completed 15 
on the Dixie Springs Tank, and it is scheduled to be installed next week.  16 

Mike Chandler stated Ash Creek will be holding the last board meeting of the year next week. 17 
There will be an item on the agenda to approve their upcoming budget and amendments to the 18 
current budget. There will also be an item on there to approve their new Capital Facilities Plan 19 
and updated impact fees. That Capital Facilities Plan includes many projects including the 20 
conversion of their lagoons to a mechanical treatment plant. They are in the winding down 21 
phases of starting Confluence Park. They are planning on the ribbon cutting on February 2nd. He 22 
explained it has been a big undertaking, but it will be an impressive facility.  23 

Larry Palmer reported that since the last meeting, permits have been issued for ten single-24 
family homes, twelve townhome units, and four commercial projects. The commercial permits 25 
include Golden West Credit Union, Ahee’s, Golf Pro by Bucks, and a tenant improvement for a 26 
building at The Ropes. 27 

Sel Lovell mentioned that the employee safety incentive event was held at Ace last night and 28 
had a strong turnout. He noted that many positions have recently been filled, with current 29 
openings limited to the Animal Shelter and a power electrical engineer position. 30 

Paige Chapman reported that budget amendments are included on the agenda. She noted that 31 
she typically brings amendments forward midway through the fiscal year, with a second round 32 
presented in May. She also advised that the audit report will be included on the next agenda. 33 
Mayor Billings shared that she has received a request for an additional $1,300 for Wreaths 34 
Across America. She noted that the City has already contributed $4,500 to the program this 35 
year and asked whether the Council wished to consider additional funding as part of the 36 
amendments. Mrs. Chapman clarified that increasing this budget line is not permitted with the 37 



Hurricane City Council Minutes – December 04, 2025 
 

2 
 

amendments being considered tonight; however, if the Council supports the request, it could 38 
be addressed with the next set of amendments. 39 

Weston Walker reported that the City is now receiving a significant number of plans digitally 40 
and that many projects are working to be completed before the end of the year. He also noted 41 
that a new locator, Shane Stirling, began just before Thanksgiving and is doing well. 42 

Mike Johns stated that all Christmas lights and the Christmas tree have been installed. He noted 43 
that a Utah Barricades truck struck one of the City’s vehicles while crews were installing the 44 
lights. Utah Barricades was determined to be at fault, and a claim will be filed to cover the 45 
repairs. He also stated that a Special Power Board meeting was held yesterday, with another 46 
meeting scheduled for next week. Additionally, he mentioned that he contacted the consultant 47 
regarding the capital facilities study earlier today but has not yet received a response. 48 

Hayden Roberts stated that crack sealing is currently underway and progressing well. He also 49 
noted that materials are being crushed at the yard for use as road base. Mayor Billings asked 50 
whether all MS4 requirements for the year had been completed. Weston Walker confirmed 51 
that this year’s requirements have been fully met and that staff are already working on 52 
preparations for next year. 53 

Arthur LeBaron reported that several projects have been successfully advertised for bid, 54 
including the pool project, which will fully replace the existing pool, and the pickleball courts. 55 
He stated that bids will be opened and awarded at the next Council meeting. He noted that bids 56 
are opened on the Tuesday prior to the meeting, so they will not be included in the packet until 57 
the day before the meeting. Kaden DeMille explained that a site walk was held earlier in the 58 
week with twelve contractors in attendance; however, three have since withdrawn due to 59 
project lead times. As a result, staff is considering extending the project schedule. He noted 60 
that while this could delay completion, it may be worthwhile to ensure competitive and quality 61 
bids. Mayor Billings asked staff to follow up with those contractors to determine whether they 62 
would submit bids if the project were postponed. Mr. LeBaron added that if the bid is 63 
postponed, he would recommend delaying it by a full month due to the holidays. Mr. DeMille 64 
stated that the consultants will discuss the matter internally and determine the best course of 65 
action. Mr. LeBaron reiterated his recommendation to allow additional time, noting that 66 
receiving more bids typically results in more competitive and accurate pricing. He also reported 67 
that progress continues on the Sky Mountain Clubhouse project, with submittals expected to be 68 
provided to the City by January. He stated that the 1400 West, 100 South, 650 South, and Sand 69 
Hollow State Park second access projects are all currently in the design phase. Mr. DeMille 70 
added that construction of the four-court gym is scheduled for completion by December 22nd. 71 
Mayor Billings shared that Tiffani Wright indicated plans to host the alumni tournament on 72 
December 26th, contingent upon completion of the gym. She also noted receiving requests 73 
regarding the crosswalk at 870 West for north-south and east-west crossings. Mr. LeBaron 74 
explained that relocating the crosswalk was a well-supported decision and highlighted the 75 
importance of adhering to strict standards governing crosswalk placement. 76 
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Gary Cupp announced that next week is the last Planning Commission meeting of the year. They 77 
have a good size agenda with seven items that could come to the Council meeting.  78 

Dayton Hall updated the Council on a recent dog bite incident that had been reported in the 79 
media. He explained that Animal Control’s investigation determined the incident was not 80 
isolated. Following the bite, the dog was quarantined and continued to display aggressive 81 
behavior. The owners were subsequently served notice that the dog would be euthanized, 82 
which they appealed. He reported that a hearing was held today before an administrative law 83 
judge to review the evidence. The judge ruled in favor of the City, and the dog will be 84 
euthanized. He added that the dog has remained in the City’s custody since the incident. 85 

6:00 p.m. - Call to Order –  86 

Mayor Billings welcomed everyone and called the meeting to order.  87 

Prayer: Councilman Hirschi 88 

Thought and Pledge: Mayor Billings  89 

Declaration of any conflicts of interest 90 

None declared.  91 
 92 
Minutes of the Regular City Council Meeting for October 16, 2025, November 6, 2025, and 93 
Special Meeting November 18, 2025 94 
 95 
Kevin Thomas motioned to approve the October 16, 2025, November 6, 2025, and November 96 
18, 2025, minutes as written. Seconded by Drew Ellerman. Motion carried unanimously.   97 

Public Forum – Comments From Public 98 

OLD BUSINESS 99 

       1.     Consideration and possible approval of Resolution 2025-39 Updating Building 100 
Permit Fee Calculations - Larry Palmer  101 
 102 
Mayor Billings read the following summary written by Cindy Beteag that was provided in the 103 
packet. “The Council first reviewed this item on November 20th. At that time, it was continued 104 
with recommendations to remove the automatic update clause, adjust the fee by taking the 105 
difference between the current fee and the recommended fee, dividing that amount in half, 106 
and adding it back to the current fee, and to require the item to return to the Council for review 107 
in one year. These revisions have now been incorporated into the resolution, and the updated 108 
exhibits are presented for consideration.”  109 
 110 
Larry Palmer showed the valuation table “Exhibit B” that was updated he explained how the 111 
fees were calculated. He then showed the chart showing the 1997 fees compared to the 2021 112 
fees and what the difference between them is.  113 
 114 
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Kevin Thomas motioned to approve Resolution 2205-39 Updating Building Permit Fee 115 
Calculations. Seconded by Clark Fawcett. Motion carried unanimously.   116 

NEW BUSINESS 117 

1. Consideration and possible approval of City sponsorship for the Hurricane Utah 118 
Farmer's Market 119 

Mayor Billings read the following summary written by Cindy Beteag that was provided in the 120 
packet. “The Hurricane Utah Farmers Market, now entering its sixth year, is requesting City 121 
sponsorship for the 2026 season, including a waiver of rental fees and access to a pedestal 122 
power connection for the market musician at no cost. The market will operate on Saturdays 123 
from March 7–November 21, excluding April 4 (Easter Car Show) and September 5 (Peach 124 
Days). The manager also requested that business license requirements be waived for vendors; 125 
however, staff does not support this, noting that vendors operating exclusively at the market 126 
do not need a license, but those conducting business outside the market do.” 127 

that the market generated more than $240,500 in sales last year. She noted that $7,000 was 128 
available through the food assistance program, with $400 utilized in the senior market nutrition 129 
program, and that the market supports approximately seventy-five small businesses. She added 130 
that the market provides fresh, locally sourced food to the community and has helped four, 131 
soon to be five, vendors grow into independent businesses. Mayor Billings thanked Mrs. 132 
Spendlove for her efforts in organizing and supporting the market. 133 

Kevin Thomas motioned to approve City sponsorship for the Hurricane Utah Farmer’s Market. 134 
Seconded by David Hirschi. Motion carried unanimously.   135 

Joseph Prete motioned to go into a Public Hearing at 6:15 pm. Seconded by Kevin Thomas. 136 
Motion carried unanimously.  137 

 138 
2. Public Hearing to take comments on the following; 139 

 140 
a. Proposed amendments to the 2025-2026 Fiscal Year Budget 141 
b. A Sensitive Land Application for an 80 lot single family subdivision located at 400 N 142 

2800 West 143 
c. The proposed creation of the ZRMC Public Infrastructure District 144 
d. Secondary Water Impact Fee Facilities Plan, Impact Fee Analysis, and an increase to 145 

secondary water impact fee 146 

No comments.  147 

Kevin Thomas motioned to go out of Public Hearing at 6:16 p.m. Seconded by David Hirschi. 148 
Motion carried unanimously.  149 

 150 
3. Consideration and possible approval of Resolution 2025-42 approving and adopting 151 

amendments to the 2025-2026 budget - Paige Chapman 152 
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Mayor Billings read the following summary written by Paige Chapman that was provided in the 153 
packet. “Most of these amendments are due to increased revenues, such as interest, grants, 154 
and scholarships. When we increase revenues on the general fund side we have to make equal 155 
increases on the expense side. Majority of the increased expenses are due to personnel related 156 
items like Police being down employees which means overtime goes up, building department 157 
had some changes last FY and needing to adjust the budgeting process to reflect that, and in 158 
Recreation more credit cards are being used to pay for programs and equipment. More credit 159 
card usage means we have to pay more fees. Some of the bigger items outside of the General 160 
Fund is the Parks Impact fund due to more impact fees being collected,  Fund 43, 47, 49, 50, 161 
and 51 due to earning more interest. We’ve also had some big grants with big projects. The 162 
Pressurized Irrigation Fund and Water Funds have ongoing pressurized irrigation expansion and 163 
AMI (Meters) project that are mostly reimbursed. Drainage Fund just finished up the Frog 164 
Hollow Dam that was also a small cost share with reimbursements. We are planning on 165 
transferring $3 million from the general fund to the City Campus fund. We were over the audit 166 
threshold of 35% of expenses that we are allowed to keep in our fund balance, so this will help 167 
us be in compliance. The Golf Fund will also be moving some money in the Golf Equipment fund 168 
to help the maintenance department having equipment when needed, while paying the fund 169 
back to help purchase equipment in the future.” 170 

Paige Chapman reviewed the purpose of each fund included in the budget amendments. Mayor 171 
Billings noted that the City should be receiving additional funding from NRCS. Mrs. Chapman 172 
explained that revenue and corresponding expenses were added to the Police budget to 173 
account for a victim advocate position funded by a grant. While staff believes this funding will 174 
be ongoing, it is currently approved as a one-year grant. Mayor Billings mentioned that 175 
LaVerkin has utilized a similar program for some time and has consistently received renewed 176 
grant funding. Kaden DeMille expressed confidence that the grant will continue, noting it has 177 
been funded for several years. Councilman Prete confirmed that the proposed amendments are 178 
routine. Mrs. Chapman clarified that the only amendment differing from prior practice is a $3 179 
million transfer from the General Fund to the City Campus Fund. She explained that the City is 180 
intended to maintain reserves equal to 35 percent of expenses and that current reserves 181 
exceed this level. As a result, the City could receive an audit finding for retaining excess funds. 182 
Councilman Fawcett added that grant revenues cannot be included in the budget until they are 183 
formally received. Mr. DeMille noted that while recent years have benefited from unusually 184 
strong interest earnings, staff does not want to rely on that revenue in case conditions change 185 
in the future. 186 

Clark Fawcett motioned to approve Resolution 2025-42 approving and adopting amendments 187 
to the 2025-2026 budget. Seconded by Drew Ellerman. Motion carried unanimously by a roll 188 
call vote.  189 

Mayor Billings explained that any increase in funding for Wreaths Across America would need 190 
to be included in the next round of budget amendments. Councilman Thomas stated he 191 
preferred not to increase the amount, noting that the City has already made a contribution. 192 



Hurricane City Council Minutes – December 04, 2025 
 

6 
 

Mayor Billings suggested waiting and exploring additional support by reaching out to other 193 
potential contributors. 194 

4. Consideration and possible approval of a Preliminary Plat and Sensitive Lands 195 
Application for Paraiso Phase 15-18, an 80 lot single family subdivision located at 400 N 196 
2800 W; File No. PP25-10 and HIL25-02; JP Excavating, Applicant; American Land 197 
Consulting and Tony Carter, Agent. 198 

Mayor Billings read the following summary written by Gary Cupp that was provided in the 199 
packet. “The applicant is applying for a 80 lot single family subdivision located along 2800 W 200 
between the Paraiso and Sky View developments. The zone change and PDO were approved in 201 
2022 as “Frei Residential PDO”.  Due to hillsides in the area, a sensitive lands application has 202 
been submitted, and therefore requires City Council approval, even though the Planning 203 
Commission is typically the approval authority for preliminary plats. Hurricane City Code section 204 
10-24-4(B) assigns the authority to approve developments located within sensitive lands to the 205 
City Council. This delegation of authority is also consistent with Utah Code §10-20-806.2. The 206 
Planning Commission had no substantial discussion on the item. Since the request adequately 207 
meets the required considerations for and voted unanimously to recommend approval of the 208 
zone change by the City Council subject to staff and JUC comments.   As permitted by the 209 
sensitive lands and hillside ordinance section 10-24-3 of the City Code, the applicant has 210 
proposed an alternative solution that protects the sensitive lands by reducing the originally 211 
proposed number of lots, and designing the development to avoid the steep terrain. The 212 
alternative was reviewed by the engineering and planning departments and found to be based 213 
on sound and generally accepted engineering and land development principles. Therefore, the 214 
alternative is expected to result in equal or better protection of the sensitive lands. The 215 
alternative design is also found to be consistent with the general plan policies affecting 216 
sensitive lands. From Arthur LeBaron: The City needs to secure an additional easement along 217 
the frontage of 2800 West from Middon LLC for the power transmission line that is planned to 218 
extend from 600 North and down South past 3000 South. Approval of the project should be 219 
subject to the acquisition of this easement. Staff recommends approval.” 220 

Gary Cupp explained that the original application included a design that impacted sensitive 221 
land; however, it has since been revised to affect only a small area. Two lots located on the 222 
slope were removed, and an engineered plan has been provided to properly address the 223 
terrain. 224 

Clark Fawcett motioned to approve the Preliminary Plat and Sensitive Lands Application for 225 
Paraiso Phase 15-18 subject to a fifteen-foot easement for the powerline. Seconded by Joseph 226 
Prete. Motion carried unanimously.  227 

 228 
5. Consideration and possible approval of Resolution 2025-43 of the City Council of 229 

Hurricane City, Utah, providing for the creation of ZRMC Public Infrastructure District as 230 
an independent body corporate and politic: authorizing and approving a governing 231 
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document, an interlocal agreement, and a notice of boundary action; and related 232 
matters -Western Mortgage & Realty Company 233 

Mayor Billings read the following summary written by Dayton Hall that was provided in the 234 
packet. “Western Mortgage and Reality Company has petitioned the City Council to authorize 235 
the creation of a PID for the Zion Regional Medical Center (“ZRMC”).  The property proposed to 236 
be subject to the ZRMC PID is approximately 39.5 acres within the existing Gateway PID.  A 237 
governing document for the ZRMC PID that is acceptable to the applicant, the City staff, and the 238 
City’s PID legal representation has been created and is included in the Council’s packet for the 239 
Council’s review and approval.  Based on prior discussions with the Council, the governing 240 
document includes the following summarized provisions: Improvements financed by the PID 241 
will be limited to medical buildings and supporting infrastructure. Improvements permitted to 242 
be financed by the PID will include, in addition to public infrastructure to be dedicated to the 243 
City, private improvements that will not be dedicated to the City. Considering the overlapping 244 
PIDs, the aggregate limit (for both PIDs) is 0.015 per dollar of taxable value of taxable property. 245 
No debt may be issued by the PID on or after June 19, 2030, and if a building permit is not 246 
issued on the property by that date, the PID must be dissolved. The applicant has not provided 247 
additional financial information as discussed in the last work meeting, so the plan of finance is 248 
still unclear.  However, given that the property will not be subdivided and will not have any 249 
residential component, the City staff are not overly concerned that the plan of finance is not 250 
fully developed.” 251 

Tyler King with Snow Jensen & Reese explained that the rest of the working group had prior 252 
commitments and were unable to attend the meeting. Councilman Prete asked what the 253 
highest mill levy previously approved by the City had been. Aaron Wade with Gilmore Bell 254 
stated that the City had approved 10 mills for Coral Junction, while other districts are at 4.5 255 
mills. Councilman Prete then asked how this would affect the property tax rate. Mr. Wade 256 
explained that the aggregate rate for Hurricane is about 7 mills, so this would effectively triple 257 
the rate for the area in question. He noted that some cities have recently received notices from 258 
their auditors requiring justification for the components of approved PIDs. To address this 259 
concern, he suggested that the City could make the District self-appointing, which would 260 
eliminate reporting requirements for the City. Kaden DeMille stated that the auditor’s notice 261 
was unexpected, as the City has always been advised that PIDs remain off its books. He 262 
confirmed that staff will coordinate with Gilmore Bell to address the requirement. Mr. Wade 263 
recommended that any motion approving the PID could be made subject to final revisions by 264 
the City Manager and City Attorney. Dayton Hall asked how making the board self-appointing 265 
would differ from the current procedure. Mr. Wade explained that under the Governing 266 
Document, the Board of Trustees is currently appointed by the City Council, but it could be 267 
changed so the Board appoints its own members. Mr. Hall stated that if the Council intends to 268 
approve the PID, he would support Mr. Wade’s recommendation to make the motion 269 
contingent on implementing this change, noting that it is prudent to keep the district off the 270 
City’s books. 271 
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Councilman Prete noted that projects do not always go as planned and asked what would 272 
happen if the hospital project fails and the PID no longer makes sense. Mr. Wade explained that 273 
Mr. Hall structured the agreement so that its expiration is tied to the expiration of the height 274 
variation. If the hospital is not completed by that time, the District would be dissolved. He 275 
added that other provisions also tie the PID specifically to the hospital, preventing it from being 276 
used for unrelated developments. Councilman Fawcett asked what would happen if the project 277 
began but then failed. Mr. Wade acknowledged that this is always a risk. While investors could 278 
lose part of their investment, the City itself would not bear the loss. When asked who would 279 
absorb the loss, Mr. Wade explained that the Governing Documents limit the District’s ability to 280 
issue bonds to a 31-year term, but allow up to a 40-year tax imposition period from the first 281 
issuance. This means that if payments were not made for several years, the County could 282 
foreclose on the property and sell it at auction to recover funds. 283 

Councilman Prete noted that this project would overlap two PIDs and expressed concern about 284 
potential conflicts between the two districts. He asked what assurances exist that 285 
responsibilities are clearly defined and requested a timeline for the development and purchase 286 
of the land. Mr. King stated that an interlocal agreement has been prepared between the two 287 
districts, clarifying responsibilities: ZRMC is responsible for hospital-related improvements, 288 
while the Gateway District is responsible for the infrastructure leading to the hospital. Mayor 289 
Billings noted that the hospital will not purchase any property until all agreements are finalized. 290 
When asked about the timing of the purchase, Mr. King explained that it is contingent on PID 291 
approval. Councilman Prete asked Brent Moser from the Gateway District if he had any 292 
comments. Mr. Moser stated that the teams have been working on this for months and are 293 
confident that outstanding issues can be resolved. He confirmed that they are actively 294 
advancing the necessary infrastructure. Councilman Prete questioned whether the mill levy 295 
needed to be set so high, noting that it represents a 50% increase over previous PIDs. Kirra 296 
from DA Davidson explained that ZRMC is requesting 10.5 mills, with the aggregate 15 mills 297 
representing the combined total between the two Districts. She added that she would need to 298 
speak with the sponsor to see if the rate could be lowered. Mr. Wade noted that PID debt 299 
would only cover part of the project, so reducing the mill levy would require borrowing 300 
additional funds under less favorable terms. Councilman Prete asked if any other PIDs in 301 
Southern Utah have a limit of 15 mills. Mr. Wade stated that the only similar PID he is aware of 302 
is Black Desert at 10 mills, though in Provo, a medical school PID was approved at 15 mills 303 
under comparable circumstances. Councilman Fawcett noted that for residential PIDs, the cost 304 
is passed on to homeowners, but in this case, it will be the same property owner, making it a 305 
more favorable rate for them. Councilman Prete asked what would happen if the project fails 306 
and the property is converted to residential—would the owner be stuck with the higher rate? 307 
Mayor Billings clarified that the Council would need to approve any changes. Mr. Wade added 308 
that under state law and bond documents, property cannot be removed from the District until 309 
any issued bonds are repaid. He also noted that it is common to have a separate agreement 310 
between the City and the developer specifying that no other uses would be approved once the 311 
bonds are issued. 312 
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Drew Ellerman motioned to approve Resolution 2025-43 providing for the creation of ZRMC 313 
Public Infrastructure District subject to revisions to the governing documents removing the 314 
reporting requirements, making the Board self-appointing, and removing the requirement for 315 
specific bond counsel and municipal advisors, in a form that is approved by Gilmore Bell and 316 
City Attorney Dayton Hall. Seconded by Clark Fawcett. Motion carried with Joseph Prete, Drew 317 
Ellerman, Clark Fawcett, and Kevin Thomas voting aye. David Hirschi abstained.  318 

Karl Rasmussen reported that he has been coordinating with staff on an easement needed to 319 
bring the first phase of power in front of the bowling alley. He submitted the easement to 320 
facilitate the connection, noting that this is the initial phase required to extend the transmission 321 
line. 322 

6. Consideration and possible approval of Ordinance 2025-23 Approving a Secondary 323 
Water Impact Fee Facilities Plan, a Secondary Water Impact Fee Analysis, and an 324 
updated Impact Fee for secondary water -Ken Richins 325 

Mayor Billings read the following summary written by Ken Richins that was provided in the 326 
packet. “On June 15, 2023, Hurricane City Council adopted an impact fee for secondary water. 327 
As the city continues to grow at a rapid pace it is necessary for the Hurricane City secondary 328 
impact fee to be updated. Most of our current secondary impact fee is concentrated on the 329 
older part of the city and preparation for future use of reclaimed water.   The updated impact 330 
fee concentrates on three separate areas. The canal company service area south to 1500 South, 331 
the Gateway PID area near Dixie Springs/Sand Hollow, and the rest of Hurricane City excluding 332 
the east bench and west of the Virgin River. In the excluded areas, it would be difficult to serve, 333 
and we hope they will concentrate on some type of desert landscaping. Glen Carnahan from 334 
Alpha Engineering will be present at the City Council meeting to present the updated plans and 335 
answer questions. On 12/2/24 the Capital Facilities Plan and the Impact Fee Analysis were 336 
presented to the Hurricane City Water Board for a recommendation to the City Council. The 337 
motion to recommend the City Council adopt the updated facilities plan and impact fee was 338 
unanimous by the voting members in attendance. I personally want to recommend that the City 339 
Council adopt the new impact fee schedule.” 340 

Glen Carnahan with Alpha Engineering explained that the major changes to the impact fee are 341 
primarily driven by modifications to the District’s regional reuse plan, which outlines how 342 
secondary water will be provided. The previous plan did not require additional water sources, 343 
but growth in the area has created a need. They have divided the service area into three zones, 344 
which the Council discussed in detail. The existing canal area carries the lowest rate, while the 345 
Sand Hollow service area has the highest. Mr. Carnahan explained that while some areas will 346 
pay a lower fee for infrastructure, they will incur higher fees to the District for water 347 
acquisition. Councilman Prete asked about monitoring the three zones, and Ken Richins stated 348 
that it will be consistent with the Water Department’s current practices. Mayor Billings noted 349 
that a chart has been created to outline the schedule for each area. Mr. Richins added that if 350 
the City takes over and manages it properly, it could result in cost savings for citizens. Mac Hall 351 
noted a few changes that seemed necessary for the Canal Company, but Mr. Carnahan 352 
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confirmed those issues have been resolved, so he has no major concerns. Kaden DeMille 353 
confirmed that the numbers presented are exact and not rounded, unlike what was previously 354 
shown to the Water Board. He also noted that the documents referenced one bond but not 355 
another. Mr. Carnahan clarified that the second bond does not need to be included, as it is a 356 
new bond and would not require crediting. 357 

David Hirschi motioned to approve Ordinance 2025-23 Approving a Secondary Water Impact 358 
Fee Facilities Plan, a Secondary Water Impact Fee Analysis, and an updated Impact Fee for 359 
secondary water. Seconded by Kevin Thomas. Motion carried unanimously by a roll call vote.  360 

 361 
7. Consideration and possible approval of a reimbursement agreement with RanLife 362 

Homes Cordero LLC and Kobalt Dev Group, LLC for the purchase of 2400 West - Arthur 363 
LeBaron 364 

Mayor Billings read the following summary written by Arthur LeBaron that was provided in the 365 
packet. “RanLife Homes Cordero LLC and Kobalt Dev Group, LLC have requested a 366 
reimbursement agreement for system improvement costs. The items under consideration for 367 
this agreement include costs for surveying, appraisal work, and property acquisition for the 368 
right-of-way of 2400 West. This right-of-way is necessary for roadway improvements that 369 
provide for a regional second access to support developments that have been approved and are 370 
anticipated to be approved in the near future. Since the expenditures are for a master planned 371 
roadway that will serve multiple developments, the applicant is eligible to reimbursement for 372 
the costs listed. The amount is $261,576. Staff recommends approval of the reimbursement 373 
agreement.” 374 

Arthur LeBaron commented that the master plan serves as a framework for guiding 375 
development. He noted that the developers have put significant effort into bringing the 376 
projects to this point and expressed his appreciation for their work. Councilman Ellerman 377 
confirmed that these are all impact fee vouchers and that the City is not issuing any direct 378 
payments.  379 

Kevin Thomas motioned to approve the reimbursement agreement with RanLife Homes 380 
Cordero LLC and Kobalt Dev Group, LLC for the purchase of 2400 West. Seconded by David 381 
Hirschi. Motion carried unanimously by a roll call vote.  382 

8. Consideration and possible approval of local consent for a bar establishment at Pecan 383 
Valley Resort 384 

Mayor Billings read the following summary written by Cindy Beteag that was provided in the 385 
packet. “Pecan Valley Resort received a full-service restaurant liquor license in August 2024, 386 
limited to the first floor, to allow the City to monitor for any issues before considering approval 387 
for both levels. Since then, no violations or concerns have been reported. The applicant is now 388 
requesting local consent to establish a bar on the second level of the clubhouse. State 389 
regulations prohibit anyone under 21 from entering the bar area and restrict alcohol from 390 
leaving designated zones. Provided these regulations are followed, staff has no concerns with 391 
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the Council granting local consent. One consideration for the Council is that this would become 392 
the only bar establishment within Hurricane City.” 393 
 394 
Samantha Gurgong was present to represent the applicant. Councilman Fawcett noted that 395 
when the application was first presented, the Council had expressed a desire to keep alcohol 396 
separate from areas designated for children and confirmed that this would remain the case. 397 
Councilman Thomas stated that he is not in favor of bars in the area. While he understands the 398 
need for restaurants to serve alcohol, he does not believe it is appropriate in a recreational 399 
resort setting. Councilmen Hirschi and Ellerman agreed. Councilman Prete commented that the 400 
staff summary discussing the prior alcohol license at this location suggested a trial period for 401 
the existing license, which does not match his recollection. He noted that Hurricane is a family-402 
friendly community and that alcohol should not be intermixed with kid-focused areas. Dayton 403 
Hall explained that while State code requires local consent, it does not provide specific 404 
parameters. However, best practice is to provide reasonable justification if the Council chooses 405 
not to grant local consent for the application. 406 

Kevin Thomas motioned to deny local consent for a bar establishment at Pecan Valley Resort 407 
based on the finding that it is not an appropriate place for a bar as explained in the Council’s 408 
discussion. Seconded by Joseph Prete. Motion carried unanimously.  409 

9. Consideration and possible approval of Resolution 2025-41 Amending and Adopting 410 
Land Use Application Fees 411 

Mayor Billings read the following summary written by Gary Cupp that was provided in the 412 
packet. “The Planning Department proposes to update the City's fee schedule for the purpose 413 
of adding land use and zoning permit categories that are currently not included on the 414 
schedule. The planning department has application fees that are routinely collected that are 415 
not shown on the fee schedule. Conversely, there are applications that are being processed 416 
without charge because a fee was never established. These fees are now being proposed to be 417 
added to the fee schedule. Lastly, it is recommended that the land use fees be increased to the 418 
general level of those of other jurisdictions in the local area. Staff recommends approval of the 419 
proposed adjustments to the fee schedule.” 420 

Gary Cupp explained that some fees are currently collected but not listed on the official fee 421 
schedule, while other applications are reviewed without a fee being collected. He then 422 
reviewed each of the fees in detail. Mayor Billings asked how long it takes to review each type 423 
of application. Mr. Cupp noted that this is difficult to determine because three different 424 
departments are involved, in addition to taking the mylar to the recorder’s office. Councilman 425 
Ellerman agreed, stating that the recommended fees are reasonable. He added that while some 426 
applications may require several hours to process, others are quicker, so using an average 427 
makes the most sense. Mr. Cupp also presented an analysis showing that departmental 428 
revenues are currently less than their expenses. 429 

Drew Ellerman motioned to approve Resolution 2025-41 Amending and Adopting Land Use 430 
Application Fees as shown. Seconded by Joseph Prete. Motion carried unanimously.  431 
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10. Consideration and possible approval of the 2026 Annual Meeting schedule 432 
 433 

Joseph Prete motioned to approve the 2026 Annual Meeting schedule. Seconded by Drew 434 
Ellerman. Motion carried unanimously.   435 

 436 
11. Mayor, Council, and staff reports 437 

Councilman Ellerman reported that the Fire District met on Monday and approved a $12 million 438 
budget. During the same meeting, they also approved a budget amendment, generating over 439 
$2 million by sending crews out of state to assist with firefighting efforts. He expressed support 440 
for deploying the wildfire units, noting that it helps save money for taxpayers. He added that 441 
the State recently passed a tax, so the property tax previously approved for the Fire District will 442 
be reduced by next year. 443 

12. Closed Meeting held pursuant to Utah Code section 52-4-205, upon request 444 

A closed meeting was not held.  445 

       Adjournment: Kevin Thomas motioned to adjourn at 8:14 p.m. Seconded by David Hirschi. 446 
Motion carried unanimously.  447 

 448 

 449 



                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Consideration and possible approval of Zone Change Amendment Ordinance No. ZC25-21, a 
proposed zone change on 7.27 acres located at 2300 S and 1100 W from Residential Agricultural RA-
0.5 to Light Industrial M-1; Parcel number H-3-2-10-3391.   

  
Discussion:  Item continued from 12/18/25. The applicant requests approval of a zone change for 
seven acres located south of the Hurricane Fields Estates subdivision and west of the Hurricane 
Airport, from Residential Agriculture RA-0.5 to Light Industrial M-1. At the 12/18/25 city council 
meeting, Councilman Fawcett suggested that the item be continued to allow the applicant to submit a 
development plan detailing what he proposes to use the property for. The applicant's engineer has 
submitted a concept (see attachment in packet) for a contractors yard to store construction and 
industrial equipment. Also proposed is the future construction of a 1,600sf shop building. According to 
the applicant, the purpose of the request is to continue to use the site for storage of his construction 
and industrial equipment. A public hearing was held at the December 11, 2025, Planning Commission 
meeting. No public comments or objections to the zone change were received. Staff was originally 
recommending denial of the project due to lack of power capacity in the area. It has since been 
determined that the applicant had purchased capacity for another project in the area and now intends 
to transfer that capacity to this property should the zone change be approved. Therefore, staff now 
recommends approval. The Planning Commission recommends that the site is more suited for light-
industrial use due to its proximity to the airport and other light industrial properties and voted 
unanimously to approve the zone change. --Gary Cupp 
 
Property Information 
Property Size – approx. 7.27 acres 
Current Zoning – RA-0.5 
General Plan –  Rural Residential 
Existing Development – Vacant land  
  
Findings: Staff finds that the request adequately satisfies the four approval standards for zone 
changes: 
  
1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and 
policies?  The proposed zoning is not strictly consistent with the General Plan's rural residential 
designation for this area, but the city has discussed a desire for expanding industrial future industrial 
development, and this area may be a suitable location for industrial/commercial uses. 
  



                                                                                                                                        

2. Is the proposed amendment harmonious with the overall character of existing development in the 
subject property’s vicinity?  The airport can be considered an industrial use in terms of built form since 
airport hangars resemble other light industrial buildings, although airport hangars are not located in 
the immediate vicinity of this property. Most of the other surrounding property is undeveloped, 
although there is a residential subdivision being constructed nearby. But since the property is bounded 
by roadways, an M-1 zone may not conflict with nearby agricultural properties. 
  
3. Will the proposed amendment adversely affect the adjacent property? M-1 zoning allows for a 
variety of possible uses from storage units to light manufacturing. What effect this zone change has on 
the adjacent properties can depend heavily on what industrial uses are proposed on the property. It’s 
important to note that if the zone change is approved, any light industrial use permitted under the M-
1 zone could go on the property. This includes but is not limited to: 

• Residential uses 

• Rehabilitation/treatment facility 

• Residential facility for troubled youth 

• Transitional housing facility 

• Commercial Uses 

• Vocational school 

• Agricultural sales and service 

• Business equipment rental 

• Convenience store and gas station 

• Commercial kennel 

• Liquor store 

• Vehicle repair/rentals/sales 

• Storage units 

• Industrial Uses 

• Manufacturing 

• Warehousing 



                                                                                                                                        

 
But due to the location in proximity to the airport, and the property being isolated by roadways, these 
uses will likely not adversely affect nearby properties.  
 
4. Are public facilities and services adequate to serve the subject property?  Since it has been 
determined that the applicant can transfer capacity for another project to this property, staff finds 
that adequate public facilities can be timely provided to adequately service the proposed 
development.  
 
  
Recommendation: Staff recommends approval of the zone change. – Gary Cupp  
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Application Accepted Date:  11/24/2025
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APPLICATION DETAILS

 

APPLICATION NUMBER:
This permit becomes null and void if work or construction authorized is not commenced within 180 days, or if
construction or work is suspended or abandoned for a period of 180 days at any time after work is commenced. I
here-by certify that I have read and examined this application and know the same to be true and correct. All
provisions of laws and ordinances governing this type of work will be compiled with whether specified herein or not
the granting of a permit does not presume to give authority to violate or cancel the provisions of any other state or
local law regulating construction or the performance of construction and that I make this statement under penalty of
perjury. Maintenance Deposit is refundable after final inspection if: 1) site is kept clean 2) building is NOT occupied
prior to final inspection and issuance of Certificate of Occupancy.

Hurricane City 
Application

Type of Improvement:  Zone Change Application
Description:  Change zoning to M-1

Tenant / Project Name:  Zone Change - 7 Acres 2300 S

Bldg. Address:   2300 S 1100 W
City:  Hurricane City State:  UT Zip:  84745
Subdivision:  Phase:  1
Block:   Lot #:  Parcel ID #:  H-3-2-10-3391
Zone:  RA-0.5
Property Owner:   SCOTT STRATTON
Permit Contact:  Karl Rasmussen P: (435) 680-0816
Email:  karl@pv-eng.com

Engineer of Record:  Karl Rasmussen
Email:  karl@pv-eng.com P: (435) 668-8307

General Contractor:  Scott Stratton
License #:  P: (435) 467-4966
Address:  365 W Center
City:  La Verkin State:  UT Zip:  84745
Email:  scottstratton4966@gmail.com

$ Valuation  0.00
PERMIT FEES

Planning Fee $  500.00
Planning Fee $  500.00
Sub Total: $  500.00

Permit Total: $  500.00
Amount Paid: $  200.00
Remaining Due: $  300.00

Setbacks Front: Rear: Left: Right:

Min.     

Actual:     

Applicant Name: Treasa Anderson

Signature of Applicant/Authorized Agent or Owner: Date:

Application Approved By: Date:

Application Issued By: Date:

Receipt #: 248544263-11/11/25



PARCEL H-3-2-10-3391 NARRATIVE 

Scott Stratton requests that Parcel H-3-2-10-3391 be rezoned from RA-0.5: Residential 

Agricultural – 2 units per acres to M-1: Light Industrial. 
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STAFF COMMENTS 
 

Agenda Date: 12/11/2025 - Planning Commission 
Application Number: ZC25-21 
Type of Application: Zone Change 

Action Type: Legislative 
Applicant: Scott Stratton 

Agent:  Karl Rasmussen 
Request: A zone change from RA-0.5 to M-1. 

Location: 2300 S 1100 W 
Zoning: RA-0.5  

General Plan Map: Rural Residential 
Recommendation: Deny 

Report Prepared by: Fred Resch III 
 
Discussion: 
The applicant has proposed a zone change for seven acres located south of the Hurricane Fields Estates 
subdivision and west of the Hurricane Airport, from Residential-Agriculture RA-0.5 to M-1 (Light 
Industrial). According to the applicant, the purpose of the request is to facilitate future light industrial 
development on the site. The applicant believes that proximity to the airport, along with the confluence 
of major roadways such as 2060 S, 1150 W, and 2300 S, makes the property less suitable for residential-
agricultural use. 
 
 Zoning Adjacent Land Use 
North RA-0.5  Hurricane Fields Estates subdivision 
East PF Hurricane Airport 
South PF Hurricane Airport 
West RA-1 Farm Land, Undeveloped Property 
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Vicinity Map 
 
To change the zoning on any parcel of land within the City of Hurricane, the following questions need to 
be addressed: 
 
1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and 
policies?  
 
Response: The General Plan Map shows this area as Rural Residential, which advises: 
 
RURAL RESIDENTIAL These areas should serve as a transition from agricultural to traditional 
neighborhoods or commercial uses. Appropriate residential densities for this land use include from one 
unit per 40 acres to RA-.5 and RA-1 (p. 84) 

The proposed zoning is not consistent with the General Plan for this area. Although staff and the 
Planning Commission have discussed potential locations for future industrial development, this area has 
not been identified as one of those locations. Historically, the City has been firm in its position that this 
part of town should remain agricultural, and the General Plan supports the preservation of agricultural 
land (p. 26).  The General Plan also advises that housing developments should not be located near 
“heavy industrial land uses” (p. 42). While not a perfect comparison, an airport can generate many of the 
same impacts and nuisances as a heavy industrial use, raising similar compatibility concerns. 

2. Is the proposed amendment harmonious with the overall character of existing development in the 
subject property’s vicinity? 
 
Response: The airport can be considered an industrial use in terms of built form since airport hangars 
resemble other light industrial buildings, although airport hangars are not located in the immediate 

http://cityofhurricane.com/uploads/fb/planning-dept/2021-general-plan.pdf
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vicinity of this property. Most of the other surrounding property is undeveloped although there is a 
residential subdivision being constructed nearby.  
 
3. Will the proposed amendment affect the adjacent property?  
 
Response: M-1 zoning allows for a variety of possible uses from storage units to light manufacturing. 
What effect this zone change has on the adjacent properties can depend heavily on what industrial uses 
are proposed on the property. It’s important to note that if the zone change is approved, any light 
industrial use permitted under the M-1 zone could go on the property. 
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: See JUC comments below. Major roadway work is currently underway in the area, and the 
adequacy of utilities will depend heavily on the type of light industrial use that ultimately develops. For 
example, warehouse or storage uses typically require significantly less water and electricity than 
residential development, while light manufacturing can be among the highest utility users in the 
community. Although a zone change could, in theory, either increase or lessen future demand, that 
outcome would depend entirely on the specific use proposed. Notably, some of the City’s highest 
individual power consumers are light manufacturing operations, which would be allowed under the 
requested zoning. 

Overall, any new development in this area will further strain existing utility systems. At present, there is 
insufficient power capacity to support additional growth, and this issue must be resolved by the 
applicant before any approval can move forward. 

JUC Comments 
 

1. Power: This area is looking for higher density in the area that is not approved by Hurricane 
Power due to capacity issues. Recommended that they have a meeting with the Hurricane Power 
director to discuss options to move forward. 

2. Sewer: [No comments received] 
3. Streets: [No comments received] 
4. Water: Okay 
5. Engineering: Engineering cannot allow improved accesses from existing 2060 South. The 

Federal Aviation Administration's (FAA's) regulation of the city owned properties makes the fate 
of the existing road uncertain. Access to the site must come from 1100 W (see the included 
exhibit). City or applicant can't (materially) change the existing road without FAA's approval. 
Dedicated right of way for 1100 W is needed. 2300 South (planned 90' wide 3-lane minor 
arterial). 2300 S is master planned to be the beginning/end of Washington Dam Road and Dixie 
Springs Drive. 

6. Fire: [No comments received] 
7. Gas: Okay 
8. WCWCD: Washington County Water Conservancy District hereby acknowledges that based on 

the information provided, the zone change adequately mitigates interference with district 
facilities and property interests. The District reserves the right to rescind this acknowledgement 
if additional information becomes available. The district has not determined whether water will 
be available for this development and does not hereby make any guarantee of water availability. 
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In addition, the development must conform with applicable district requirements, including but 
not limited to payment of fees.  

 
 
 
 
Items to Consider: 
The following are key items to consider: 
 

● If this zone change is approved any use permitted in the M-1 zone would be permitted on this 
property. This includes but is not limited to: 

○ Residential Uses 
■ Rehabilitation/treatment facility 
■ Residential facility for troubled youth 
■ Transitional housing facility 

○ Commercial Uses 
■ Vocational school 
■ Agricultural sales and service 
■ Business equipment rental 
■ Convenience store and gas station 
■ Commercial kennel 
■ Liquor store 
■ Vehicle repair/rentals/sales 
■ Storage units 

○ Industrial Uses 
■ Manufacturing 
■ Warehousing 

 
 
Findings:  
Staff makes the following findings: 
 

1. The proposed zone change is not compatible with the General Plan Map but may meet some of 
its goals. 

2. The proposed zone change is not generally in harmony with the overall  residential and rural 
character of the properties to the north and east, but is more harmonious with the airport to the 
south. 

3. The proposed zone change may have an adverse impact on the area, but that depends on how this 
area develops.  

4. The services are not adequate for the development in this region.  
 

Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and considers residents' comments. Due to the lack of public facilities in the 
area and not meeting all four criteria for a zone change, staff would recommend denial. 
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        ORDINANCE NO ZC25-21 

AN ORDINANCE OF THE CITY COUNCIL OF HURRICANE APPROVING THE REZONE 
FOR PARCEL H-3-2-10-3391 FROM RESIDENTIAL AGRICULTURAL 0.5 (RA-0.5) TO 

LIGHT INDUSTRIAL (M-1)  

WHEREAS, Utah Code 10-9a allows Cities to regulate land use within their boundaries; and 

WHEREAS, the proposed amendment is generally compatible with the current General Plan; 
and 

WHEREAS, the proposed amendment is generally in harmony with the overall character of 
the proposed surrounding development; and  

WHEREAS, the proposal will not have an adverse impact on the surrounding area; and 

WHEREAS, there are adequate facilities to support the proposed zone change; and 

WHEREAS, the Planning Commission gave a positive recommendation on the proposed 
zone change.  

BE IT FURTHER ORDAINED BY THE CITY COUNCIL OF HURRICANE CITY THAT: 

That parcel H-3-2-10-3391 is rezoned Residential Agricultural 0.5 (RA-0.5) to Light Industrial 
(M-1). 

PASSED AND APPROVED on this 15th day of January 2026. 

 

       Hurricane City 

       ___________________________                                              
       Clark Fawcett, Mayor 

 

Attest:   

_________________________                                                                                                                         
Cindy Beteag, City Recorder 

 

 

 

 



 

The foregoing Ordinance was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January 2026. Whereupon a motion to 
adopt and approve said Ordinance was made by __________________________ and seconded 
by ___________________________.  A roll call vote was then taken with the following results: 

 Yea  Nay     Abstain    Absent 
Lynn Excell  ___  ___     ___      ___ 
David Imlay  ___  ___     ___      ___ 
Joseph Prete  ___  ___     ___      ___ 
Drew Ellerman  ___  ___     ___      ___ 

 
 
 ___________________________ 
Cindy Beteag, City Recorder 
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STAFF COMMENTS 
 
Item: Consideration and possible approval of a Zone Change Amendment Ordinance No. ZC25-17, a 
proposed zone change located at 100 N and Black Rock Rd. from Mobile Home/RV Park (MH/RV(PDO)) 
to General Commercial (GC); Parcels H-CRV-1-1 through H-CRV-1-18.   

  
Discussion: The applicant is seeking approval of a zone change to rezone 1.05 acres of property 
currently within the Canyons RV subdivision from MH/RV (PDO) to General Commercial. A public 
hearing was held on this item at the October 9th, 2025 Planning Commission meeting, but no action 
was taken at that time. Several public comments objecting to the proposal were received . The item 
went before the Planning Commission on December 11, 2025. At that meeting, the applicant 
submitted a reduced scope of the zone change from the one presented at the 10/9/25 public hearing 
that only includes property west of the undeveloped Black Rock Road. No development plans have 
been submitted at this time. The Planning Commission voiced overall support of the proposed zone 
change to increase the commercial zone and voted 5 to 2 for approval. Ralph Ballard felt that the 
proposal was not sanctioned by the Canyons RV HOA, and voted to deny. Kelby Iverson felt that the 
zone change would be inharmonious with neighboring development, and also voted to deny.   
 
Property Information 
Property Size – approx. 1.05 acres 
Current Zoning – MH/RV 
General Plan –  split designation of General Commercial/Single Family 
Existing Development – Vacant land  
  
Findings: Staff finds that the request adequately satisfies the four approval standards for zone 
changes: 
 
1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and 
policies?  The zone change does not strictly comply with the General Plan designation for the property; 
however, it is close to the boundary of the General Commercial designated area. The proposed zone 
change could be considered to promote the City’s goals of additional commercial space along major 
corridors, and the General Plan supports the development of new commercial areas and local 
employment centers; thus, the proposed zone change broadly meets the standards of the General 
Plan Map and goals for the site. 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 



                                                                                                                                        

subject property’s vicinity?  The proposed zone change is considered generally harmonious with the 
surrounding development since the immediate vicinity is largely undeveloped. A commercial zone 
would also be harmonious with the planned development to the southwest and west of the site. 
 
3. Will the proposed amendment adversely affect the adjacent property?  The General Commercial 
zone allows for a wide range of commercial uses, but since no development is proposed at this time, 
the true potential impact cannot be ascertained. But the property is buffered from existing residential 
development, so the proposed amendment is not expected to have an adverse impact. 
 
4. Are public facilities and services adequate to serve the subject property?  Services are adequate to 
serve the area, or will be timely provided. – Gary Cupp 
 
  
Recommendation:   
  
  



APPROVALS DATE INFO

PLANZC25-17

Application Accepted Date:  09/10/2025

CONTACT INFORMATION

 

 
APPLICATION DETAILS

 

APPLICATION NUMBER:
This permit becomes null and void if work or construction authorized is not commenced within 180 days, or if
construction or work is suspended or abandoned for a period of 180 days at any time after work is commenced. I
here-by certify that I have read and examined this application and know the same to be true and correct. All
provisions of laws and ordinances governing this type of work will be compiled with whether specified herein or not
the granting of a permit does not presume to give authority to violate or cancel the provisions of any other state or
local law regulating construction or the performance of construction and that I make this statement under penalty of
perjury. Maintenance Deposit is refundable after final inspection if: 1) site is kept clean 2) building is NOT occupied
prior to final inspection and issuance of Certificate of Occupancy.

Hurricane City 
Application

Type of Improvement:  Zone Change Application
Description:  Zone change in Conjunction with Final Plat Amendme

Tenant / Project Name:  2.71 ACRES

Bldg. Address:   100N 2770W
City:  Hurricane City State:  UT Zip:  84737
Subdivision:  Canyons RV Resort Phase:  1
Block:   Lot #:  MultipleParcel ID #:  Multiple
Zone:  MH/RV
Property Owner:   Western Commercial Real Estate
Permit Contact:  Joby Venuti P: (435) 632-5629
Email:  joby@netutah.com

Engineer of Record:  Brandon Anderson - Rosenberg
Email:  brandona@racivil.com P: (435) 673-8586

General Contractor:  Western CRE
License #:  P: (435) 632-5629
Address:  3452 Sagebrush Dr
City:  Santa Clara State:  UT Zip:  84765
Email:  joby@netutah.com

$ Valuation  0.00
PERMIT FEES

Planning Fee $  150.00
Planning Fee $  150.00
Sub Total: $  150.00

Permit Total: $  150.00
Amount Paid: $  150.00
Remaining Due: $  0.00

Setbacks Front: Rear: Left: Right:

Min.     

Actual:     

Applicant Name: Joseph Venuti

Signature of Applicant/Authorized Agent or Owner: Date:

Application Approved By: Date:

Application Issued By: Date:

Receipt #: 242630435-09/10/25



11-3-2025 

To: Hurricane City  

From: Western Commercial Real Estate, PLLC 

Re: Zone Change  

 

To whom it may concern: 

Zone Change Application PLANZC25-17 is being reduced to only the 1.02 acres highlighted 

on the attached map.  The request is to change the zone from MH/RV to General 

Commercial so that the property can be added to the 5.17 acres of General Commercial it 

borders on the west.    

The original application made on 9-10-2025 was for 2.71 acres.  This has been reduced to: 

1. Leave all existing public utility easements in place as they are now. 

2. Leave all Common areas owned by the Canyons HOA as they are now. 

Affidavits from all 3 owners of lots 1-18 have been signed and are included with this 

application.  If the zone change is approved a Partial Plat Amendment for the 1.02 acres 

(currently platted as lots 1-18) will be submitted to eliminate the lots and add the acreage 

to the commercial property bordering 2800W and 100N.   

     

     Best Regards, 

 

      Joby Venuti, Manager 

      Western CRE, PLLC 

 



                                                                                                                                        

12/11/2025  ZC25-17  

 STAFF COMMENTS 
 
 
 

Agenda Date: 12/11/2025 - Planning Commission 
Application Number: ZC25-17 
Type of Application: Zone Change Application 

Action Type: Legislative 
Applicant: Western Commercial Real Estate 

Agent:  Joby Venuti 
Request: A Zone Change from MH/RV(PDO) to GC. 

Location: 2800 W 100 N 
Zoning: MH/RV (PDO) 

General Plan Map: General Commercial and Single Family  
Recommendation: Recommend approval to the City Council. 

Report Prepared by: Fred Resch III 
 
Discussion:  The applicant is seeking a zone change approval to rezone 1.05 acres of property currently 
within the Canyons RV subdivision from MH/RV (PDO) as part of the Canyons RV development to 
General Commercial. A public hearing was held on this item on October 9th, 2025. The applicant has 
lessened the scope of the zone change from that public hearing to only include property west of the 
undeveloped Black Rock Road. No development plans have been submitted at this time. 
 
 
Adjacent Land Uses 
 
 Zoning Adjacent Land Use 
North MH/RV (PDO) Undeveloped property (proposed Canyon Villas 

development) 
East MH/RV (PDO) RV park (Canyons RV) 
South MH/RV (PDO) RV park (Canyons RV) 
West GC Undeveloped property 
 
 

https://hurricaneut.maps.arcgis.com/apps/webappviewer/index.html?id=bd5a50391ddf431f9988e4d7cc8494ab


                                                                                                                                        

12/11/2025  ZC25-17  

 
Vicinity Map 
 
Zone Change Factors:   
 
When reviewing a zone change the Planning Commission must consider the following, as per Hurricane 
City Code (HCC) 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; 

https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5225#JD_10-7-5


                                                                                                                                        

12/11/2025  ZC25-17  

      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: This property is on the boundary of General Commercial and Single Family on the General 
Plan map, which recommends: 
 
GENERAL COMMERCIAL: Commercial uses that provide retail, employment and service 
uses for the City. These developments should be located along major corridors. 
 
SINGLE FAMILY: These uses should be located near supporting community uses such as, 
but not limited to churches, schools, and parks. Appropriate densities for this land use 
include R1-15, R1-10, R1-8, and R1-6. 

 



                                                                                                                                        

12/11/2025  ZC25-17  

The zone change does not strictly comply with the General Plan designation for the property, however it 
is close to the boundary of the General Commercial designated area. The General Plan supports the 
development of new commercial areas and local employment centers (page 54). 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
subject property’s vicinity? 
 
Response: The immediate vicinity is largely undeveloped and is harmonious with the planned 
development to the southwest and west.  
 
3. Will the proposed amendment adversely affect the adjacent property?  
 
Response: The General Commercial zone allows for a wide range of commercial uses so the full effect 
of the zoning cannot be determined at this time. This property is buffered from existing residential 
development, so future residential development in this area will need to account for this zoning. 
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: Public facilities and services are generally adequate for this development. See JUC 
comments below 
 
JUC Comments 
The following items will need to be addressed: 
  
1. Public Works: How will this property receive utilities and access? 
2. Sewer: No comment.  
3. Water: Water line needs to be looped. 
4. Fire: Approved. 
5. Engineering: Engineering supports the zone change: this location is on the boundary of the general 

commercial designation of Hurricane City's General Plan. Commercial uses can provide desirable 
products for the neighboring unit dense MH/RV zones. The public road network should be added to 
for additional access to the area and water looping; the properties can reasonably provide adequate 
facilities for themselves. 

6. Streets: No comment. 
7. Power: Existing power through this property will need to be rerouted. Unsure of access into 

property and out of RV park. Power must be finished to 2800 W line along 100 N and across the 
street. 

8. Phone/Cable/Fiber: No comment. 
9. GIS: Okay. 
10. WCWCD: Washington County Water Conservancy District hereby acknowledges that based on the 

information provided, the zone change adequately mitigates interference with district facilities and 
property interests. The District reserves the right to rescind this acknowledgement if additional 
information becomes available. The district has not determined whether water will be available for 
this development and does not hereby make any guarantee of water availability. In addition, the 
development must conform with applicable district requirements, including but not limited to 
payment of fees.  



                                                                                                                                        

12/11/2025  ZC25-17  

Findings:  
Staff makes the following findings: 
 

1. The proposed zone change broadly meets the standards of the General Plan Map and goals 
depending on site layout. 

2. The proposed zone change may be considered generally harmonious with the surrounding 
development. 

3. The proposed amendment is not expected to have an adverse impact. 
4. Services are adequate, or to be timely provided, for the area.  
5. The proposed zone swap will promote the City’s goals of additional commercial space along 

major corridors and provide needed housing opportunities in a growing area of the City. 
 

Recommendation: The Planning Commission should review the site plan and the zone change based on 
standards within the Hurricane City Code, and consider public comments received at the public hearing. 
Staff recommends that the Planning Commission make a recommendation to the City Council to 
approve the zone change subject to staff and JUC comments.  
 
 



From: Gary Cupp 

Sent: Thursday, October 9, 2025 1:08 PM 

To: Public Comment 

Subject: FW: Planned Development Overlay Canyons RV 

 

From: Jan Anderson <jpanderson22@gmail.com>  

Sent: Thursday, October 9, 2025 12:58 PM 

To: Gary Cupp <gary@hurricane.utah.gov> 

Subject: Planned Development Overlay Canyons RV 

 

Gary, 

As long-term residents of the community since 2009, we respectfully express our 

opposition to the proposed amendment concerning the General Commercial zoning 

designation and associated plat changes. 

We have serious concerns regarding the potential impacts on neighborhood safety, traffic 

flow, and the overall character of our residential area. We urge the Planning and Zoning 

Commission to carefully consider these implications before moving forward with any 

changes. 

We appreciate the Commission’s careful consideration of this matter. 

Ned & Jan Anderson 

Lot 52 

801-824-2100   

 



From: Kristina Williams <chevellestillrunning@yahoo.com> 

Sent: Saturday, October 4, 2025 12:40 PM 

To: Public Comment; Public Comment 

Subject: Fw: Zone change 100 N and Black Rock Rd 

 







 

Hello, 

I am an OTR truck driver, and won't be in town on 10/9/25. I'm against making the property 

across from my house commercial zone.  

I thought we already voted on this months ago, but that is my vote as homeowner of 93 

Lava Rd Hurricane.  

Thanks, 

Kristina Williams  

260-920-0088  

ahoo Mail: Search, Organize, Conquer 

----- Forwarded Message ----- 
From: "Kristina Williams" <chevellestillrunning@yahoo.com> 
To: "publiccomment@hurricane.utah.gov" <publiccomment@hurricane.utah.gov> 
Sent: Thu, Oct 2, 2025 at 1:07 AM 
Subject: Re: Zone change 2800 W 100 N 
Hello, 

I saw a post on same property claiming another meeting for Zone change again. I haven't 

received anything in the mail about meeting or voting again. I still don't want it 

zoned  commercial across from my home. 

Thanks, 

Kristina Williams  

93 Lava Rd 

Hurricane, UT  

Yahoo Mail: Search, Organize, Conquer 

 

On Mon, Dec 2, 2024 at 11:05 AM, Kristina Williams 
<chevellestillrunning@yahoo.com> wrote: 

Let me know if this went through this time. 

Thanks, 

Kristina Williams  

Yahoo Mail: Search, Organize, Conquer 

 

----- Forwarded Message ----- 
From: "Kristina Williams" <chevellestillrunning@yahoo.com> 
To: "publiccomment@cityofhurricane.com" <publiccomment@cityofhurricane.com> 
Sent: Sat, Nov 30, 2024 at 1:56 PM 
Subject: Zone change 2800 W 100 N 
Hello, 

https://mail.onelink.me/107872968?pid=nativeplacement&c=US_Acquisition_YMktg_315_SearchOrgConquer_EmailSignature&af_sub1=Acquisition&af_sub2=US_YMktg&af_sub3=&af_sub4=100002039&af_sub5=C01_Email_Static_&af_ios_store_cpp=0c38e4b0-a27e-40f9-a211-f4e2de32ab91&af_android_url=https://play.google.com/store/apps/details?id=com.yahoo.mobile.client.android.mail&listing=search_organize_conquer
https://mail.onelink.me/107872968?pid=nativeplacement&c=US_Acquisition_YMktg_315_SearchOrgConquer_EmailSignature&af_sub1=Acquisition&af_sub2=US_YMktg&af_sub3=&af_sub4=100002039&af_sub5=C01_Email_Static_&af_ios_store_cpp=0c38e4b0-a27e-40f9-a211-f4e2de32ab91&af_android_url=https://play.google.com/store/apps/details?id=com.yahoo.mobile.client.android.mail&listing=search_organize_conquer
https://mail.onelink.me/107872968?pid=nativeplacement&c=US_Acquisition_YMktg_315_SearchOrgConquer_EmailSignature&af_sub1=Acquisition&af_sub2=US_YMktg&af_sub3=&af_sub4=100002039&af_sub5=C01_Email_Static_&af_ios_store_cpp=0c38e4b0-a27e-40f9-a211-f4e2de32ab91&af_android_url=https://play.google.com/store/apps/details?id=com.yahoo.mobile.client.android.mail&listing=search_organize_conquer


I am the homeowner of lot 93 Lava Rd Hurricane, Utah. I'm writing in my objection to 

making the change to general commercial to the lots given to me in the letter. I will attach 

the pictures of letter I was sent. 

I'm an OTR truck driver, so it won't be possible to attend the meeting on 12/12. 

I don't want commercial business next to my home. 

Kristina Williams  

260-920-0088  







 

 

 

Yahoo Mail: Search, Organize, Conquer 

https://mail.onelink.me/107872968?pid=nativeplacement&c=US_Acquisition_YMktg_315_SearchOrgConquer_EmailSignature&af_sub1=Acquisition&af_sub2=US_YMktg&af_sub3=&af_sub4=100002039&af_sub5=C01_Email_Static_&af_ios_store_cpp=0c38e4b0-a27e-40f9-a211-f4e2de32ab91&af_android_url=https://play.google.com/store/apps/details?id=com.yahoo.mobile.client.android.mail&listing=search_organize_conquer


From: mtnbrez 777 <mtnbrez777@yahoo.com> 

Sent: Tuesday, October 7, 2025 1:48 PM 

To: Public Comment 

Subject: Zone change 

 

It’s my thought that if the zoning is changed at black rock it is a conflict of canyons Rv 

resort and the folks that will be living at the rezoned area . It takes alot of revenue from the 

pockets of people that live I. I. Canyons also. Thank you , Scott Robinson 66 cinder street., 

Hurricane Ut 

 

Sent from Yahoo Mail for iPhone 

https://mail.onelink.me/107872968?pid=nativeplacement&c=Global_Acquisition_YMktg_315_Internal_EmailSignature&af_sub1=Acquisition&af_sub2=Global_YMktg&af_sub3=&af_sub4=100000604&af_sub5=EmailSignature__Static_&af_ios_store_cpp=9d3a686e-218d-4849-8298-b480188dc8ac&af_android_url=https%3A%2F%2Fplay.google.com%2Fstore%2Fapps%2Fdetails%3Fid%3Dcom.yahoo.mobile.client.android.mail%26listing%3Demail_signature


From: Larry Meador <meadorl1976@gmail.com> 

Sent: Thursday, October 9, 2025 1:58 PM 

To: Public Comment 

Subject: Canyons hearing 10-9. 

 

I support the change 100%. As a lot owner on black rock road, I spent thousands of dollars 

for impact fees and separate water meters. I am aware that over the recent years part of 

my dues have gone for repairs for water for rest of park. This practice is wrong and unfair. 

My understanding is that the proposed change separates me from future expenses related 

to bringing the canyons in compliance with the state water mandate. The second reason I 

support the change is that in the current CCR’s it clearly states that the homeowners 

association is responsible for improvements such a water hookup and fees. Perhaps I 

should be paid back for expenses that I spent.  

 



From: C L BATEMAN <craig_and_cindy@msn.com> 

Sent: Tuesday, October 7, 2025 1:46 PM 

To: Public Comment 

Subject: Canyons Rezoning 

 

As long ,me owners/residents of the Canyons RV, all we can say is “Hell no.”  Short and sweet answer to 

this ongoing manipula,on. 

 

Craig Caldwell 

Cindy Bateman 

Lot #69 

 

 

Sent from my iPhone 





        ORDINANCE NO ZC25-17 

AN ORDINANCE OF THE CITY COUNCIL OF HURRICANE APPROVING THE REZONE 
FOR PARCELS H-CRV-1-1 THROUGH H-CRV-1-18 FROM MOBILE HOME/RV PARK 

(MH/RV) TO GENERAL COMMERCIAL (GC)  

WHEREAS, Utah Code 10-9a allows Cities to regulate land use within their boundaries; and 

WHEREAS, the proposed amendment is generally compatible with the current General Plan; 
and 

WHEREAS, the proposed amendment is generally in harmony with the overall character of 
the proposed surrounding development; and  

WHEREAS, the proposal will not have an adverse impact on the surrounding area; and 

WHEREAS, there are adequate facilities to support the proposed zone change; and 

WHEREAS, the Planning Commission gave a positive recommendation on the proposed 
zone change.  

BE IT FURTHER ORDAINED BY THE CITY COUNCIL OF HURRICANE CITY THAT: 

That parcels H-CRV-1-1 through H-CRV-1-18 are rezoned from Mobile Home/RV Park 
(MH/RV) to General Commercial (GC). 

PASSED AND APPROVED on this 18th day of December 2025. 

 

       Hurricane City 

       ___________________________                                              
       Nanette Billings, Mayor 

 

Attest:   

_________________________                                                                                                                         
Cindy Beteag, City Recorder 

 

 

 

 



 

The foregoing Ordinance was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 18th day of December 2025. Whereupon a motion 
to adopt and approve said Ordinance was made by __________________________ and 
seconded by ___________________________.  A roll call vote was then taken with the 
following results: 

 Yea  Nay     Abstain    Absent 
David Hirschi  ___  ___     ___      ___ 
Kevin Thomas  ___  ___     ___      ___ 
Clark Fawcett  ___  ___     ___      ___ 
Drew Ellerman  ___  ___     ___      ___ 
Joseph Prete  ___  ___     ___        ___ 

 
 
 ___________________________ 
Cindy Beteag, City Recorder 

 

 

 

 

 

 

 

 

 

  



EXHIBIT A 

ZONING MAP 

 

 

 

 

 

 

 

 



From: Jay Hanson
To: Council
Cc: John Lawton; Jan Anderson; Arield Wasem; Steve Terry; Jay Hanson
Subject: Canyons RV Resort question of approval of zone change
Date: Tuesday, January 6, 2026 12:27:51 PM

Dear Hurricane City Council Members,

A member of the Canyons RV Resort board of directors recently spoke to a neighboring home owner. That neighbor
indicated that he attends most city council meetings. He said that the city attorney had told the city council members
that the Canyons RV Resort was in favor of the parcel, being  represent by Joby Venuti (Western Real Estate),
being rezoned from residential to commercial.

For the record, the Canyons RV Resort lot owners have not voted for or against this zone change, at this point in
time.

I hope this note clarifies the current stance of the Canyons RV Resort (HOA).

Thank you for your consideration,
Jay Hanson
Board President
Canyons RV Resort(HOA)
79 Cinder St.
Hurricane, Utah 84737
tetonjay@silverstar.com
(208)709-6661

Sent from Jay's iPhone

mailto:tetonjay@silverstar.com
mailto:council@hurricane.utah.gov
mailto:zgpstaff@gmail.com
mailto:jpanderson22@gmail.com
mailto:awasem39@icloud.com
mailto:steveterry79@gmail.com
mailto:tetonjay@silverstar.com


From: Clark Fawcett
To: Cindy Beteag
Subject: Fw: Upcoming County fair and Your City
Date: Monday, December 22, 2025 2:16:07 PM

Get Outlook for iOS

From: Clark Fawcett <fawcett@hurricane.utah.gov>
Sent: Monday, December 22, 2025 2:15:37 PM
To: ruffinjudd@gmail.com <ruffinjudd@gmail.com>
Subject: Re: Upcoming County fair and Your City
 
I will be happy to put you on the agenda.  Our only meeting in January will be the 15th.  It
may be a long meeting so I may look at the February 5 meeting.  I’ll let you know when we
get closer which meeting.  Thank you. 

Get Outlook for iOS

From: Ruffin Judd <ruffinjudd=gmail.com@hubspotstarter.hs-send.com>
Sent: Monday, December 22, 2025 2:11:38 PM
To: Clark Fawcett <fawcett@hurricane.utah.gov>
Subject: Upcoming County fair and Your City
 

mailto:fawcett@hurricane.utah.gov
mailto:cindy@hurricane.utah.gov
https://aka.ms/o0ukef
https://aka.ms/o0ukef


Washington-County-Fair-Logo

Hello Clark,
 
Dear Members of the City Council,
We hope you’re all doing well. Our names are Ruffin Judd and
Brandon Ipson, and we’re working with the Washington County
Fair to strengthen its connection with our local communities
and cities. We’re writing to request a brief spot on one of your
January or first-quarter city council agendas.
The Washington County Fair isn’t just another event—it’s the
longest-running community event in our area, with roots going
back to 1860, and it now generates an estimated $5.8 million in
economic impact for our county. It’s a huge opportunity to
showcase your beautiful city, support local families and youth,
and highlight the good things happening in your community.



We would love the chance to:

Share the fair board’s expectations for city and community
involvement
Discuss how the City and Fair can collaborate to increase
resident participation
Explore ideas for a city display/booth at the fair
Coordinate simple, practical ways to get your schools,
churches, and local groups involved

We are requesting about 10–15 minutes on an upcoming agenda
to walk through these ideas and answer any questions. Our goal
is to make participation easy, clear, and beneficial for both the
City and your residents.
Thank you for your time and for all you do for our community.
We’d be happy to provide any additional information you may
need in advance of the meeting.

All the best,
 
Ruffin Judd
208-351-1413
ruffinjudd@gmail.com

Brandon Ipson
435-669-0332
brandonipson@yahoo.com

Washington County Fair, 5500 West 700 South, Hurricane, Utah 84737

Unsubscribe Manage preferences

https://hs-48970896.s.hubspotstarter.net/hs/preferences-center/en/direct?data=W2nXS-N30h-McW4crd_n1XmhKSW1Q3Jz-3BZHz8W3by67y3QFbMxW3SzmPW1TZYPbW32F6XY3ZMzBBW1L7Rwf1LdTnmW2WFvyl1_f2kxW1N7FXj1YZwN0W1ZpbDk2szMv5W1Z6ckZ3NTx1gW21jh1k3JQGVDW3yPqNV2YsmP1W2-B7dr3ZJ99_W2MB-3q4hPPRXW3_Kcrl3ZNmkGW1_2Lbq3SRRPRW1Bpz_z2qLbH6W2Tt4V41SjT7hW2zLDnq2WtQ_VW20XNTB3_XRP-W3DT3Br3d7hJmW4cywf34prs-BW3C9NFf3XR1N0W3_WCTX2nP0c7W4pyhPN2HT-kcW2WDFWv3GJBprW36lJYk3LVyDjW2FRJNs2q-C9hW41DSKR32GlYwW2MwQCB4cNDv6W3dkHw-3JXX_jW3C2fxd3BTNm8W45HRV0380_xrW2-cGjB4rF4vyW4fnCXN3zgFl6W30CdjK1_2J9NW49K1bG2-kQPcW47yY1d349JvCW36F7HW4fhx3DW1BgzCQ32q3w_W2r4rZP23kcLZW1ZdXjT3M2hzZW3Y308j3g1CkQW3T1jW13VzB1mW2z-5Zv23mkZJW36Cw6k4rg-vLW3JL51G2p7VzgW34vpsC2vYVrGW21jdt043SPV_W1S2khB4cdWmYW3ZCzLZ1QfgpbW2MXYxX3ChHT5W1_p1yb2D0WfQW20WzzQ3DSLN0W30pq842Wv-9lW49RJdH2RN_5G0&utm_source=hs_email&utm_medium=email&utm_content=395678158&_hsenc=p2ANqtz-_013lrFke00SzaCsUFF031jhFYThWQ1ChNvu8Eusc3_HcvwYanTgHtn9-XTYeoAsrqLSyCNKQkUPJmFuxgVYRoqnBPQKfJ904Nlj-8XVf4Cjr5bIA&_hsmi=395678158
https://hs-48970896.s.hubspotstarter.net/hs/preferences-center/en/page?data=W2nXS-N30h-McW4crd_n1XmhKSW1Q3Jz-3BZHz8W3by67y3QFbMxW3SzmPW1TZYPbW32F6XY3ZMzBBW1L7Rwf1LdTnmW2WFvyl1_f2kxW1N7FXj1YZwN0W1ZpbDk2szMv5W1Z6ckZ3NTx1gW21jh1k3JQGVDW3yPqNV2YsmP1W2-B7dr3ZJ99_W2MB-3q4hPPRXW3_Kcrl3ZNmkGW1_2Lbq3SRRPRW1Bpz_z2qLbH6W2Tt4V41SjT7hW2zLDnq2WtQ_VW20XNTB3_XRP-W3DT3Br3d7hJmW4cywf34prs-BW3C9NFf3XR1N0W3_WCTX2nP0c7W4pyhPN2HT-kcW2WDFWv3GJBprW36lJYk3LVyDjW2FRJNs2q-C9hW41DSKR32GlYwW2MwQCB4cNDv6W3dkHw-3JXX_jW3C2fxd3BTNm8W45HRV0380_xrW2-cGjB4rF4vyW4fnCXN3zgFl6W30CdjK1_2J9NW49K1bG2-kQPcW47yY1d349JvCW36F7HW4fhx3DW1BgzCQ32q3w_W2r4rZP23kcLZW1ZdXjT3M2hzZW3Y308j3g1CkQW3T1jW13VzB1mW2z-5Zv23mkZJW36Cw6k4rg-vLW3JL51G2p7VzgW34vpsC2vYVrGW21jdt043SPV_W1S2khB4cdWmYW3ZCzLZ1QfgpbW2MXYxX3ChHT5W1_p1yb2D0WfQW20WzzQ3DSLN0W30pq842Wv-9lW49RJdH2RN_5G0&utm_source=hs_email&utm_medium=email&utm_content=395678158&_hsenc=p2ANqtz-_013lrFke00SzaCsUFF031jhFYThWQ1ChNvu8Eusc3_HcvwYanTgHtn9-XTYeoAsrqLSyCNKQkUPJmFuxgVYRoqnBPQKfJ904Nlj-8XVf4Cjr5bIA&_hsmi=395678158


                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Consideration and possible approval of a Purchase and Reimbursement Agreement for Water 
Rights and Infrastructure with Western Mortgage & Realty Company and Gateway at Sand Hollow 
Public Infrastructure District. 
  
Discussion: This is a proposed three-way agreement between the City, Western Mortgage, and the 
Gateway PID.  Western Mortgage will deed 1695.6 acre feet of water to the City, the PID will bond for 
the value of the water and pay Western Mortgage, the PID will also bond for the infrastructure costs 
to develop and use the water and pay the City that amount, and the City will collect secondary water 
impact fees from the PID area and pay down the PID bond as reimbursement.  This is an opportunity 
for the City to acquire a substantial block of water and develop its secondary water system 
infrastructure, with the Gateway PID providing the financing.  A more detailed memorandum is 
included in the Council's packet. – Dayton Hall 
 
  
Findings:  
 
  
Recommendation:   
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AGENDA ITEM SUMMARY 
TO:   Hurricane City Council 

FROM: Dayton Hall, City Attorney 

DATE:  January 8, 2026 

RE:  Consideration and possible approval of Resolution 2026-05 amending the 
Governing Documents of the Gateway PID. 

 
This item is for the proposed amendment to the governing documents for the Gateway at 

Sand Hollow PID Nos. 1, 2, and 3.  The proposed revisions will (1) confirm the legal separation 
between the City and the PID to avoid issues recently raised by the Utah State Auditor and (2) 
modify the bonding ability of the PID.   

 
I. LEGAL SEPARATION. 

To confirm for financial reporting and bonding requirements that the Gateway PID is a 
separate and distinct entity that should not be referenced in the City’s financial and audit reports, 
the proposed document includes the following revisions: 

1. The removal of the provision requiring that the City Council appoint PID board 
members; 

2. The removal of the requirement that the PID board submit annual reports to the City; 
and 

3. The removal of the requirement that the PID utilize the City’s bond counsel and the 
City’s municipal advisor. 

 
II. BONDING ABILITY. 

Under the governing documents adopted in 2021, the bonding ability of the PID is 
limited to the lesser of a 0.0045 mill levy and $75 million.  The PID has currently bonded for 
$40 million.  The PID is requesting that the $75 million cap be removed, so the PID's borrowing 
capacity would be limited by only the 4.5 mill levy.  The PID's position is that inflation since 
2021 has made the $75 million cap unrealistic and the removal of the cap is necessary for the 
PID to finish the ongoing and planned infrastructure.  In addition, the removal of the $75 million 
cap will allow the PID to finance the agreement for water right acquisition and infrastructure, as 
presented in the agenda item immediately preceding this one.   

III. PACKET MATERIALS. 

The Council’s packet includes (1) the proposed resolution revising the governing 
documents; (2) the proposed redlined changes to the governing documents; and (3) a clean copy 
that incorporates the proposed changes. 



 

 

Hurricane, Utah 

January 15, 2026 
 

The City Council (the “Council”) of the Hurricane City, Utah (the “City”), met in regular 
session (including by electronic means) on January 15, 2026, at its regular meeting place in 
Hurricane City, Utah at 6:00 p.m., with the following members of the Council being present: 

Clark Fawcett Mayor 
Drew Ellerman  Councilmember 
Joseph Prete Councilmember 
David Imlay Councilmember 
Lynn Excell Councilmember 

 
Also present: 
     

Kaden DeMille City Manager 
Cindy Beteag City Recorder 
  

Absent: 
  

 
 

After the meeting had been duly called to order and after other matters not pertinent to this 
Resolution had been discussed, the City Recorder presented to the Council a Certificate of 
Compliance with Open Meeting Law with respect to this January 15, 2026, meeting, a copy of 
which is attached hereto as Exhibit A. 

Thereupon, the following Resolution was introduced in writing, read in full and pursuant 
to motion duly made by Councilmember __________ and seconded by Councilmember 
__________ adopted by the following vote:: 

 
AYE:    
 
 
NAY:    
 

The resolution was later signed by the Mayor and recorded by the City Recorder in the 
official records of the City.  The resolution is as follows: 
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RESOLUTION 2026-06 

A RESOLUTION OF THE CITY COUNCIL (THE “COUNCIL”) OF 
HURRICANE CITY, UTAH (THE “CITY”), APPROVING THE AMENDED 
AND RESTATED GOVERNING DOCUMENT OF THE GATEWAY AT SAND 
HOLLOW PUBLIC INFRASTRUCTURE DISTRICTS NOS 1, 2, AND 3 
(COLLECTIVELY THE “DISTRICTS”) AND AN AMENDED AND 
RESTATED INTERLOCAL AGREEMENT RELATED THERETO; AND 
RELATED MATTERS. 

WHEREAS, by a resolution adopted April 15, 2021, the City, as creating entity, previously 
approved the creation of the Districts as public infrastructure districts pursuant to the Public 
Infrastructure District Act, Title 17D, Chapter 4, Utah Code Annotated 1953, as amended (the 
“PID Act”) and relevant portions of the Limited Purpose Local Government Entities - Local 
Districts, Title 17B (together with the PID Act, the “Act”) within the boundaries of the City; and 

WHEREAS, the Districts are governed in accordance with the PID Act and the terms of 
their governing documents and interlocal agreements approved on April 15, 2021, (collectively 
the “Original Governing Documents”) and their interlocal agreements (collectively the “Original 
Interlocal Agreements”) between the City and each District, dated April 15, 2021; and 

WHEREAS, the City and the Districts desire to consolidate and replace the Original 
Governing Documents with an amended and restated governing document (the “Amended and 
Restated Governing Document”) in the form attached hereto as Exhibit B, to remove the limitation 
on the amount of debt that may be issued by the Districts, permit the Districts to issue C-PACE 
debt, and make additional changes in connection therewith; and 

WHEREAS, the City and the Districts desire to consolidate and replace the Original 
Interlocal Agreements with an amended and restated Interlocal Agreement (the “Amended and 
Restated Interlocal Agreement) in the form attached to the Governing Document attached hereto 
as Exhibit B, to reflect the same changes made to the Governing Document; and  

WHEREAS, pursuant to the PID Act, a governing document may be amended by 
resolutions adopted by the creating entity and the applicable district approving such amendment; 
and 

WHEREAS, it is anticipated that hereafter the District will adopt resolutions approving the 
amendments contemplated herein. 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL, AS FOLLOWS: 

1. Terms defined in the foregoing recitals shall have the same meaning when used 
herein.  All action heretofore taken (not inconsistent with the provisions of this Resolution) by the 
Council and by officers of the Council directed toward the amendments contemplated herein, are 
hereby ratified, approved and confirmed. 

2. The Amended and Restated Governing Document and the Amended and Restated 
Interlocal Agreement contained in Exhibit B, are hereby approved by the Council and such 
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amendments shall become effective upon adoption of resolutions by each District approving the 
same.  

3. If any section, paragraph, clause or provision of this Resolution shall for any reason 
be held to be invalid or unenforceable, the invalidity or unenforceability of such section, paragraph, 
clause or provision shall not affect any of the remaining provisions of this Resolution. 

4. All acts, orders and resolutions, and parts thereof in conflict with this Resolution 
be, and the same are hereby, rescinded. 

5. This resolution shall take effect immediately.  
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PASSED AND ADOPTED by the City Council of Hurricane City, Utah, this January 15, 
2026. 

HURRICANE CITY, UTAH 
 
 
By:  

Mayor 
 
 

ATTEST: 
 
 
 
By:  

City Recorder 
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(Here follows other business not pertinent to the above.) 

Pursuant to motion duly made and seconded, the meeting of the Board of the City 
adjourned.   

 
 
By:  

Mayor 
 
 

ATTEST: 
 
 
 
By:  

City Recorder 
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STATE OF UTAH   ) 
 : ss. 

COUNTY OF WASHINGTON ) 
 

I, Cindy Beteag, the undersigned duly qualified and acting City Recorder of Hurricane 
City, Utah (the “City”), do hereby certify as follows: 

The foregoing pages are a true, correct, and complete copy of the record of proceedings of 
the City Council (the “Council”), had and taken at a lawful meeting of the Council on January 15, 
2026, commencing at the hour of 6:00 p.m., as recorded in the regular official book of the 
proceedings of the Council kept in my office, and said proceedings were duly had and taken as 
therein shown, and the meeting therein shown was duly held, and the persons therein were present 
at said meeting as therein shown. 

All members of the Council were duly notified of said meeting, pursuant to law. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the City, 
this January 15, 2026. 

 
 

By:  
City Recorder 
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EXHIBIT A 

CERTIFICATE OF COMPLIANCE WITH OPEN MEETING LAW 

I, Cindy Beteag, the undersigned City Recorder of Hurricane City, Utah (the “City”), do 
hereby certify that I gave written public notice of the agenda, date, time and place of the regular 
meeting held by the Council (the “Council”) on January 15, 2026, not less than twenty-four (24) 
hours in advance of the meeting. The public notice was given in compliance with the requirements 
of the Utah Open and Public Meetings Act, Section 52-4-202, Utah Code Annotated 1953, as 
amended, by: 

(a) causing a Notice, in the form attached hereto as Schedule 1, to be posted at the 
City’s principal offices at least twenty-four (24) hours prior to the convening of the meeting, said 
Notice having continuously remained so posted and available for public inspection until the 
completion of the meeting;  

(b) causing a copy of such Notice, in the form attached hereto as Schedule 1, to be 
published on the Utah Public Notice Website (http://pmn.utah.gov) at least twenty-four (24) hours 
prior to the convening of the meeting; and 

(c) causing a copy of such notice, in the form attached hereto as Schedule 1 to be 
posted on the City’s official website at least twenty-four (24) hours prior to the convening of the 
meeting. 

In addition, the Notice of 2025 Annual Meeting Schedule for the Council (attached hereto 
as Schedule 2) was given specifying the date, time and place of the regular meetings of the Council 
of the City to be held during the year, by causing said Notice to be posted at least annually (a) on 
the Utah Public Notice Website created under Section 63A-16-601, Utah Code Annotated 1953, 
as amended, (b) on the City’s official website and (c) in a public location within the City that is 
reasonably likely to be seen by residents of the City.  

IN WITNESS WHEREOF, I have hereunto subscribed my official signature this January 
15, 2026. 

By:  
City Recorder 
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SCHEDULE 1 

NOTICE OF MEETING AND AGENDA 
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SCHEDULE 2 

NOTICE OF ANNUAL MEETING SCHEDULE 
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EXHIBIT B 
 

AMENDED AND RESTATED GOVERNING DOCUMENT AND 
AMENDED AND RESTATED INTERLOCAL AGREEMENT (ATTACHED THERETO) 

  



` 
 
 
 
 
 
 
 
 
 
 

AMENDED AND RESTATED 
GOVERNING DOCUMENT 

 
FOR 

 
THE GATEWAY AT SAND HOLLOW 

PUBLIC INFRASTRUCTURE DISTRICT NONOS. 1, 2, AND 3 
 

HURRICANE CITY, UTAH 
 
 

_______________, 20256 
 

District Creation Originally Approved April 15, 2021 
 
 

Prepared by: 
Snow Jensen & Reece, PC 

St. George, Utah 
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I. INTRODUCTION 
 

A. Purpose and Intent. 
 

On April 15, 2021, the City Council of Hurricane City (the “City”) adopted a 
resolution authorizing the creation of Gateway at Sand Hollow Public Infrastructure District Nos. 
1, 2 and 3 (collectively, the “Districts”) under the PID Act and Special District Act.  The Office of 
the Lieutenant Governor of the State of Utah issued Certificates of Creation for the Districts on 
July 22, 2021.  Subsequent to the creation of the District, the City adopted a resolution authorizing 
this Amended and Restated Governing Document, which fully amends, restates, and replaces the 
original Governing Document of each of the Districts. 

 
TheThe District is an independent unit Districts are independent units of local 

government, separate and distinct from the City, and, except as may otherwise be provided for by 
State or local law or this Governing Document, itstheir activities are subject to review by the City 
only insofar as they may deviate in a material matter from the requirements of the Governing 
Document. It is intended that the DistrictDistricts will provide a part or all of the Public 
Improvements for the use and benefit of all anticipated inhabitants and taxpayers of the 
DistrictDistricts. The primary purpose of the DistrictDistricts will be to finance the construction 
of these Public Improvements. The District isDistricts were not being created to provide any 
ongoing operations and maintenance services. 
 

B. Need for the DistrictDistricts. 
 

There are currently no other governmental entities, including the City, located in 
the immediate vicinity of the DistrictDistricts that consider it desirable, feasible or practical to 
undertake the planning, design, acquisition, construction installation, relocation, redevelopment, 
and financing of the Public Improvements needed for the Project. FormationExistence of the 
DistrictDistricts is therefore necessary in order for the Public Improvements required for the 
Project to be provided in the most economic manner possible. 
 

C. Objective of the City Regarding District’sDistricts’ Governing Document. 
 

This Governing Document is an amendment and complete restatement of the 
governing document originally approved by the City for each of the Districts, and is intended by 
the City and the Districts to supersede and replace any prior version of each District’s governing 
document. 

 
The City’s objective in approving thethis amended and restated Governing 

Document for the DistrictDistricts is to authorize the DistrictDistricts to provide for the planning, 
design, acquisition, construction, installation, relocation and redevelopment of the Public 
Improvements from the proceeds of Debt to be issued by the District.Districts. Debt in the amount 
of $40,000,000 has already been issued by Gateway at Sand Hollow Public Infrastructure District 
No. 1 (“District No. 1”), and additional debt is anticipated to be issued by the other Districts.  All 
Debt is expected to be repaid by taxes imposed and collected for no longer than the Maximum 
Debt Mill Levy Imposition Term for residential properties and at a tax mill levy no higher than the 



Maximum Debt Mill Levy for commercial and residential properties, and/or repaid by 
Assessments. Debt which is issued within these parameters and, as further described in the 
Financial Plan, will insulate property owners from excessive tax burdens to support the servicing 
of the Debt and will result in a timely and reasonable discharge of the Debt. 

 
This Governing Document is intended to establish a limited purpose for the 

DistrictDistricts and explicit financial constraints that are not to be violated under any 
circumstances. The primary purpose is to provide for the Public Improvements associated with 
development and regional needs. Although the District hasDistricts have authority to directly 
provide public improvements, the DistrictDistricts also hashave the authority to pledge tax 
revenues to an interlocal entity that provides public improvements. 

 
It is the intent of each of the DistrictDistricts to dissolve upon payment or 

defeasance of all Debt incurred by such District, or upon a determination that adequate provision 
has been made for the payment of all Debt. by such 

 
The District. 
 
The Districts shall be authorized to finance the Public Improvements that can be 

funded from Debt to be repaid from Assessments or from tax revenues collected from a mill levy 
which shall not exceed the Maximum Debt Mill Levy on taxable properties and which shall not 
exceed the Maximum Debt Mill Levy Imposition Term on taxable properties. It is the intent of this 
Governing Document to assure to the extent possible that no taxable property bear an economic 
burden that is greater than that associated with the Maximum Debt Mill Levy in amount and that 
no taxable property bear an economic burden that is greater than that associated with the Maximum 
Debt Mill Levy Imposition Term in duration even under bankruptcy or other unusual situations. 
Generally, the cost of Public Improvements that cannot be funded within these parameters are not 
costs to be paid by the District. 
 
II. DEFINITIONS 
 

In this Governing Document, the following terms shall have the meanings indicated below, 
unless the context hereof clearly requires otherwise: 
 

Annexation Area Boundaries:  means the boundaries of the area described in the 
Annexation Area Boundary Map which havehas been approved by the City for annexation 
or withdrawal from or into one of the Districts upon the meeting of certain requirements. 
 
Annexation Area Boundary Map:  means the map attached hereto as Exhibit C-2, 
describing the property proposed for potential future annexation withininto or withdrawal 
from the DistrictDistricts. 
 
Approved Development Plan:  means a Preliminary Development Plan or other process 
established by the City for identifying, among other things, Public Improvements necessary 
for facilitating development for property within the District Area as approved by the City 
pursuant to the City Code and as amended pursuant to the City Code from time to time. 



For purposes of this Governing Document, the Ordinance Amending the Zoning Map for 
the Project approved on July 2, 2020, shall constitute an Approved Development Plan. 
 
Assessment:  means assessments levied in an assessment area created within the District. 
 
Assessment:  means (i) the levy of an assessment secured by a lien on property within a 
District to pay for the costs of Public Improvements benefitting such property or (2) an 
assessment by a District levied on private property within such District to cover the costs 
of an energy efficient upgrade, a renewable energy system, or an electric vehicle charging 
infrastructure, each as may be levied pursuant to the Assessment Act. 
 
Assessment Act: means collectively, (i) Title 11, Chapter 42, Utah Code as may be 
amended from time to time, and (ii) the C-PACE Act. 
 
Board:  means the boardboards of trustees of the DistrictDistricts. 
 
Bond, Bonds or Debt:  means bonds or other obligations, including loans of any property 
owner, for the payment of which the DistrictDistricts has promised to impose an ad valorem 
property tax mill levy, and/or collect Assessments. 
 
City:  means Hurricane City, Utah. 
 
City Code:  means the City Code of Hurricane City, Utah. 
 
City Council:  means the City Council of Hurricane City, Utah. 
 
DistrictC-PACE Act:  means theTitle 11, Chapter 42a of the Utah Code, as amended 
from time to time and any successor statute thereto. 

C-PACE Bonds:  means bonds, loans, notes, or other structures and obligations of the 
District issued pursuant to the C-PACE Act, including refunding C-PACE Bonds. 

C-PACE Assessments:  means assessments levied under the C-PACE Act. 

District:  means any one of Gateway at Sand Hollow Public Infrastructure District No. 1, 
2, or 3. 
 
District Area: means the property within the Initial District Boundary Map and the 
Annexation Area Boundary Map for all of the Districts. 
 
DistrictsDistrict No 1:  means collectively, the District, The Gateway at Sand Hollow 
Public Infrastructure District No. 2, and The1.  

District No. 2:  means Gateway at Sand Hollow Public Infrastructure District No. 3, 
contemplated to be created contemporaneously with one another2.  

District No. 3:  means Gateway at Sand Hollow Public Infrastructure District No. 3. 



 
Districts:  means collectively, Gateway at Sand Hollow Public Infrastructure District Nos. 
1, 2, and 3. 
 
End User:  means any owner, or tenant of any owner, of any taxable improvement within 
the District, who is intended to become burdened by the imposition of ad valorem property 
taxes subject to the Maximum Debt Mill Levy. By way of illustration, a resident 
homeowner, renter, commercial property owner, or commercial tenant is an End User. The 
business entity that constructs homes or commercial structures is not au End User. 
 
Fees:  means any fee imposed by thea District for administrative services provided by the 
District. 
 
Financial Plan:  means the Financial Plan described in Section VIII which describes (i) the 
potential means whereby the Public Improvements may be financed; (ii) how the Debt is 
expected to be incurred; and (iii) the estimated operating revenue derived from property 
taxes for the first budget year. 
 
General Obligation Debt:  means a Debt that is directly payable from and seemed by ad 
valorem property taxes that are levied by thea District and does not include Limited Tax 
Debt. 
 
Governing Document: means this Amended and Restated Governing Document for the 
DistrictDistricts approved by the City Council. 
 
Governing Document Amendment: means an amendment to the Governing Document 
approved by the City Council in accordance with the City’s ordinance and the applicable 
state law and approved by the Board in accordance with applicable state law. 
 
Initial District Boundaries:  means the boundaries of the area described in the Initial District 
Boundary Map for each District. 
 
Initial District Boundary Map:  means the map attached hereto as Exhibit C, describing the 
District’sDistricts’ initial boundaries. 
 
Limited Tax Debt:  means a debt that is directly payable from and secured by ad valorem 
property taxes that are levied by the District which may not exceed the Maximum Debt 
Mill Levy. 
 
Local District Act:  means Title 17B of the Utah Code, as amended from time to time. 
 
Maximum Debt Mill Levy:  means the maximum mill levy the District isDistricts are 
permitted to impose for payment of Debt as set forth in Section VIII.C below. 
 
Maximum Debt Mill Levy Imposition Term:  means the maximum term for imposition of 
a mill levy for any given series of bonds as set forth in Section VIII.D below. 



 
Municipal Advisor:  means a consultant that: (i) advises Utah governmental entities on 
matters relating to the issuance of securities by Utah governmental entities, including 
matters such as the pricing, sales and marketing of such securities and the procuring of 
bond ratings, credit enhancement and insurance in respect of such securities; (ii) shall be 
an individual listed as a public finance advisor in the Bond Buyer’s Municipal Market 
Place; and (iii) is not an officer or employee of theany District. 
 
Project:  means the development or property commonly referred to as the Gateway at Sand 
Hollow. 
 
PID Act:  means Title 17D, Chapter 4 of the Utah Code, as amended from time to time and 
any successor statute thereto (references to the PID Act herein are as shall become effective 
on May 5, 2021).. 
 
Public Improvements:  means a part or all of the improvements authorized to be planned, 
designed, acquired, constructed, installed, relocated, redeveloped and financed as generally 
described in the LocalSpecial District Act, except as specifically limited in Section V 
below to serve the future taxpayers and inhabitants of the District Area as determined by 
the Board, and includes Public Infrastructure and Improvements as defined in the PID Act.  
Public Improvements shall specifically include water rights acquired by a District for the 
benefit of the City or other public entity. 
 
Regional Improvements:  means Public Improvements and facilities that benefit the District 
Area and which are to be financed pursuant to Section VII below. 
 
Special District Act:  means Title 17B of the Utah Code, as amended from time to time. 
 
State:  means the State of Utah. 
 
Taxable Property:  means real or personal property within the District Area subject to ad 
valorem taxes imposed by thea District. 
 
Trustee:  means a member of the Board of a District. 
 
Utah Code:  means the Utah Code Annotated 1953, as amended. 

 
III. BOUNDARIES 
 

The area of the Initial District Boundaries includes approximately seven hundred twenty- 
one (721.493) acres in District No. 1, four hundred two (402.268) acres in District No. 2, and thesix 
hundred twenty-one (620.775) acres in District No. 3.  The total area proposed to be included in 
the Annexation Area Boundaries is approximately eight hundred andone thousand nine 
(809.121hundred eighty-five (1,985.117) acres and includes all property within the 
DistrictDistricts as well as an additional approximately eighty-eight (87.628two hundred forty-one 
(240.581) acres. A legal description of the Initial District Boundaries and the Annexation Area 



Boundaries is attached hereto as Exhibit A. A vicinity map is attached hereto as Exhibit B. A map 
of the Initial District Boundaries and Annexation Area Boundaries is attached hereto as Exhibit 
C. It is anticipated that the District’sDistricts’ boundaries may change from time to time as itthey 
undergoes annexations and withdrawals pursuant to Section l7B-4-201, Utah Code, subject to 
Article V below. 
 
IV. PROPOSED LAND USE/POPULATION PROJECTIONS/ASSESSED 

VALUATION 
 

The District Area consists of approximately twoone thousand (2,000nine hundred eighty-
five (1,985.117) acres of mostly undeveloped land. The current assessed valuation of the District 
Area at build out, is expected to be sufficient to reasonably discharge the Debt under the Financial 
Plan. The population of the District at build-out is estimated to be approximately 20,000 people. 

 
Approval of this Governing Document by the City does not imply approval of the 

development of a specific area within the District, nor does it imply approval of the number of 
residential units or the total site/floor area of commercial or industrial buildings identified in this 
Governing Document or any of the exhibits attached thereto, unless the same is contained within 
an Approved Development Plan. 
 
V. DESCRIPTION OF PROPOSED POWERS, IMPROVEMENTS AND SERVICES 
 

A. Powers of the DistrictDistricts and Governing Document Amendment. 
 

The DistrictDistricts shall have the power and authority to provide the Public 
Improvements within and without the boundaries of the DistrictDistricts as such power and 
authority is described in the LocalPID Act, the Special District Act, and other applicable statutes, 
common law and the Constitution, subject to the limitations set faith herein. 
 

1. Operations and Maintenance Limitation. The purpose of the 
DistrictDistricts is to plan for, design, acquire, construct, install, relocate, redevelop and 
finance the Public Improvements. The DistrictDistricts shall dedicate the Public 
Improvements to the City or other appropriate public entity or owners association in a 
manner consistent with the Approved Development Plan and other rules and regulations of 
the City and applicable provisions of the City Code. Trails which are interconnected with 
a city or regional trail system shall be open to the public free of charge and on the same 
basis as residents and owners of taxable property within the DistrictDistricts. 

 
2. Improvements Limitation.  Notwithstanding the provisions of 

Section V.A.I above, without written authorization of the City, the DistrictDistricts shall 
not be authorized to finance the costs of any improvements or facilities which are to be 
ultimately owned by one of the Districts. 

 
3. Construction Standards Limitation. The DistrictDistricts will ensure 

that the Public Improvements are designed and constructed in accordance with the 
standards and specifications of the City and of other governmental entities having proper 



jurisdiction. The DistrictDistricts will require developers to obtain the City’s approval of 
civil engineering plans and willto obtain applicable permits for construction and 
installation of Public Improvements prior to performing such work. 

 
4. Procurement. The DistrictDistricts shall be subject to the Utah 

Procurement Code, Title 63063G, Chapter 6a. Notwithstanding this requirement, thea 
District may acquire completed or partially completed improvements for fair market value 
as reasonably determined by a surveyor or engineer that the Citysuch District employs or 
engages. 

 
5. Privately Placed Debt Limitation. Prior to the issuance of any 

privately placed Debt, thea District shall obtain the certification of a Municipal Advisor 
substantially as follows: 

 
We are [I am] a Municipal Advisor within the meaning of 
the District’s Governing Document. 
 
We [I] certify that (1) the net effective interest rate to be 
borne by [insert the designation of the Debt] does not exceed 
a reasonable current [tax-exempt] [taxable] interest rate, 
using criteria deemed appropriate by us [me] and based upon 
our [my] analysis of comparable high yield securities; and 
(2) the structure of [insert designation of the Debt], including 
maturities and early redemption provisions, is reasonable 
considering the financial circumstances of the District. 

 
6. Annexation and Withdrawal. 

 
(a) The DistrictDistricts shall not include within any of their 

boundaries any property outside the District Area without the prior written consent of the City. 
The City, by resolution and this Governing Document, has consented to the annexation of any area 
within the Annexation Area Boundaries into the DistrictDistricts. Such area may only be annexed 
upon the affected District obtaining consent of all property owners and registered voters, if any, 
within consents required under the area proposed to be annexedPID Act and the passage of a 
resolution of the Board approving such annexation. 

 
(b) The City, by resolution and this Governing Document, has 

consented to the withdrawal of any area within the District Boundaries from thea District. Such 
area may only be withdrawn upon thesuch District obtaining consent of all property owners and 
registered voters, if any, within the area proposed to be withdrawn consents required under the 
PID Act and the passage of a resolution of the Board approving such annexationwithdrawal. 

 
(c) Any annexation or withdrawal shall be in accordance with 

the requirements of the PID Act. 
 



(d) Upon any annexation or withdrawal, the affected District 
shall provide the City a description of the revised District Boundaries. 

 
(e) Annexation or withdrawal of any area in accordance with 

V.A.6(a) and (b) shall not constitute an amendment of this Governing Document. 
 

7. Overlap Limitation. The Districts shall not impose an aggregate mill 
levy for payment of Debt that exceeds the Maximum Debt Mill Levy of the DistrictDistricts. The 
DistrictDistricts shall not consent to the organization of any other public infrastructure district 
organized under the PID Act within the District Area which will overlap the boundaries of thea 
District unless the aggregate mill levy for payment of Debt of such proposed districts will not at 
any time exceed the Maximum Debt Mill Levy of the DistrictDistricts. The forgoing overlap 
limitation shall not apply to the Districts overlapping the ZRMC Public Infrastructure District. 

 
8. Initial Debt Limitation. On or before the effective date of approval 

by the City of an Approved Development Plan, thea District shall not: (a) issue any Debt; nor (b) 
impose a mill levy for the payment of Debt by direct imposition or by transfer of funds from the 
operating fund to the Debt service funds; nor (c) impose and collect any Assessments used for the 
purpose of repayment of Debt. 
 

In exchange for the City authorizing the creation of the Districts, the District No. 1 made 
provisions for the financing of park improvements in the amount of $3,850,000 (representing 
110% of the anticipated costs of the park improvements), which amount is being held separate 
from other Debt proceeds and may only be released upon sign off by the City.  Upon completion 
of the park improvements to the satisfaction of the City, the funds being held for park 
improvements will be released to the Districts No. 1 to pay the cost of Public Improvements.  The 
foregoing requirements may be waived or amended by express written confirmation by the City.In 
addition, the District shall not be permitted to issue any Debt unless such initial Debt makes 
provision for the financing of park improvements in an amount of $3,850,000 (representing 110% 
of the anticipated costs of the park improvements) of such Debt are used for park improvements. 
Such amount shall be required to be held separate from other proceeds of such Debt and released 
only upon sign off by the City. Upon completion of the park improvements to the satisfaction of 
the City, any funds being held for park improvements will be released to the District to pay costs 
of Public Improvements. The foregoing requirements may be met by any one of the Districts and 
upon the financing of at least $3,500,000 in park improvements, such requirement shall no longer 
apply to the Debt of any District. The forgoing requirements may be waived or amended by express 
written confirmation by the City. 
 

9. Total Debt Issuance Limitation. The There shall be no limit on: 
 

(a) the amount of Debt which may be issued individually or 
collectively by the Districts, provided the Maximum Debt Mill Levy is not exceeded on any 
property within the Districts shall not issue Debt in excess of an aggregate amount of Seventy-
Five Million Dollars ($75,000,000). This amount excludes any portion of bonds issued to refund 
a prior issuance of debt by any of the Districts. In addition, the Total Debt Issuance Limitation 
does not apply to the; 



 
(b) a District’s pledge of its property tax revenues to the Debt of 

oneeither of the other Districts; or 
 
(a)(c) the amount of Assessment Debt or C-PACE Bonds the 

Districts. In the event two or more Districts create an interlocal agency to issue debt, only the par 
amount issued by such agency shall count against the Total Debt Issuance Limitation rather than 
the individual amounts pledged by each District may issue so long as such issuances are in 
accordance with the provisions of the applicable Assessment Act. 
 

10. Bankruptcy Limitation. All of the limitations contained in this 
Governing Document, including, but not limited to, those pertaining to the Maximum Debt Mill 
Levy, Maximum Debt Mill Levy Imposition Term and the Fees have been established under the 
authority of the City to approve a Governing Document with conditions pursuant to Section 17D-
4-201(5), Utah Code. It is expressly intended that such limitations: 
 

(a) Shall not be subject to set-aside for any reason or by any 
court of competent jurisdiction, absent a Governing Document Amendment; and 

 
(b) Are, together with all other requirements of Utah law, 

included in the “political or governmental powers” reserved to the State under the U.S. Bankruptcy 
Code (11 U.S.C.) Section 903, and are also included in the “regulatory or electoral approval 
necessary under applicable nonbankruptcy law” as required for confirmation of a Chapter 9 
Bankruptcy Plan under Bankruptcy Code Section 943(b)(6). 
 

Any Debt, issued with a pledge or which results in a pledge, that exceeds the Maximum 
Debt Mill Levy and the Maximum Debt Mill Levy Imposition Term, shall be deemed a material 
modification of this Governing Document and shall not be an authorized issuance of Debt unless 
and until such material modification has been approved by the City as part of a Governing 
Document Amendment. 
 

11. Governing Document Amendment Requirement. 
 

(a) This Governing Document has been designed with sufficient 
flexibility to enable the DistrictDistricts to provide required facilities under evolving 
circumstances without the need for numerous amendments. Actions of theany District which 
violate the limitations set forth in V.A. 1-9 above or in VIII.B-G. shall be deemed to be material 
modifications to this Governing Document and the City shall be entitled to all remedies available 
under State and local law to enjoin such actions of thesuch District. 

 
(b) Subject to the limitations and exceptions contained herein, this 

Governing Document may be amended by passage of a resolutions of the City and the 
DistrictDistricts approving such amendment. 
 

B. Preliminary Engineering Survey. 
 



The DistrictDistricts shall have authority to provide for the planning, design, 
acquisition, construction, installation, relocation, redevelopment, maintenance, and financing of 
the Public Improvements within and without the boundaries of the DistrictDistricts, to be more 
specifically defined in an Approved Development Plan. An estimate of the costs of the Public 
Improvements which may be planned for, designed, acquired, constructed, installed, relocated, 
redeveloped, maintained or financed was prepared based upon a preliminary engineering survey 
and estimates derived from the zoning on the property in the District Area and is approximately 
Sixty-Eight Million Dollars ($68,000,000). 

 
All of the Public Improvements will be designed in such a way as to assure that the 

Public Improvements standards will be compatible with those of the City and/or any other 
applicable public entity and shall be in accordance with the requirements of the Approved 
Development Plan. All construction cost estimates are based on the assumption that construction 
conforms to applicable local, State or Federal requirements. 
 
VI. THE BOARD OF TRUSTEES 
 

A. Board Composition. The Board of each District shall be composed of three (3) 
Trustees who shall were initiallybe appointed by the City Council pursuant to the PID Act. Trustees 
1, 2, and 3 shall initially be at large. Trustee terms shall be staggered with initial terms as follows: 
Trustee 2 shall serve an initial term of four (4) years; Trustees 1 and 3 shall serve an initial term 
of six (6) years. All terms shall commence on the date of issuance of a certificate of creation by 
the Office of the Lieutenant Governor of the State of Utah. In accordance with the PID Act, 
appointed Trustees shall not be required to be residents of the District. 
 

B. Transition to Elected Board. Respective board seats in each District shall transition 
from appointed to elected seats according to the following milestones: 
 

1. District No. 1. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon l,200 

registered voters residing within the District. 
 

b. 2. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,800 
registered voters residing within the District. 

 
c. 3. Trustee 3. Trustee 3 shall transition to an elected seat upon 2,400 

registered voters residing within the District. 
 

2. District No. 2. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon 640 

registered voters residing within the District. 
 

b. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,060 
registered voters residing within the District. 



 
c. Trustee 3. Trustee 3 shall transition to an elected seat upon 1,280 

registered voters residing within the District. 
 

3. District No. 3. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon 640 

registered voters residing within the District. 
 

b. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,060 
registered voters residing within the District. 

 
c. Trustee 3. Trustee 3 shall transition to an elected seat upon 1,280 

registered voters residing within the District. 
 
No transition pursuant to this Section shall become effective until the next 

scheduled regular election of the District. Registered voters within this Section shall mean voters 
whose “principal place of residence,” as that term is defined under Utah Code 20A-2-105(1)(a), is 
within the relevant District. 
 

C. Reelection and Reappointment. Upon the expiration of a Trustee’s respective term, 
any seat which has not transitioned to an elected seat shall be appointed by the Board pursuant to 
17D-4-202(1)(b) of the PID Act City Council pursuant to the PID Act and any seat which has 
transitioned to an elected seat shall be elected pursuant to an election held for such purpose. In the 
event that no qualified candidate files to be considered for appointment or files a declaration of 
candidacy for a seat, such seat may be filled in accordance with the LocalSpecial District Act. 

 
D. Vacancy.  Any vacancy on the Board shall be filled by the Board pursuant to the 

PID Act and Special District Act. Pursuant to 17D-4-202(1)(b), the Board may appoint an 
individual to the Board so long as the individual meets the requirements to serve on a public 
infrastructure district board as set forth in the PID Act. 
Any vacancy on thea Board shall be filled pursuant to the LocalPID Act and Special District Act. 

 
E. Compensation. Only Trustees who are residents of the District for which they serve 

as Trustee may be compensated for services as Trustee. Such compensation shall be in accordance 
with State Law. 

 
F. Conflicts of Interest. Trustees shall disclose all conflicts of interest. Any Trustee 

who discloses such conflicts in accordance with 17D-4-202 and 67-16-9, Utah Code, shall be 
entitled to vote on such matters. 
 
VII. REGIONAL IMPROVEMENTS 
 

The DistrictDistricts shall be authorized to provide for the planning, design, acquisition, 
construction, installation, relocation and/or redevelopment and a contribution to the funding of the 



Regional Improvements and fund the administration and overhead costs related to the provisions 
of the Regional Improvements. 
 
VIII. FINANCIAL PLAN 
 

A. General. 
 

The DistrictDistricts shall be authorized to provide for the planning, design, 
acquisition, construction, installation, relocation and/or redevelopment of the Public 
Improvements from its revenues and by and through the proceeds of Debt to be issued by the 
District. In addition, the DistrictDistricts shall be permitted to finance the prepayment of impact 
fees for the Project. The Financial Plan for theeach District shall be to issue such Debt as the 
District can reasonably pay within the Maximum Debt Mill Levy Imposition Term from revenues 
derived from the Maximum Debt Mill Levy, Assessments and other legally available revenues. 
The total Debt that the Districts A District shall be permitted to issue shall not exceed Seventy-
Five Million Dollars ($75,000,000) and shall be permitted to be issuedDebt on a schedule and in 
such year or years as the District determinedetermines shall meet the needs of the Financial Plan 
referenced above and phased to serve development as it occurs. Any portion of bonds issued to 
refund a prior issuance of debt by the District shall not count against the permitted total Debt. The 
Total Debt Issuance Limitation shall not apply to the District’s pledge of its property tax revenues 
to the Debt of one of the other Districts. In the event two or more Districts create an interlocal 
agency to issue debt, only the par amount issued by such agency shall count against the Total Debt 
Issuance Limitation rather than the individual amounts pledged by each District. All bonds and 
other Debt issued by theAll bonds and other Debt issued by a District may be payable from any 
and all legally available revenues of the District, including general ad valorem taxes to be imposed 
upon all Taxable Property within the District and Assessments. TheEach District will also rely 
upon various other revenue sources authorized by law. These will include the power to assess Fees, 
penalties, or charges, including as provided in Section 170-4-304, Utah Code, as amended from 
time to time. 
 

B. Maximum Interest Rate and Maximum Underwriting Discount. 
 

The interest rate on any Debt is expected to be the market rate at the time the Debt 
is issued. In the event of a default, the proposed maximum interest rate on any Debt is not expected 
to exceed fifteen percent (15%). The proposed maximum underwriting discount will be five 
percent (5%). Debt, when issued, will comply with all relevant requirements of this Governing 
Document, State law and Federal law as then applicable to the issuance of public securities. 
 

C. Maximum Debt Mill Levy; Prepayment of Assessments. 
 

(a) The “Maximum Debt Mill Levy” shall be the maximum mill levy 
thea District is permitted to impose upon the taxable property within the District for payment of 
Limited Tax Debt, and shall be 0.0045 per dollar of taxable value of taxable property in the 
District; provided that such levy shall be subject to adjustment as provided in Section 170-4-
301(8), Utah Code. Further, the Districts may not impose mill levies which aggregate in excess of 



0.0045 per dollar of taxable value of any taxable property in the District; provided that such levies 
shall be subject to adjustment as provided in Section l 7D-4-301(8), Utah Code. 

 
(b) Such Maximum Debt Mill Levy may only be amended pursuant to 

a Governing Document Amendment and as provided in Section 17D-4-202, Utah Code. 
 
(c) All Assessments (other than C-PACE Assessments) imposed by any 

District on a parcel zoned for residential uses shall be prepaid at or before the time such parcel is 
conveyed to an End User.  In the event a developer or other initial seller of property within a 
District intends to pass on Assessments to a party that is not a residential End User, the Developer 
shall obtain, or cause the seller to obtain, a signed acknowledgement of such purchaser stating the 
amount of Assessments being passed on.  Any C-PACE Assessments may be repayable in 
accordance with the provisions of such act. 
 

D. Maximum Debt Mill Levy Imposition Term. 
 

Each bond issued by thea District shall mature within Thirty-One (31) years from 
the date of issuance of such bond. In addition, no mill levy may be imposed for the repayment of 
a series of bonds after a period exceeding forty (40) years from the first date of imposition of the 
mill levy for such bond (the “Maximum Debt Mill Levy Imposition Term”). 
 

E. Debt Repayment Sources. 
 

TheEach District may impose a mill levy on taxable property within its boundaries 
as a primary source of revenue for repayment of debt service. TheEach District may also rely upon 
various other revenue sources authorized by law. At theeach District’s discretion, these may 
include the power to assess Assessments, penalties, or charges, including as provided in Section 
17D-4-304, Utah Code, as amended from time to time. Except as described in Section VIII.C(a), 
the debt service mill levy in the District shall not exceed the Maximum Debt Mill Levy or, the 
Maximum Debt Mill Levy Imposition Term, except for repayment of General Obligation Debt. 

 
TheA District shall not be permitted to charge an End User the costs of any portion 

of a Public Improvement for which such End User has already paid or is presently obligated to pay 
through any combination of mill levy, Assessment, or impact fee. This provision shall not prohibit 
the division of costs between mill levies, Assessments, or impact fees, but is intended to prevent 
double taxation of End Users for the costs of Public Improvements. 
 

F. Debt Instrument Disclosure Requirement. 
 

In the text of each Bond and any other instrument representing and constituting 
Debt, thea District shall set forth a statement in substantially the following form: 
 

By acceptance of this instrument, the owner of this Bond agrees and 
consents to all of the limitations in respect of the payment of the 
principal of and interest on this Bond contained herein, in the 



resolution of the District authorizing the issuance of this Bond and 
in the Governing Document for creation of the District. 

 
Similar language describing the limitations in respect of the payment of the 

principal of and interest on Debt set forth in this Governing Document shall be included in any 
document used for the offering of the Debt for sale to persons, including, but not limited to, a 
developer of property within the boundaries of thea District. 
 

G. Security for Debt. 
 

TheA District shall not pledge any revenue or property of the City as security for 
the indebtedness set forth in this Governing Document. Approval of this Governing Document 
shall not be construed as a guarantee by the City of payment of any of thea District’s obligations; 
nor shall anything in the Governing Document be construed so as to create any responsibility or 
liability on the part of the City in the event of default by the District in the payment of any such 
obligation. 
 

H. District’sDistricts’ Operating Costs. 
 

The estimated cost of acquiring land, engineering services, legal services and 
administrative services, together with the estimated costs of the District’sDistricts organization 
and initial operations, are anticipated to be Seventy-Five Thousand Dollars ($75,000), which will 
be eligible for reimbursement from Debt proceeds. 
 

In addition to the capital costs of the Public Improvements, theeach District will 
require operating funds for administration and to plan and cause the Public Improvements to be 
constructed. The first year’s operating budget for each District is estimated to be approximately 
Fifty Thousand Dollars ($50,000) which is anticipated to be derived from property taxes and other 
revenues. 
 

I. Bond and Disclosure Counsel. 
 

It is the intent of the City that the DistrictDistricts shall use competent and 
nationally recognized bond and disclosure counsel with respect to District Bonds to ensure proper 
issuance and compliance with this Governing Document. The District hasDistricts have agreed to 
utilize the City’s counsel, Gilmore & Bell, P.C., as bond and disclosure counsel with respect to 
District Bonds. 
 
IX. ANNUAL REPORT 
 

A. No Annual Reports.  Notwithstanding Section 17D-4-205 of the PID Act, no annual 
reports are required to be filed with the City by the District.General. 

 
The DistrictDistricts shall be responsible for submitting an annual report to the City 

Manager’s Office no later than one hundred eighty (180) days following the end of the District’s 
fiscal year. 



 
B. Reporting of Significant Events. 

 
The annual report shall include information as to any of the following: 
 
1. Boundary changes made or proposed to thea District’s boundary as of 

December 31 of the prior year. 
 
2. List of current interlocal agreements, if changed (to be delivered to the City 

upon request); 
 
3. Names and terms of Board members and officers and progress towards 

milestones required for transition to elected Board; 
 
4. District office contact information; 
 
5. Rules and regulations of thea District regarding bidding, conflict of interest, 

contracting, and other governance matters, if changed; 
 
6. A summary of any litigation which involves the District Public 

Improvements as of the last day of the prior fiscal year; 
 
7. Status of thea District’s construction of the Public Improvements as of last 

day of the prior fiscal year and listing all facilities and improvements constructed by the District 
that have been dedicated to and accepted by the City as of the last day of the prior fiscal year; 

 
8. A table summarizing total debt authorized and total debt issued by the 

DistrictDistricts as well as any presently planned debt issuances; 
 
9. Official statements of current outstanding bonded indebtedness, if not 

previously provided to the City; 
 
10. Current year budget including a description of the Public Improvements to 

be constructed in such year; 
 
11. The District’sDistricts’ financial statements, for the previous fiscal year, 

such.  Such statements shall be audited if required pursuant to State law or relevant bond 
documents (such statements shall be submitted within thirty (30) days of completion if completed 
after one hundred eighty (180) days following the end of the fiscal year); 

 
12. Notice of any uncured events of default by thea District, which continue 

beyond a ninety (90) day period, under any Debt instrument; and 
 
13. Any inability of thea District to pay its obligations as they come due, in 

accordance with the terms of such obligations, which continue beyond a ninety (90) day period. 
 



X. DISSOLUTION 
 

Upon an independent determination of the City CouncilBoard that the purposes for which 
thea District was created have been accomplished, the District agrees to file petitionsa petition for 
dissolution, pursuant to the applicable State statutes. In no event shall a dissolution occur until the 
District has provided for the payment or discharge of all of theirits outstanding indebtedness and 
other financial obligations as required pursuant to State statutes. 
 
XI. DISCLOSURE TO PURCHASERS 
 

Within thirty (30) days of the City adopting a resolution creating the District, the Board 
shall record a notice with the recorder of Washington County, Utah. Such notice shall (a) contain 
a description of the boundaries of the District, (b) state that a copy of this Governing Document is 
on file at the office of the City, (c) state that the District may finance and repay infrastructure and 
other improvements through the levy of a property tax; (d) state the Maximum Debt Mill Levy of 
the District; and (d) if applicable, stating that the debt may convert to general obligation debt and 
outlining the provisions relating to conversion. Such notice shall further be filled with the City. 

 
In addition, the ApplicantThe applicant and the Board of each District shall ensure that the 

Applicantapplicant, homebuilders, commercial developers, and commercial lessors, as applicable, 
disclose the following information to initial resident homeowners, renters, commercial property 
owners, and/or commercial tenants: 
 

(1) All of the information in the first paragraph of this XI;article above. 
 
(2) A disclosure outlining the impact of any applicable property tax, in substantially the 

following form: 
 

“Under the maximum property tax rate of the District, for every $100,000 of taxable 
value, there would be an additional annual property tax of $450 for the duration of 
the District’s Bonds.” 

 
(3) Such disclosures shall be contained on a separate-colored page of the applicable closing 

or lease documents and shall require a signah1re of such end user acknowledging the 
foregoing. 

 
XII. AMENDED AND RESTATED INTERLOCAL AGREEMENT 
 

The form of thean Amended and Restated Interlocal Agreement required by the City Code, 
relating to the limitations imposed on the District’sDistricts’ activities, is attached hereto as 
Exhibit D. The DistrictDistricts shall approve the Amended and Restated Interlocal Agreement in 
the form attached as Exhibit D at its first Board meeting after its organization.approval of this 
Governing Document by the City. Failure of the District to execute the Amended and Restated 
Interlocal Agreement as required herein shall constitute a material modification and shall require 
a Governing Document Amendment. The City Council shall approve the Amended and Restated 



Interlocal Agreement in the form attached as Exhibit D at the public hearingmeeting approving 
the Governing Document. 
  



EXHIBIT A 
 

Legal Descriptions 
 

[Insert Legal Descriptions] 
 
 

Annexation Area Boundaries 
The Annexation Area shall be comprised of the Initial District Boundaries of the District as 

well as the following: 
 
[Insert Legal Description] 
  



EXHIBIT B 
 

Hurricane City Vicinity Map 
 
[Insert Map] 
  



EXHIBIT C 
 

Initial District and Annexation Area Boundary Map 
 
[Insert Map] 
  



EXHIBIT D 
 

AMENDED AND RESTATED 
INTERLOCAL AGREEMENT 

 
BETWEEN 

 
THE HURRICANE CITY, UTAH 

AND 
THE GATEWAY AT SAND HOLLOW 

PUBLIC INFRASTRUCTURE DISTRICT NONOS. 1, 2, AND 3 
 

THIS AGREEMENT is made and entered into as of this ___ day of _________________, 
20256, by and between the HURRICANE CITY, a home-rule municipal corporation of the State 
of Utah (“City”), and THEGATEWAY AT SAND HOLLOW PUBLIC INFRASTRUCTURE 
DISTRICT NO. 1 (“District No. 1”), GATEWAY AT SAND HOLLOW PUBLIC 
INFRASTRUCTURE DISTRICT NO. 1,2 (“District No. 2”), and GATEWAY AT SAND 
HOLLOW PUBLIC INFRASTRUCTURE DISTRICT NO. 3 (“District No. 3”), each a political 
subdivision of the State of Utah (theeach a “District” and collectively “Districts”). The City and 
the District are collectively referred to as the Parties. 

 
The intent of the Parties hereto is that this Amended and Restated Interlocal Agreement 

shall amend and fully restated and replace each of the Interlocal Agreements previously entered 
between the City and each of the individual Districts named herein. 
 

RECITALS 
 

WHEREAS, the District wasDistricts were organized to provide to exercise powers as are 
more specifically set forth in the District’s Governing Documentrespective original governing 
documents approved by the City on April 15, 2021 (“Governing Document”);; and 

 
WHEREAS, the City subsequently approved an amendment and complete restatement of 

the Districts’ original governing documents on _____________, 20265 (the “Governing 
Document”); and 
 

WHEREAS, the Governing Document makes reference to the execution of an Amended 
and Restated Interlocal Agreement between the City and the DistrictDistricts; and 
 

WHEREAS, the City and the DistrictDistricts have determined it to be in the best interests 
of their respective taxpayers, residents and property owners to enter into this Amended and 
Restated Interlocal Agreement (“Agreement”). 
 

NOW, THEREFORE, in consideration of the covenants and mutual agreements herein 
contained, and for other good and valuable consideration, the receipt and sufficiency of which are 
hereby acknowledged, the Parties hereto agree as follows: 
 



COVENANTS AND AGREEMENTS 
 

1. Operations and Maintenance. The DistrictDistricts shall dedicate the Public 
improvementsImprovements (as defined in the Governing Document) to the City or other 
appropriate jurisdiction in a manner consistent with the Approved Development Plan and other 
rules and regulations of the City and applicable provisions of the City Code. The DistrictDistricts 
shall be authorized, but not obligated, to own Public Improvements not otherwise required to be 
dedicated to the City or other public entity, and all necessary equipment and appurtenances 
incident thereto. Trails which are interconnected with a city or regional trail system shall be open 
to the public free of charge and on the same basis as residents and owners of taxable property 
within the DistrictDistricts. 
 

2. Improvements Limitation. Without written authorization of the City, the 
DistrictDistricts shall not be authorized to finance the costs of any improvements or facilities 
which are to be ultimately owned by one of the Districts. 

 
3. Construction Standards. The DistrictDistricts will ensure that the Public 

Improvements are designed and constructed in accordance with the standards and specifications 
of the City and of other governmental entities having proper jurisdiction, as applicable. The 
District will require developers to obtain the City’s approval of civil engineering plans and willto 
obtain applicable permits for construction and installation of Public Improvements prior to 
performingperformance of such work. 
 

4. Issuance of Privately Placed Debt. Prior to the issuance of any privately placed 
Debt, thea District shall obtain the certification of a Municipal Advisor substantially as follows: 
 

We are [I am] a Municipal Advisor within the meaning of the 
District’s Governing Document. 
 
We [I] certify that (1) the net effective interest rate to be borne by 
[insert the designation of the Debt] does not exceed a reasonable 
current [tax-exempt] [taxable] interest rate, using criteria deemed 
appropriate by us [me] and based upon our [my] analysis of 
comparable high yield securities; and (2) the structure of [insert 
designation of the Debt], including maturities and early redemption 
provisions, is reasonable considering the financial circumstances of 
the District. 

 
5. Inclusion Limitation. The DistrictDistricts shall not include within any of their 

boundaries any property outside the District Area without the prior written consent of the City. By 
the Governing Document, the City has consented to the annexation or withdrawal of any area 
within the Annexation Area into or from the District Boundaries. The DistrictDistricts shall not 
include within any of itstheir boundaries any property insideoutside the inclusion area 
boundariesAnnexation Area without the prior written consent of the City except upon petition of 
the surface property owners of 100one hundred percent (100%) of such property and/or 100one 
hundred percent (100%) of registered voters within the area to be included, as applicable, as 



provided in Section 17D-4-201(3), Utah CodeDistrict obtaining consents required under the PID 
Act and the passage of a resolution of the applicable Board approving such annexation. 
 

6. Overlap Limitation. The Districts shall not impose aggregate mill levy for payment 
of Debt that exceeds the Maximum Debt Mill Levy of the DistrictDistricts. The DistrictDistricts 
shall not consent to the organization of any other public infrastructure district organized under the 
PID Act within the District Area which will overlap the boundaries of thea District unless the 
aggregate mill levy for payment of Debt of such proposed districts will not at any time exceed the 
Maximum Debt Mill Levy of the District. The forgoing overlap limitation shall not apply to the 
Districts overlapping the ZRMC Public Infrastructure District. 
 

7. Initial Debt. On or before the effective date of approval by the City of an Approved 
Development Plan (as defined in the Governing Document), thea District shall not: (a) issue any 
Debt; nor (b) impose a mill levy for the payment of Debt by direct imposition or by transfer of 
funds from the operating fund to the Debt service funds; nor (c) impose and collect any fees used 
for the purpose of repayment of Debt. 

 
8. Total Debt Issuance. The Districts shall not issue Debt in excess of an aggregate 

amount of Seventy-Five Million Dollars ($75,000,000). This amount excludes any portion of 
bonds issued to refund a prior issuance of debt by any of the Districts. In addition, the Total Debt 
Issuance Limitation does not apply to the District’s pledge of its property tax revenues to the Debt 
of one of the other Districts. ln the event two or more Districts create an interlocal agency to issue 
debt, only the par amount issued by such agency shall count against the Total Debt Issuance 
Limitation rather than the individual amounts pledged by each District.There shall be no limit on: 

 
(a) the amount of Debt which may be issued individually or collectively by the 

Districts, provided the Maximum Debt Mill Levy is not exceeded on any property within the 
Districts; 

 
(b) a District’s pledge of its property tax revenues to the Debt of either of the 

other Districts; or 
 
(c) the amount of Assessment Debt or C-PACE Bonds the Districts may issue 

so long as such issuances are in accordance with the provisions of the applicable Assessment Act. 
 
9. Bankruptcy. All of the limitations contained in thisthe Governing Document, 

including, but not limited to, those pertaining to the Maximum Debt Mill Levy and the Maximum 
Debt Mill Levy Imposition Term have been established under the authority of the City to approve 
a Governing Document with conditions pursuant to Section 17D-4-201 (4), Utah Code. It is 
expressly intended that such limitations: 

 
(a) Shall not be subject to set-aside for any reason or by any court of competent 

jurisdiction, absent a Governing Document Amendment; and 
 
(b) Are, together with all other requirements of Utah law, included in the 

“political or governmental powers” reserved to the State under the U.S. Bankruptcy Code (11 



U.S.C.) Section 903, and are also included in the “regulatory or electoral approval necessary under 
applicable nonbankruptcy law” as required for confirmation of a Chapter 9 Bankruptcy Plan under 
Bankruptcy Code Section 943(b)(6). 

 
Any Debt, issued with a pledge or which results in a pledge, that exceeds the 

Maximum Debt Mill Levy and the Maximum Debt Mill Levy Imposition Term, shall be deemed 
a material modification of this Governing Document and shall not be an authorized issuance of 
Debt unless and until such material modification has been approved by the City as part of a 
Governing Document Amendment. 
 

10. Dissolution. Upon an independent determination of the City CouncilBoard that the 
purposes for which thea District was created have been accomplished, the District agrees to file 
petitions for dissolution, pursuant to the applicable State statutes. In no event shall a dissolution 
occur until the District has provided for the payment or discharge of all of theirits outstanding 
indebtedness and other financial obligations as required pursuant to State statutes. 

 
11. Disclosure to Purchasers. Within thirty (30) days of the City adopting a resolution 

creating the District, the Board shall record a notice with the recorder of Washington County, Utah. 
Such notice shall (a) contain a description of the boundaries of the District, (b) state that a copy of 
this Governing Document is on file at the office of the City, (c) state that the District may finance 
and repay infrastructure and other improvements through the levy of a property tax; (d) state the 
Maximum Debt Mill Levy of the District; and (d) if applicable, stating that the debt may convert 
to general obligation debt and outlining the provisions relating to conversion. Such notice shall 
further be filled with the City. 
 

In addition, the Applicant and the Board shall ensure that the Applicant, homebuilders, 
commercial developers, and commercial lessors, as applicable, disclose the following information 
to initial resident homeowners, renters, commercial property owners, and/or commercial tenants: 
 

(a) All of the information in the first paragraph of 11 of this Agreement;section 
above. 

 
(b) A disclosure outlining the impact of any applicable property tax, in 

substantially the following form: 
 

“Under the maximum property tax rate of the District, for every $100,000 of 
taxable value, there would be an additional annual property tax of $450 for the 
duration of the District’s Bonds.” 

 
(c) Such disclosures shall be contained on a separate-colored page of the 

applicable closing or lease documents and shall require a signature of such end user acknowledging 
the foregoing. 
 

12. Governing Document Amendment Requirement. Actions of thea District which 
violate the Limitations set forth in V.A.1-9 or VIII.B-G of the Governing Document shall be 



deemed to be material modifications to the Governing Document and the City shall be entitled to 
all remedies available under State and local law to enjoin such actions of the District. 

 
13. Annual Report. The DistrictDistricts shall be responsible for submitting an annual 

report to the City Manager’s Office no later than one hundred eighty (180) days following the 
closing of the District’s fiscal year, containing the information set forth in Section VIII of the 
Governing Document. 

 
1413. Regional Improvements. The DistrictDistricts shall be authorized to provide for the 

planning, design, acquisition, construction, installation, relocation and/or redevelopment and a 
contribution to the funding of the Regional Improvements and fund the administration and 
overhead costs related to the provisions of the Regional Improvements. 

 
1514. Maximum Debt Mill Levy. 

 
(a) The “Maximum Debt Mill Levy” shall be the maximum mill levy thea 

District is permitted to impose upon the taxable property within the District for payment of Limited 
Tax Debt, and shall be 0.0045 per dollar of taxable value of taxable property in the District; 
provided that such levy shall be subject to adjustment as provided in Section 17D-4-301(8). 
Further, the Districts may not impose mill levies which aggregate in excess of 0.0045 per dollar 
of taxable value of any taxable property in the DistrictDistricts; provided that such levies shall be 
subject to adjustment as provided in Section 17D-4-301(8), Utah Code. 
 

(b) Such Maximum Debt Mill Levy may only be amended pursuant to a 
Governing Document Amendment and as provided in Section 17D-4-202. 
 

1615. Maximum Debt Mill Levy Imposition Term. Each bond issued by the District shall 
mature within thirty-one (31) years from the date of issuance of such bond. ln addition, no mill 
levy may be imposed for the repayment of a series of bonds after a period exceeding forty (40) 
years from the first date of imposition of the mill levy for such bond (the “Maximum Debt Mill 
Levy Imposition Term”). 

 
17.176. Prepayment of Assessments.  All Assessments (other than Assessments 

under the C-PACE Act) imposed by any District on a parcel zoned for residential uses shall be 
prepaid at or before the time such parcel is conveyed to an End User.  In the event a developer 
intends to pass on Assessments to a party that is not a residential End User, the developer shall 
obtain a signed acknowledgement of such purchaser stating the amount of Assessments being 
passed on.  Any Assessments issued under the C-PACE Act may be repayable in accordance with 
the provisions of such act.   

187. Notices. All notices, demands, requests or other communications to be sent by one 
party to the other hereunder or required by law shall be in writing and shall be deemed to have 
been validly given or served by delivery of same in person to the address or by courier delivery, 
via United Parcel Service or other nationally recognized overnight air courier service, or by 
depositing same in the United States mail, postage prepaid, addressed as follows: 
 

To the District:  



 
 
 
 
 
To the City: 
 
 
 
 

Gateway at Sand Hollow Public Infrastructure 

District NoNos. 1, 2, or 3 
3351 South Sand Hollow RD 
Hurricane, UT 84737 
Attn:  Brent Moser 
Phone: 
 
Hurricane City 
147 N 870 W 
Hurricane, UT 84737 
Attn:  City Manager 
Phone: (435) 635-2811 

 
All notices, demands, requests or other communications shall be effective upon 

such personal delivery or one (1) business day after being deposited with United Parcel Service or 
other nationally recognized overnight air courier service or three (3) business days after deposit in 
the United States mail. By giving the other party hereto at least ten (10) days written notice thereof 
in accordance with the provisions hereof, each of the Parties shall have the right from time to time 
to change its address. 
 

18198. Amendment. This Agreement may be amended, modified, changed, or terminated 
in whole or in part only by a written agreement duly authorized and executed by the Parties hereto 
and without amendment to the Governing Document. 

 
192019. Assignment. Neither Party hereto shall assign any of its rights nor delegate 

any of its duties hereunder to any person or entity without having first obtained the prior written 
consent of the other Party, which consent will not be unreasonably withheld. Any purported 
assignment or delegation in violation of the provisions hereof shall be void and ineffectual. 

 
202120. Default/Remedies. In the event of a breach or default of this Agreement by 

any Party, the non-defaulting Party shall be entitled to exercise all remedies available at law or in 
equity, specifically including suits for specific performance and/or monetary damages. In the event 
of any proceeding to enforce the terms, covenants or conditions hereof, the prevailing Party in 
such proceeding shall be entitled to obtain as part of its judgment or award its reasonable attorneys’ 
fees. 

 
212221. Term. This Agreement shall terminate upon the earlier to occur of 

dissolution of the DistrictDistricts or fifty (50) years from the date hereof. 
 
222322. Governing Law and Venue. This Agreement shall be governed and 

construed under the laws of the State of Utah. 
 
23243. Inurement. Each of the terms, covenants and conditions hereof shall be binding 

upon and inure to the benefit of the Parties hereto and their respective successors and assigns. 
 



24254. Integration. This Agreement constitutes the entire agreement between the Parties 
with respect to the matters addressed herein. All prior discussions and negotiations regarding the 
subject matter hereof are merged herein. 

 
25265. Parties Interested Herein. Nothing expressed or implied in this Agreement is 

intended or shall be construed to confer upon, or to give to, any person other than the District and 
the City any right, remedy, or claim under or by reason of this Agreement or any covenants, terms, 
conditions, or provisions thereof, and all the covenants, terms, conditions, and provisions in this 
Agreement by and on behalf of the District and the City shall be for the sole and exclusive benefit 
of the District and the City. 

 
26276. Severability. If any covenant, term, condition, or provision under this Agreement 

shall, for any reason, be held to be invalid or unenforceable, the invalidity or unenforceability of 
such covenant, term, condition, or provision shall not affect any other provision contained herein, 
the intention being that such provisions are severable. 

 
27287. Counterparts. This Agreement may be executed in one or more counterparts, each 

of which shall constitute an original and all of which shall constitute one and the same document. 
 
28298. Paragraph Headings. Paragraph headings are inserted for convenience of reference 

only. 
 
293029. Defined Terms. Capitalized terms used herein and not otherwise defined 

shall have the meanings ascribed to them in the Governing Document. 
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NO. 1 
 
 
By: _____________________________ 

PresidentChair 
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_______________________________________ 
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APPROVED AS TO FORM:  ______________________________________ 
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INFRASTRUCTURE DISTRICT NO. 2 
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I. INTRODUCTION 
 

A. Purpose and Intent. 
 

On April 15, 2021, the City Council of Hurricane City (the “City”) adopted a 
resolution authorizing the creation of Gateway at Sand Hollow Public Infrastructure District Nos. 
1, 2 and 3 (collectively, the “Districts”) under the PID Act and Special District Act.  The Office of 
the Lieutenant Governor of the State of Utah issued Certificates of Creation for the Districts on 
July 22, 2021.  Subsequent to the creation of the District, the City adopted a resolution authorizing 
this Amended and Restated Governing Document, which fully amends, restates, and replaces the 
original Governing Document of each of the Districts. 

 
The Districts are independent units of local government, separate and distinct from 

the City, and, except as may otherwise be provided for by State or local law or this Governing 
Document, their activities are subject to review by the City only insofar as they may deviate in a 
material matter from the requirements of the Governing Document. It is intended that the Districts 
will provide a part or all of the Public Improvements for the use and benefit of all anticipated 
inhabitants and taxpayers of the Districts. The primary purpose of the Districts will be to finance 
the construction of these Public Improvements. The Districts were not created to provide any 
ongoing operations and maintenance services. 
 

B. Need for the Districts. 
 

There are currently no other governmental entities, including the City, located in 
the immediate vicinity of the Districts that consider it desirable, feasible or practical to undertake 
the planning, design, acquisition, construction installation, relocation, redevelopment, and 
financing of the Public Improvements needed for the Project. Existence of the Districts is therefore 
necessary in order for the Public Improvements required for the Project to be provided in the most 
economic manner possible. 
 

C. Objective of the City Regarding Districts’ Governing Document. 
 

This Governing Document is an amendment and complete restatement of the 
governing document originally approved by the City for each of the Districts, and is intended by 
the City and the Districts to supersede and replace any prior version of each District’s governing 
document. 

 
The City’s objective in approving this amended and restated Governing Document 

for the Districts is to authorize the Districts to provide for the planning, design, acquisition, 
construction, installation, relocation and redevelopment of the Public Improvements from the 
proceeds of Debt to be issued by the Districts. Debt in the amount of $40,000,000 has already been 
issued by Gateway at Sand Hollow Public Infrastructure District No. 1 (“District No. 1”), and 
additional debt is anticipated to be issued by the other Districts.  All Debt is expected to be repaid 
by taxes imposed and collected for no longer than the Maximum Debt Mill Levy Imposition Term 
for residential properties and at a tax mill levy no higher than the Maximum Debt Mill Levy for 
commercial and residential properties, and/or repaid by Assessments. Debt which is issued within 



these parameters and, as further described in the Financial Plan, will insulate property owners from 
excessive tax burdens to support the servicing of the Debt and will result in a timely and reasonable 
discharge of the Debt. 

 
This Governing Document is intended to establish a limited purpose for the 

Districts and explicit financial constraints that are not to be violated under any circumstances. The 
primary purpose is to provide for the Public Improvements associated with development and 
regional needs. Although the Districts have authority to directly provide public improvements, the 
Districts also have the authority to pledge tax revenues to an interlocal entity that provides public 
improvements. 

 
It is the intent of each of the Districts to dissolve upon payment or defeasance of all 

Debt incurred by such District, or upon a determination that adequate provision has been made for 
the payment of all Debt by such District. 

 
The Districts shall be authorized to finance the Public Improvements that can be 

funded from Debt to be repaid from Assessments or from tax revenues collected from a mill levy 
which shall not exceed the Maximum Debt Mill Levy on taxable properties and which shall not 
exceed the Maximum Debt Mill Levy Imposition Term on taxable properties. It is the intent of this 
Governing Document to assure to the extent possible that no taxable property bear an economic 
burden that is greater than that associated with the Maximum Debt Mill Levy in amount and that 
no taxable property bear an economic burden that is greater than that associated with the Maximum 
Debt Mill Levy Imposition Term in duration even under bankruptcy or other unusual situations. 
Generally, the cost of Public Improvements that cannot be funded within these parameters are not 
costs to be paid by the District. 
 
II. DEFINITIONS 
 

In this Governing Document, the following terms shall have the meanings indicated below, 
unless the context hereof clearly requires otherwise: 
 

Annexation Area Boundaries:  means the boundaries of the area described in the 
Annexation Area Boundary Map which has been approved by the City for annexation or 
withdrawal from or into one of the Districts upon the meeting of certain requirements. 
 
Annexation Area Boundary Map:  means the map attached hereto as Exhibit C-2, 
describing the property proposed for potential future annexation into or withdrawal from 
the Districts. 
 
Approved Development Plan:  means a Preliminary Development Plan or other process 
established by the City for identifying, among other things, Public Improvements necessary 
for facilitating development for property within the District Area as approved by the City 
pursuant to the City Code and as amended pursuant to the City Code from time to time. 
For purposes of this Governing Document, the Ordinance Amending the Zoning Map for 
the Project approved on July 2, 2020, shall constitute an Approved Development Plan. 
 



Assessment:  means (i) the levy of an assessment secured by a lien on property within a 
District to pay for the costs of Public Improvements benefitting such property or (2) an 
assessment by a District levied on private property within such District to cover the costs 
of an energy efficient upgrade, a renewable energy system, or an electric vehicle charging 
infrastructure, each as may be levied pursuant to the Assessment Act. 
 
Assessment Act: means collectively, (i) Title 11, Chapter 42, Utah Code as may be 
amended from time to time, and (ii) the C-PACE Act. 
 
Board:  means the boards of trustees of the Districts. 
 
Bond, Bonds or Debt:  means bonds or other obligations, including loans of any property 
owner, for the payment of which the Districts has promised to impose an ad valorem 
property tax mill levy, and/or collect Assessments. 
 
City:  means Hurricane City, Utah. 
 
City Code:  means the City Code of Hurricane City, Utah. 
 
City Council:  means the City Council of Hurricane City, Utah. 
 
C-PACE Act:  means Title 11, Chapter 42a of the Utah Code, as amended from time to 
time and any successor statute thereto. 

C-PACE Bonds:  means bonds, loans, notes, or other structures and obligations of the 
District issued pursuant to the C-PACE Act, including refunding C-PACE Bonds. 

C-PACE Assessments:  means assessments levied under the C-PACE Act. 

District:  means any one of Gateway at Sand Hollow Public Infrastructure District No. 1, 
2, or 3. 
 
District Area: means the property within the Initial District Boundary Map and the 
Annexation Area Boundary Map for all of the Districts. 
 
District No 1:  means Gateway at Sand Hollow Public Infrastructure District No. 1.  

District No. 2:  means Gateway at Sand Hollow Public Infrastructure District No. 2.  

District No. 3:  means Gateway at Sand Hollow Public Infrastructure District No. 3. 
 
Districts:  means collectively, Gateway at Sand Hollow Public Infrastructure District Nos. 
1, 2, and 3. 
 
End User:  means any owner, or tenant of any owner, of any taxable improvement within 
the District, who is intended to become burdened by the imposition of ad valorem property 
taxes subject to the Maximum Debt Mill Levy. By way of illustration, a resident 



homeowner, renter, commercial property owner, or commercial tenant is an End User. The 
business entity that constructs homes or commercial structures is not au End User. 
 
Fees:  means any fee imposed by a District for administrative services provided by the 
District. 
 
Financial Plan:  means the Financial Plan described in Section VIII which describes (i) the 
potential means whereby the Public Improvements may be financed; (ii) how the Debt is 
expected to be incurred; and (iii) the estimated operating revenue derived from property 
taxes for the first budget year. 
 
General Obligation Debt:  means a Debt that is directly payable from and seemed by ad 
valorem property taxes that are levied by a District and does not include Limited Tax Debt. 
 
Governing Document: means this Amended and Restated Governing Document for the 
Districts approved by the City Council. 
 
Governing Document Amendment: means an amendment to the Governing Document 
approved by the City Council in accordance with the City’s ordinance and the applicable 
state law and approved by the Board in accordance with applicable state law. 
 
Initial District Boundaries:  means the boundaries of the area described in the Initial District 
Boundary Map for each District. 
 
Initial District Boundary Map:  means the map attached hereto as Exhibit C, describing the 
Districts’ initial boundaries. 
 
Limited Tax Debt:  means a debt that is directly payable from and secured by ad valorem 
property taxes that are levied by the District which may not exceed the Maximum Debt 
Mill Levy. 
 
Maximum Debt Mill Levy:  means the maximum mill levy the Districts are permitted to 
impose for payment of Debt as set forth in Section VIII.C below. 
 
Maximum Debt Mill Levy Imposition Term:  means the maximum term for imposition of 
a mill levy for any given series of bonds as set forth in Section VIII.D below. 
 
Municipal Advisor:  means a consultant that: (i) advises Utah governmental entities on 
matters relating to the issuance of securities by Utah governmental entities, including 
matters such as the pricing, sales and marketing of such securities and the procuring of 
bond ratings, credit enhancement and insurance in respect of such securities; (ii) shall be 
an individual listed as a public finance advisor in the Bond Buyer’s Municipal Market 
Place; and (iii) is not an officer or employee of any District. 
 
Project:  means the development or property commonly referred to as the Gateway at Sand 
Hollow. 



 
PID Act:  means Title 17D, Chapter 4 of the Utah Code, as amended from time to time and 
any successor statute thereto. 
 
Public Improvements:  means a part or all of the improvements authorized to be planned, 
designed, acquired, constructed, installed, relocated, redeveloped and financed as generally 
described in the Special District Act, except as specifically limited in Section V below to 
serve the future taxpayers and inhabitants of the District Area as determined by the Board, 
and includes Public Infrastructure and Improvements as defined in the PID Act.  Public 
Improvements shall specifically include water rights acquired by a District for the benefit 
of the City or other public entity. 
 
Regional Improvements:  means Public Improvements and facilities that benefit the District 
Area and which are to be financed pursuant to Section VII below. 
 
Special District Act:  means Title 17B of the Utah Code, as amended from time to time. 
 
State:  means the State of Utah. 
 
Taxable Property:  means real or personal property within the District Area subject to ad 
valorem taxes imposed by a District. 
 
Trustee:  means a member of the Board of a District. 
 
Utah Code:  means the Utah Code Annotated 1953, as amended. 

 
III. BOUNDARIES 
 

The area of the Initial District Boundaries includes approximately seven hundred twenty- 
one (721.493) acres in District No. 1, four hundred two (402.268) acres in District No. 2, and six 
hundred twenty-one (620.775) acres in District No. 3.  The total area included in the Annexation 
Area Boundaries is approximately one thousand nine hundred eighty-five (1,985.117) acres and 
includes all property within the Districts as well as an additional approximately two hundred forty-
one (240.581) acres. A legal description of the Initial District Boundaries and the Annexation Area 
Boundaries is attached hereto as Exhibit A. A vicinity map is attached hereto as Exhibit B. A map 
of the Initial District Boundaries and Annexation Area Boundaries is attached hereto as Exhibit 
C. It is anticipated that the Districts’ boundaries may change from time to time as they undergo 
annexations and withdrawals pursuant to Section l7B-4-201, Utah Code, subject to Article V 
below. 
 
IV. PROPOSED LAND USE/POPULATION PROJECTIONS/ASSESSED 

VALUATION 
 

The District Area consists of approximately one thousand nine hundred eighty-five 
(1,985.117) acres of mostly undeveloped land. The current assessed valuation of the District Area 



at build out is expected to be sufficient to reasonably discharge the Debt under the Financial Plan. 
The population of the District at build-out is estimated to be approximately 20,000 people. 

 
Approval of this Governing Document by the City does not imply approval of the 

development of a specific area within the District, nor does it imply approval of the number of 
residential units or the total site/floor area of commercial or industrial buildings identified in this 
Governing Document or any of the exhibits attached thereto, unless the same is contained within 
an Approved Development Plan. 
 
V. DESCRIPTION OF PROPOSED POWERS, IMPROVEMENTS AND SERVICES 
 

A. Powers of the Districts and Governing Document Amendment. 
 

The Districts shall have the power and authority to provide the Public Improvements within 
and without the boundaries of the Districts as such power and authority is described in the PID 
Act, the Special District Act, and other applicable statutes, common law and the Constitution, 
subject to the limitations set faith herein. 
 

1. Operations and Maintenance Limitation. The purpose of the 
Districts is to plan for, design, acquire, construct, install, relocate, redevelop and finance 
the Public Improvements. The Districts shall dedicate the Public Improvements to the City 
or other appropriate public entity or owners association in a manner consistent with the 
Approved Development Plan and other rules and regulations of the City and applicable 
provisions of the City Code. Trails which are interconnected with a city or regional trail 
system shall be open to the public free of charge and on the same basis as residents and 
owners of taxable property within the Districts. 

 
2. Improvements Limitation.  Notwithstanding the provisions of 

Section V.A.I above, without written authorization of the City, the Districts shall not be 
authorized to finance the costs of any improvements or facilities which are to be ultimately 
owned by one of the Districts. 

 
3. Construction Standards Limitation. The Districts will ensure that the 

Public Improvements are designed and constructed in accordance with the standards and 
specifications of the City and of other governmental entities having proper jurisdiction. 
The Districts will require developers to obtain the City’s approval of civil engineering plans 
and to obtain applicable permits for construction and installation of Public Improvements 
prior to performing such work. 

 
4. Procurement. The Districts shall be subject to the Utah Procurement 

Code, Title 63G, Chapter 6a. Notwithstanding this requirement, a District may acquire 
completed or partially completed improvements for fair market value as reasonably 
determined by a surveyor or engineer that such District employs or engages. 

 



5. Privately Placed Debt Limitation. Prior to the issuance of any 
privately placed Debt, a District shall obtain the certification of a Municipal Advisor 
substantially as follows: 

 
We are [I am] a Municipal Advisor within the meaning of 
the District’s Governing Document. 
 
We [I] certify that (1) the net effective interest rate to be 
borne by [insert the designation of the Debt] does not exceed 
a reasonable current [tax-exempt] [taxable] interest rate, 
using criteria deemed appropriate by us [me] and based upon 
our [my] analysis of comparable high yield securities; and 
(2) the structure of [insert designation of the Debt], including 
maturities and early redemption provisions, is reasonable 
considering the financial circumstances of the District. 

 
6. Annexation and Withdrawal. 

 
(a) The Districts shall not include within any of their boundaries 

any property outside the District Area without the prior written consent of the City. The City, by 
resolution and this Governing Document, has consented to the annexation of any area within the 
Annexation Area Boundaries into the Districts. Such area may only be annexed upon the affected 
District obtaining any consents required under the PID Act and the passage of a resolution of the 
Board approving such annexation. 

 
(b) The City, by resolution and this Governing Document, has 

consented to the withdrawal of any area within the District Boundaries from a District. Such area 
may only be withdrawn upon such District obtaining any consents required under the PID Act and 
the passage of a resolution of the Board approving such withdrawal. 

 
(c) Any annexation or withdrawal shall be in accordance with 

the requirements of the PID Act. 
 
(d) Upon any annexation or withdrawal, the affected District 

shall provide the City a description of the revised District Boundaries. 
 
(e) Annexation or withdrawal of any area in accordance with 

V.A.6(a) and (b) shall not constitute an amendment of this Governing Document. 
 

7. Overlap Limitation. The Districts shall not impose an aggregate mill 
levy for payment of Debt that exceeds the Maximum Debt Mill Levy of the Districts. The Districts 
shall not consent to the organization of any other public infrastructure district organized under the 
PID Act within the District Area which will overlap the boundaries of a District unless the 
aggregate mill levy for payment of Debt of such proposed districts will not at any time exceed the 
Maximum Debt Mill Levy of the Districts. The forgoing overlap limitation shall not apply to the 
Districts overlapping the ZRMC Public Infrastructure District. 



 
8. Initial Debt Limitation. On or before the effective date of approval 

by the City of an Approved Development Plan, a District shall not: (a) issue any Debt; nor (b) 
impose a mill levy for the payment of Debt by direct imposition or by transfer of funds from the 
operating fund to the Debt service funds; nor (c) impose and collect any Assessments used for the 
purpose of repayment of Debt. In exchange for the City authorizing the creation of the Districts, 
District No. 1 made provisions for the financing of park improvements in the amount of $3,850,000 
(representing 110% of the anticipated costs of the park improvements), which amount is being 
held separate from other Debt proceeds and may only be released upon sign off by the City.  Upon 
completion of the park improvements to the satisfaction of the City, the funds being held for park 
improvements will be released to District No. 1 to pay the cost of Public Improvements.  The 
foregoing requirements may be waived or amended by express written confirmation by the City. 

 
9. Total Debt Issuance Limitation. There shall be no limit on: 
 

(a) the amount of Debt which may be issued individually or 
collectively by the Districts, provided the Maximum Debt Mill Levy is not exceeded on any 
property within the Districts; 

 
(b) a District’s pledge of its property tax revenues to the Debt of 

either of the other Districts; or 
 
(c) the amount of Assessment Debt or C-PACE Bonds the 

Districts may issue so long as such issuances are in accordance with the provisions of the 
applicable Assessment Act. 
 

10. Bankruptcy Limitation. All of the limitations contained in this 
Governing Document, including, but not limited to, those pertaining to the Maximum Debt Mill 
Levy, Maximum Debt Mill Levy Imposition Term and the Fees have been established under the 
authority of the City to approve a Governing Document with conditions pursuant to Section 17D-
4-201(5), Utah Code. It is expressly intended that such limitations: 
 

(a) Shall not be subject to set-aside for any reason or by any 
court of competent jurisdiction, absent a Governing Document Amendment; and 

 
(b) Are, together with all other requirements of Utah law, 

included in the “political or governmental powers” reserved to the State under the U.S. Bankruptcy 
Code (11 U.S.C.) Section 903, and are also included in the “regulatory or electoral approval 
necessary under applicable nonbankruptcy law” as required for confirmation of a Chapter 9 
Bankruptcy Plan under Bankruptcy Code Section 943(b)(6). 
 

Any Debt, issued with a pledge or which results in a pledge, that exceeds the Maximum 
Debt Mill Levy and the Maximum Debt Mill Levy Imposition Term, shall be deemed a material 
modification of this Governing Document and shall not be an authorized issuance of Debt unless 
and until such material modification has been approved by the City as part of a Governing 
Document Amendment. 



 
11. Governing Document Amendment Requirement. 

 
(a) This Governing Document has been designed with sufficient 

flexibility to enable the Districts to provide required facilities under evolving circumstances 
without the need for numerous amendments. Actions of any District which violate the limitations 
set forth in V.A. 1-9 above or in VIII.B-G. shall be deemed to be material modifications to this 
Governing Document and the City shall be entitled to all remedies available under State and local 
law to enjoin such actions of such District. 

 
(b) Subject to the limitations and exceptions contained herein, this 

Governing Document may be amended by passage of resolutions of the City and the Districts 
approving such amendment. 
 

B. Preliminary Engineering Survey. 
 

The Districts shall have authority to provide for the planning, design, acquisition, 
construction, installation, relocation, redevelopment, maintenance, and financing of the Public 
Improvements within and without the boundaries of the Districts, to be more specifically defined 
in an Approved Development Plan. 

 
All of the Public Improvements will be designed in such a way as to assure that the 

Public Improvements standards will be compatible with those of the City and/or any other 
applicable public entity and shall be in accordance with the requirements of the Approved 
Development Plan. All construction cost estimates are based on the assumption that construction 
conforms to applicable local, State or Federal requirements. 
 
VI. THE BOARD OF TRUSTEES 
 

A. Board Composition. The Board of each District shall be composed of three (3) 
Trustees who were initially appointed by the City Council pursuant to the PID Act. Trustees 1, 2, 
and 3 shall initially be at large. Trustee terms shall be staggered with initial terms as follows: 
Trustee 2 shall serve an initial term of four (4) years; Trustees 1 and 3 shall serve an initial term 
of six (6) years. All terms shall commence on the date of issuance of a certificate of creation by 
the Office of the Lieutenant Governor of the State of Utah. In accordance with the PID Act, 
appointed Trustees shall not be required to be residents of the District. 
 

B. Transition to Elected Board. Respective board seats in each District shall transition 
from appointed to elected seats according to the following milestones: 
 

1. District No. 1. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon l,200 

registered voters residing within the District. 
 



b. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,800 
registered voters residing within the District. 

 
c. Trustee 3. Trustee 3 shall transition to an elected seat upon 2,400 

registered voters residing within the District. 
 

2. District No. 2. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon 640 

registered voters residing within the District. 
 

b. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,060 
registered voters residing within the District. 

 
c. Trustee 3. Trustee 3 shall transition to an elected seat upon 1,280 

registered voters residing within the District. 
 

3. District No. 3. 
 
a. Trustee 1. Trustee 1 shall transition to an elected seat upon 640 

registered voters residing within the District. 
 

b. Trustee 2. Trustee 2 shall transition to an elected seat upon 1,060 
registered voters residing within the District. 

 
c. Trustee 3. Trustee 3 shall transition to an elected seat upon 1,280 

registered voters residing within the District. 
 
No transition pursuant to this Section shall become effective until the next 

scheduled regular election of the District. Registered voters within this Section shall mean voters 
whose “principal place of residence,” as that term is defined under Utah Code 20A-2-105(1)(a), is 
within the relevant District. 
 

C. Reelection and Reappointment. Upon the expiration of a Trustee’s respective term, 
any seat which has not transitioned to an elected seat shall be appointed by the Board pursuant to 
17D-4-202(1)(b) of the PID Act pursuant to the PID Act and any seat which has transitioned to an 
elected seat shall be elected pursuant to an election held for such purpose. In the event that no 
qualified candidate files to be considered for appointment or files a declaration of candidacy for a 
seat, such seat may be filled in accordance with the Special District Act. 

 
D. Vacancy.  Any vacancy on the Board shall be filled by the Board pursuant to the 

PID Act and Special District Act. Pursuant to 17D-4-202(1)(b), the Board may appoint an 
individual to the Board so long as the individual meets the requirements to serve on a public 
infrastructure district board as set forth in the PID Act. 

 



E. Compensation. Only Trustees who are residents of the District for which they serve 
as Trustee may be compensated for services as Trustee. Such compensation shall be in accordance 
with State Law. 

 
F. Conflicts of Interest. Trustees shall disclose all conflicts of interest. Any Trustee 

who discloses such conflicts in accordance with 17D-4-202 and 67-16-9, Utah Code, shall be 
entitled to vote on such matters. 
 
VII. REGIONAL IMPROVEMENTS 
 

The Districts shall be authorized to provide for the planning, design, acquisition, 
construction, installation, relocation and/or redevelopment and a contribution to the funding of the 
Regional Improvements and fund the administration and overhead costs related to the provisions 
of the Regional Improvements. 
 
VIII. FINANCIAL PLAN 
 

A. General. 
 

The Districts shall be authorized to provide for the planning, design, acquisition, 
construction, installation, relocation and/or redevelopment of the Public Improvements from its 
revenues and by and through the proceeds of Debt to be issued by the District. In addition, the 
Districts shall be permitted to finance the prepayment of impact fees for the Project. The Financial 
Plan for each District shall be to issue such Debt as the District can reasonably pay within the 
Maximum Debt Mill Levy Imposition Term from revenues derived from the Maximum Debt Mill 
Levy, Assessments and other legally available revenues. A District shall be permitted to issue Debt 
on a schedule and in such year or years as the District determines shall meet the needs of the 
Financial Plan referenced above and phased to serve development as it occurs. All bonds and other 
Debt issued by a District may be payable from any and all legally available revenues of the District, 
including general ad valorem taxes to be imposed upon all Taxable Property within the District 
and Assessments. Each District will also rely upon various other revenue sources authorized by 
law. These will include the power to assess Fees, penalties, or charges, including as provided in 
Section 170-4-304, Utah Code, as amended from time to time. 
 

B. Maximum Interest Rate and Maximum Underwriting Discount. 
 

The interest rate on any Debt is expected to be the market rate at the time the Debt 
is issued. In the event of a default, the proposed maximum interest rate on any Debt is not expected 
to exceed fifteen percent (15%). The proposed maximum underwriting discount will be five 
percent (5%). Debt, when issued, will comply with all relevant requirements of this Governing 
Document, State law and Federal law as then applicable to the issuance of public securities. 
 

C. Maximum Debt Mill Levy; Prepayment of Assessments. 
 

(a) The “Maximum Debt Mill Levy” shall be the maximum mill levy a 
District is permitted to impose upon the taxable property within the District for payment of Limited 



Tax Debt, and shall be 0.0045 per dollar of taxable value of taxable property in the District; 
provided that such levy shall be subject to adjustment as provided in Section 170-4-301(8), Utah 
Code. Further, the Districts may not impose mill levies which aggregate in excess of 0.0045 per 
dollar of taxable value of any taxable property in the District; provided that such levies shall be 
subject to adjustment as provided in Section l 7D-4-301(8), Utah Code. 

 
(b) Such Maximum Debt Mill Levy may only be amended pursuant to 

a Governing Document Amendment and as provided in Section 17D-4-202, Utah Code. 
 
(c) All Assessments (other than C-PACE Assessments) imposed by any 

District on a parcel zoned for residential uses shall be prepaid at or before the time such parcel is 
conveyed to an End User.  In the event a developer or other initial seller of property within a 
District intends to pass on Assessments to a party that is not a residential End User, the Developer 
shall obtain, or cause the seller to obtain, a signed acknowledgement of such purchaser stating the 
amount of Assessments being passed on.  Any C-PACE Assessments may be repayable in 
accordance with the provisions of such act. 
 

D. Maximum Debt Mill Levy Imposition Term. 
 

Each bond issued by a District shall mature within Thirty-One (31) years from the 
date of issuance of such bond. In addition, no mill levy may be imposed for the repayment of a 
series of bonds after a period exceeding forty (40) years from the first date of imposition of the 
mill levy for such bond (the “Maximum Debt Mill Levy Imposition Term”). 
 

E. Debt Repayment Sources. 
 

Each District may impose a mill levy on taxable property within its boundaries as 
a primary source of revenue for repayment of debt service. Each District may also rely upon 
various other revenue sources authorized by law. At each District’s discretion, these may include 
the power to assess Assessments, penalties, or charges, including as provided in Section 17D-4-
304, Utah Code, as amended from time to time. Except as described in Section VIII.C(a), the debt 
service mill levy in the District shall not exceed the Maximum Debt Mill Levy or, the Maximum 
Debt Mill Levy Imposition Term, except for repayment of General Obligation Debt. 

 
A District shall not be permitted to charge an End User the costs of any portion of 

a Public Improvement for which such End User has already paid or is presently obligated to pay 
through any combination of mill levy, Assessment, or impact fee. This provision shall not prohibit 
the division of costs between mill levies, Assessments, or impact fees, but is intended to prevent 
double taxation of End Users for the costs of Public Improvements. 
 

F. Debt Instrument Disclosure Requirement. 
 

In the text of each Bond and any other instrument representing and constituting 
Debt, a District shall set forth a statement in substantially the following form: 
 



By acceptance of this instrument, the owner of this Bond agrees and 
consents to all of the limitations in respect of the payment of the 
principal of and interest on this Bond contained herein, in the 
resolution of the District authorizing the issuance of this Bond and 
in the Governing Document for creation of the District. 

 
Similar language describing the limitations in respect of the payment of the 

principal of and interest on Debt set forth in this Governing Document shall be included in any 
document used for the offering of the Debt for sale to persons, including, but not limited to, a 
developer of property within the boundaries of a District. 
 

G. Security for Debt. 
 

A District shall not pledge any revenue or property of the City as security for the 
indebtedness set forth in this Governing Document. Approval of this Governing Document shall 
not be construed as a guarantee by the City of payment of any of a District’s obligations; nor shall 
anything in the Governing Document be construed so as to create any responsibility or liability on 
the part of the City in the event of default by the District in the payment of any such obligation. 
 

H. Districts’ Operating Costs. 
 

The estimated cost of acquiring land, engineering services, legal services and 
administrative services, together with the estimated costs of the Districts organization and initial 
operations, are anticipated to be Seventy-Five Thousand Dollars ($75,000), which will be eligible 
for reimbursement from Debt proceeds. 
 

In addition to the capital costs of the Public Improvements, each District will 
require operating funds for administration and to plan and cause the Public Improvements to be 
constructed. The first year’s operating budget for each District is estimated to be approximately 
Fifty Thousand Dollars ($50,000) which is anticipated to be derived from property taxes and other 
revenues. 
 

I. Bond and Disclosure Counsel. 
 

It is the intent of the City that the Districts shall use competent and nationally 
recognized bond and disclosure counsel with respect to District Bonds to ensure proper issuance 
and compliance with this Governing Document.  
 
IX. ANNUAL REPORT 
 
A. No Annual Reports.  Notwithstanding Section 17D-4-205 of the PID Act, no annual reports 
are required to be filed with the City by the District. 
 
X. DISSOLUTION 
 



Upon an independent determination of the Board that the purposes for which a District was 
created have been accomplished, the District agrees to file a petition for dissolution, pursuant to 
the applicable State statutes. In no event shall a dissolution occur until the District has provided 
for the payment or discharge of all of its outstanding indebtedness and other financial obligations 
as required pursuant to State statutes. 
 
XI. DISCLOSURE TO PURCHASERS 
 

Within thirty (30) days of the City adopting a resolution creating the District, the Board 
shall record a notice with the recorder of Washington County, Utah. Such notice shall (a) contain 
a description of the boundaries of the District, (b) state that a copy of this Governing Document is 
on file at the office of the City, (c) state that the District may finance and repay infrastructure and 
other improvements through the levy of a property tax; (d) state the Maximum Debt Mill Levy of 
the District; and (d) if applicable, stating that the debt may convert to general obligation debt and 
outlining the provisions relating to conversion. Such notice shall further be filled with the City. 

 
The applicant and the Board of each District shall ensure that the applicant, homebuilders, 

commercial developers, and commercial lessors, as applicable, disclose the following information 
to initial resident homeowners, renters, commercial property owners, and/or commercial tenants: 
 

(1) All of the information in the first paragraph of this article above. 
 
(2) A disclosure outlining the impact of any applicable property tax, in substantially the 

following form: 
 

“Under the maximum property tax rate of the District, for every $100,000 of taxable 
value, there would be an additional annual property tax of $450 for the duration of 
the District’s Bonds.” 

 
(3) Such disclosures shall be contained on a separate-colored page of the applicable closing 

or lease documents and shall require a signah1re of such end user acknowledging the 
foregoing. 

 
XII. AMENDED AND RESTATED INTERLOCAL AGREEMENT 
 

The form of an Amended and Restated Interlocal Agreement required by the City Code, 
relating to the limitations imposed on the Districts’ activities, is attached hereto as Exhibit D. The 
Districts shall approve the Amended and Restated Interlocal Agreement in the form attached as 
Exhibit D at its first Board meeting after approval of this Governing Document by the City. Failure 
of the District to execute the Amended and Restated Interlocal Agreement as required herein shall 
constitute a material modification and shall require a Governing Document Amendment. The City 
Council shall approve the Amended and Restated Interlocal Agreement in the form attached as 
Exhibit D at the public meeting approving the Governing Document. 
  



EXHIBIT A 
 

Legal Descriptions 
 

PARCELS INCLUDED IN THE INITIAL BOUNDARY  
Number: H-3-2-6-431, H-3-2-6-33, H-3-2-6-1406, H-4-2-1-131, H-4-2-1-234, H-4-2-1-340, 

H-4-2-1-1103, H-4-2-1-1104, H-4-2-1-1107, H-4-2-1-1108, H-4-2-1-1109, H-4-2-1-1113, H-
4-2-1-1123, H-4-2-1-4203, H-4-2-11-125,  H-4-2-11-2112, H-4-2-11-21121, H-4-2-12-2113, 

H-4-2-1-330 AND PORTIONS OF H-3-2-6-1402 AND H-4-2-12-1102 

DISTRICT NO. 1 INITIAL BOUNDARY LEGAL DESCRIPTION 
 

COMMENCING AT THE CENTER CORNER OF SECTION 1, T42S, R14W SALT LAKE BASE 
AND MERIDIAN; THENCE S1°25'51"W, ALOING THE QUARTER SECTION LINE, 983.20 FEET 
TO THE POINT OF BEGINNING; THENCE S01°19'21"W 1350.90 FEET; THENCE 
N88°26'59"W 1991.37 FEET; THENCE S01°20'33"W 1258.04 FEET; THENCE S52°41'20"W 
1050.04 FEET; THENCE N88°54'26"W 237.24 FEET; THENCE SOUTHERLY ALONG THE ARC 
OF A 250.00 FOOT RADIUS NON-TANGENT CURVE TO THE RIGHT 162.12 FEET THROUGH 
THE CENTRAL ANGLE OF 37°09'15", RADIAL BEARING: S89°38'36"W  (CHORD BEARS: 
S18°13'13"W 159.29 FEET);  THENCE S36°47'49"W 152.80 FEET; THENCE 
SOUTHWESTERLY ALONG THE ARC OF A 40098020.81 FOOT RADIUS NON-TANGENT 
CURVE TO THE LEFT 146.42 FEET THROUGH THE CENTRAL ANGLE OF 00°00'01", RADIAL 
BEARING: S46°06'40"E  (CHORD BEARS: S43°53'20"W 146.42 FEET);  THENCE 
S49°38'39"W 250.77 FEET; THENCE SOUTHWESTERLY ALONG THE ARC OF A 408.17 FOOT 
RADIUS NON-TANGENT CURVE TO THE LEFT 325.07 FEET THROUGH THE CENTRAL 
ANGLE OF 45°37'52", RADIAL BEARING: S40°35'29"E  (CHORD BEARS: S26°35'35"W 
316.55 FEET);  THENCE S03°00'57"W 551.77 FEET; THENCE N88°51'45"W 26.64 FEET; 
THENCE S01°41'34"W 237.43 FEET; THENCE S88°51'17"E 996.36 FEET; THENCE 
S01°07'24"W 1193.66 FEET; THENCE S42°30'11"E 612.87 FEET; THENCE SOUTHEASTERLY 
ALONG THE ARC OF A 2727.44 FOOT RADIUS NON-TANGENT CURVE TO THE RIGHT 
782.40 FEET THROUGH THE CENTRAL ANGLE OF 16°26'10", RADIAL BEARING: 
S48°27'04"W  (CHORD BEARS: S33°19'52"E 779.72 FEET);  THENCE N66°46'31"E 458.50 
FEET; THENCE EASTERLY ALONG THE ARC OF A 507.27 FOOT RADIUS CURVE TO THE 
RIGHT 212.19 FEET THROUGH THE CENTRAL ANGLE OF 23°57'59" (CHORD BEARS: 
N78°45'30"E 210.65 FEET);  THENCE S88°30'39"E 2359.33 FEET; THENCE N01°08'48"E 
1619.54 FEET; THENCE NORTHEASTERLY ALONG THE ARC OF A 15.00 FOOT RADIUS 
CURVE TO THE RIGHT 27.59 FEET THROUGH THE CENTRAL ANGLE OF 105°23'03" 
(CHORD BEARS: N53°50'19"E 23.86 FEET);  THENCE EASTERLY ALONG THE ARC OF A 
435.00 FOOT RADIUS REVERSE CURVE TO THE LEFT 114.22 FEET THROUGH THE CENTRAL 
ANGLE OF 15°02'42" (CHORD BEARS: S80°59'31"E 113.90 FEET);  THENCE S88°30'52"E 
1289.41 FEET; THENCE N01°17'35"E 3050.99 FEET; THENCE N00°59'06"E 82.84 FEET; 
THENCE NORTHWESTERLY ALONG THE ARC OF A 332.47 FOOT RADIUS CURVE TO THE 
LEFT 336.71 FEET THROUGH THE CENTRAL ANGLE OF 58°01'37" (CHORD BEARS: 
N28°01'43"W 322.51 FEET);  THENCE N54°14'48"W 460.60 FEET; THENCE 



NORTHWESTERLY ALONG THE ARC OF A 435.00 FOOT RADIUS CURVE TO THE RIGHT 
298.93 FEET THROUGH THE CENTRAL ANGLE OF 39°22'26" (CHORD BEARS: N34°33'35"W 
293.09 FEET);  THENCE N75°07'38"E 35.00 FEET; THENCE N75°07'38"E 35.00 FEET; 
THENCE N81°39'07"E 89.90 FEET; THENCE N47°07'50"E 316.31 FEET; THENCE 
S87°40'46"E 427.72 FEET; THENCE N65°41'09"E 250.52 FEET; THENCE S58°23'18"E 39.80 
FEET; THENCE N79°19'21"E 158.99 FEET; THENCE S61°09'08"E 141.01 FEET; THENCE 
S49°12'22"E 224.44 FEET; THENCE N75°48'32"E 351.27 FEET; THENCE N69°02'51"E 171.43 
FEET; THENCE N19°58'40"W 55.42 FEET; THENCE S89°00'00"W 153.58 FEET; THENCE 
N43°07'27"W 193.15 FEET; THENCE N44°13'00"E 184.64 FEET; THENCE N63°56'16"E 
235.42 FEET; THENCE N54°47'58"E 218.52 FEET; THENCE N39°37'28"E 186.58 FEET; 
THENCE N50°56'01"E 270.16 FEET; THENCE N73°32'56"E 147.54 FEET; THENCE 
N23°22'53"W 81.26 FEET; THENCE N15°13'38"W 1306.80 FEET; THENCE S74°56'26"W 
502.14 FEET; THENCE S15°13'38"E 1306.79 FEET; THENCE S74°46'22"W 2500.00 FEET; 
THENCE N15°08'00"W 1305.33 FEET; THENCE S74°46'22"W 500.00 FEET; THENCE 
S74°35'29"W 248.68 FEET; THENCE S74°26'03"W 348.01 FEET; THENCE N88°43'14"W 
254.45 FEET TO THE POINT OF BEGINNING. 
 
AREA: 31,216,096 SQUARE FEET OR 716.623 ACRES. 
 

Number: H-3-2-6-1408, H-3-2-6-1402, AND H-3-2-7-4402  

DISTRICT NO. 2 INITIAL BOUNDARY LEGAL DESCRIPTION 
 
COMMENCING AT THE SOUTH QUARTER CORNER OF SECTION 6 T42S, R13W SALT LAKE 
BASE AND MERIDIAN; THENCE N88°55'17"W 655.50 FEET TO THE POINT OF BEGINNING; 
THENCE N88°55'17"W 666.37 FEET; THENCE S01°21'05"W 1316.95 FEET; THENCE 
N88°55'34"W 2165.35 FEET; THENCE N01°17'35"E 3050.99 FEET; THENCE 
NORTHWESTERLY ALONG THE ARC OF A 386.30 FOOT RADIUS NON-TANGENT CURVE TO 
THE LEFT 427.65 FEET THROUGH THE CENTRAL ANGLE OF 63°25'44", RADIAL BEARING: 
N81°18'38"W  (CHORD BEARS: N23°01'30"W 406.15 FEET);  THENCE N54°14'48"W 449.85 
FEET; THENCE NORTHWESTERLY ALONG THE ARC OF A 440.72 FOOT RADIUS NON-
TANGENT CURVE TO THE RIGHT 298.78 FEET THROUGH THE CENTRAL ANGLE OF 
38°50'33", RADIAL BEARING: N36°01'08"E  (CHORD BEARS: N34°33'35"W 293.09 FEET);  
THENCE N75°07'38"E 70.00 FEET; THENCE N81°39'07"E 89.90 FEET; THENCE N47°07'50"E 
316.31 FEET; THENCE S87°40'46"E 427.72 FEET; THENCE N65°41'09"E 250.52 FEET; 
THENCE S58°23'18"E 39.80 FEET; THENCE N79°19'21"E 158.99 FEET; THENCE 
S60°53'32"E 140.20 FEET; THENCE S49°36'35"E 225.78 FEET; THENCE N75°46'57"E 349.20 
FEET; THENCE N69°10'29"E 173.48 FEET; THENCE N19°58'47"W 55.42 FEET; THENCE 
S88°52'38"W 155.62 FEET; THENCE N43°07'20"W 193.15 FEET; THENCE N44°24'11"E 
185.48 FEET; THENCE N63°56'16"E 235.42 FEET; THENCE N54°47'58"E 218.52 FEET; 
THENCE N39°37'28"E 186.58 FEET; THENCE N51°01'53"E 271.06 FEET; THENCE 
N73°31'01"E 146.54 FEET; THENCE N23°22'53"W 81.26 FEET; THENCE N74°48'04"E 498.78 
FEET; THENCE N15°14'32"W 1303.99 FEET; THENCE N74°19'14"E 509.54 FEET; THENCE 
S15°53'46"E 413.93 FEET; THENCE S47°32'22"E 200.00 FEET; THENCE S80°04'14"E 42.63 



FEET; THENCE S15°13'13"E 419.32 FEET; THENCE N66°36'17"E 122.88 FEET; THENCE 
EASTERLY ALONG THE ARC OF A 775.00 FOOT RADIUS CURVE TO THE RIGHT 332.95 FEET 
THROUGH THE CENTRAL ANGLE OF 24°36'54" (CHORD BEARS: N78°54'44"E 330.40 FEET);  
THENCE EASTERLY ALONG THE ARC OF A 6026304293863.17 FOOT RADIUS REVERSE 
CURVE TO THE LEFT 202.03 FEET THROUGH THE CENTRAL ANGLE OF 00°00'00" (CHORD 
BEARS: S88°46'49"E 202.03 FEET);  THENCE NORTHERLY ALONG THE ARC OF A 120.32 
FOOT RADIUS COMPOUND CURVE TO THE LEFT 295.10 FEET THROUGH THE CENTRAL 
ANGLE OF 140°31'45" (CHORD BEARS: N20°57'19"E 226.50 FEET);  THENCE N49°50'21"W 
118.08 FEET; THENCE NORTHERLY ALONG THE ARC OF A 285.00 FOOT RADIUS NON-
TANGENT CURVE TO THE RIGHT 585.89 FEET THROUGH THE CENTRAL ANGLE OF 
117°47'10", RADIAL BEARING: N40°02'10"E  (CHORD BEARS: N08°55'45"E 488.04 FEET);  
THENCE N67°49'20"E 398.31 FEET; THENCE NORTHEASTERLY ALONG THE ARC OF A 
230.00 FOOT RADIUS CURVE TO THE LEFT 285.76 FEET THROUGH THE CENTRAL ANGLE 
OF 71°11'15" (CHORD BEARS: N32°13'42"E 267.73 FEET);  THENCE NORTHERLY ALONG 
THE ARC OF A 5973.41 FOOT RADIUS COMPOUND CURVE TO THE LEFT 117.61 FEET 
THROUGH THE CENTRAL ANGLE OF 01°07'41" (CHORD BEARS: N03°55'46"W 117.61 
FEET);  THENCE S70°56'31"E 153.14 FEET; THENCE N82°35'26"E 518.05 FEET; THENCE 
S00°08'49"E 205.75 FEET; THENCE N88°35'24"E 626.39 FEET; THENCE S00°08'49"W 
316.46 FEET; THENCE N89°12'28"W 644.96 FEET; THENCE S01°14'44"W 1688.51 FEET; 
THENCE N78°23'16"W 977.00 FEET; THENCE S32°30'44"W 1412.00 FEET; THENCE 
S08°24'44"W 709.82 FEET; THENCE N90°00'00"W 246.48 FEET; THENCE S00°00'00"E 
317.78 FEET; THENCE N90°00'00"E 216.43 FEET; THENCE S09°12'18"W 1211.54 FEET; 
THENCE S00°50'39"W 495.03 FEET TO THE POINT OF BEGINNING. 
 
AREA: 17,598,809 SQUARE FEET OR 404.013 ACRES. 

 
Number: H-4-2-11-2103, H-4-2-12-130, H-4-2-12-131, H-4-2-13-2114, H-4-2-13-1409, H-
4-2-14-1101, H-4-211-31031, AND PORTIONS OF H-3-2-6-33, H-3-2-7-4402, AND H-4-2-

12-1102 
 

DISTRICT NO. 3 INITIAL BOUNDARY LEGAL DESCRIPTION 
 

COMMENCING AT THE NORTH QUARTER CORNER OF SECTION 7 T42S, R13W SALT LAKE 
BASE AND MERIDIAN; THENCE N88°55'17"W 1321.87 FEET; THENCE S01°21'05"W 1316.95 
FEET TO THE POINT OF BEGINNING; THENCE S01°09'54"W 2638.69 FEET; THENCE 
N89°02'46"W 2136.88 FEET; THENCE S01°14'57"W 1328.66 FEET; THENCE S36°01'13"W 
58.62 FEET; THENCE S01°11'00"W 267.66 FEET; THENCE N88°46'25"W 2611.22 FEET; 
THENCE S01°23'59"W 660.00 FEET; THENCE N88°36'28"W 1321.11 FEET; THENCE 
N02°07'13"E 330.68 FEET; THENCE N88°46'38"W 2649.97 FEET; THENCE N01°07'02"E 
289.31 FEET; THENCE NORTHERLY ALONG THE ARC OF A 835.78 FOOT RADIUS CURVE TO 
THE RIGHT 281.03 FEET THROUGH THE CENTRAL ANGLE OF 19°15'55" (CHORD BEARS: 
N10°45'00"E 279.71 FEET);  THENCE N01°16'01"E 1417.36 FEET; THENCE S89°27'34"W 
52.92 FEET; THENCE N00°59'03"E 665.32 FEET; THENCE N00°00'09"W 221.52 FEET; 
THENCE NORTHERLY ALONG THE ARC OF A 561.49 FOOT RADIUS CURVE TO THE RIGHT 



121.36 FEET THROUGH THE CENTRAL ANGLE OF 12°23'02" (CHORD BEARS: N06°11'22"E 
121.12 FEET);  THENCE S82°33'10"E 186.12 FEET; THENCE S07°35'13"W 26.00 FEET; 
THENCE S82°24'47"E 391.27 FEET; THENCE S07°35'13"W 45.17 FEET; THENCE 
S82°24'47"E 36.68 FEET; THENCE S39°14'54"E 224.09 FEET; THENCE S84°34'00"E 31.43 
FEET; THENCE N05°22'00"E 51.52 FEET; THENCE S84°38'00"E 132.00 FEET; THENCE 
S05°22'00"W 30.51 FEET; THENCE S84°38'00"E 160.00 FEET; THENCE N05°22'00"E 128.88 
FEET; THENCE N50°54'50"E 125.96 FEET; THENCE N26°15'10"E 70.42 FEET; THENCE 
N47°58'30"E 221.79 FEET; THENCE N37°18'50"E 54.53 FEET; THENCE N51°22'21"E 100.00 
FEET; THENCE N69°45'40"E 31.70 FEET; THENCE N51°22'21"E 305.03 FEET; THENCE 
S38°00'07"E 237.96 FEET; THENCE SOUTHEASTERLY ALONG THE ARC OF A 2321.00 FOOT 
RADIUS CURVE TO THE RIGHT 544.15 FEET THROUGH THE CENTRAL ANGLE OF 13°25'58" 
(CHORD BEARS: S31°17'08"E 542.90 FEET);  THENCE N66°46'31"E 458.50 FEET; THENCE 
EASTERLY ALONG THE ARC OF A 510.48 FOOT RADIUS CURVE TO THE RIGHT 217.88 FEET 
THROUGH THE CENTRAL ANGLE OF 24°27'16" (CHORD BEARS: N79°00'09"E 216.23 FEET);  
THENCE S88°30'10"E 2353.68 FEET; THENCE N01°08'48"E 1619.54 FEET; THENCE 
NORTHEASTERLY ALONG THE ARC OF A 15.00 FOOT RADIUS CURVE TO THE RIGHT 27.59 
FEET THROUGH THE CENTRAL ANGLE OF 105°23'03" (CHORD BEARS: N53°50'19"E 23.86 
FEET);  THENCE EASTERLY ALONG THE ARC OF A 435.00 FOOT RADIUS REVERSE CURVE 
TO THE LEFT 114.26 FEET THROUGH THE CENTRAL ANGLE OF 15°02'58" (CHORD BEARS: 
S80°59'39"E 113.93 FEET);  THENCE S01°11'44"W 663.87 FEET; THENCE S88°22'13"E 
622.13 FEET; THENCE S01°10'45"W 330.39 FEET; THENCE S88°30'21"E 702.34 FEET; 
THENCE S01°39'59"W 700.57 FEET; THENCE S88°48'12"E 1405.64 FEET; THENCE 
N01°08'09"E 1617.03 FEET; THENCE N88°44'52"W 1399.24 FEET; THENCE N00°41'22"E 
78.09 FEET; THENCE S88°55'57"E 2131.91 FEET TO THE POINT OF BEGINNING. 
 
AREA: 23,881,167 SQUARE FEET OR 548.236 ACRES. 
 

Annexation Area Boundaries 
The Annexation Area shall be comprised of the Initial District Boundaries of the District as 

well as the following: 
 
Area 1 

COMMENCING AT THE CENTER CORNER OF SECTION 1, T42S, R14W SALT LAKE BASE 
AND MERIDIAN; THENCE S1°25'51"W, ALOING THE QUARTER SECTION LINE, 983.20 FEET 
TO THE POINT OF BEGINNING; THENCE S01°19'21"W 1350.90 FEET; THENCE 
N88°26'59"W 1991.37 FEET; THENCE S01°20'33"W 1258.04 FEET; THENCE S52°41'20"W 
1050.04 FEET; THENCE N88°54'26"W 237.24 FEET; THENCE SOUTHERLY ALONG THE ARC 
OF A 250.00 FOOT RADIUS NON-TANGENT CURVE TO THE RIGHT 162.12 FEET THROUGH 
THE CENTRAL ANGLE OF 37°09'15", RADIAL BEARING: S89°38'36"W  (CHORD BEARS: 
S18°13'13"W 159.29 FEET);  THENCE S36°47'49"W 152.80 FEET; THENCE 
SOUTHWESTERLY ALONG THE ARC OF A 40098020.81 FOOT RADIUS NON-TANGENT 
CURVE TO THE LEFT 146.42 FEET THROUGH THE CENTRAL ANGLE OF 00°00'01", RADIAL 
BEARING: S46°06'40"E  (CHORD BEARS: S43°53'20"W 146.42 FEET);  THENCE 



S49°38'39"W 250.77 FEET; THENCE SOUTHWESTERLY ALONG THE ARC OF A 408.17 FOOT 
RADIUS NON-TANGENT CURVE TO THE LEFT 325.07 FEET THROUGH THE CENTRAL 
ANGLE OF 45°37'52", RADIAL BEARING: S40°35'29"E  (CHORD BEARS: S26°35'35"W 
316.55 FEET);  THENCE S03°00'57"W 551.77 FEET; THENCE N88°51'45"W 26.64 FEET; 
THENCE S01°18'35"W 662.45 FEET; THENCE N88°57'17"E 208.36 FEET; THENCE 
S84°51'23"E 93.82 FEET; THENCE EASTERLY ALONG THE ARC OF A 1607.90 FOOT RADIUS 
NON-TANGENT CURVE TO THE RIGHT 634.84 FEET THROUGH THE CENTRAL ANGLE OF 
22°37'18", RADIAL BEARING: S07°25'03"W  (CHORD BEARS: S71°16'18"E 630.72 FEET);  
THENCE SOUTHERLY ALONG THE ARC OF A 470.15 FOOT RADIUS NON-TANGENT CURVE 
TO THE LEFT 618.53 FEET THROUGH THE CENTRAL ANGLE OF 75°22'43", RADIAL 
BEARING: S59°36'17"E  (CHORD BEARS: S07°17'38"E 574.88 FEET);  THENCE S42°24'51"E 
626.96 FEET; THENCE SOUTHEASTERLY ALONG THE ARC OF A 2727.44 FOOT RADIUS 
NON-TANGENT CURVE TO THE RIGHT 782.40 FEET THROUGH THE CENTRAL ANGLE OF 
16°26'10", RADIAL BEARING: S48°27'04"W  (CHORD BEARS: S33°19'52"E 779.72 FEET);  
THENCE N66°46'31"E 458.50 FEET; THENCE EASTERLY ALONG THE ARC OF A 507.27 
FOOT RADIUS CURVE TO THE RIGHT 212.19 FEET THROUGH THE CENTRAL ANGLE OF 
23°57'59" (CHORD BEARS: N78°45'30"E 210.65 FEET);  THENCE S88°30'39"E 2359.33 
FEET; THENCE N01°08'48"E 1619.54 FEET; THENCE NORTHEASTERLY ALONG THE ARC OF 
A 15.00 FOOT RADIUS CURVE TO THE RIGHT 27.59 FEET THROUGH THE CENTRAL ANGLE 
OF 105°23'03" (CHORD BEARS: N53°50'19"E 23.86 FEET);  THENCE EASTERLY ALONG THE 
ARC OF A 435.00 FOOT RADIUS REVERSE CURVE TO THE LEFT 114.22 FEET THROUGH THE 
CENTRAL ANGLE OF 15°02'42" (CHORD BEARS: S80°59'31"E 113.90 FEET);  THENCE 
S88°30'52"E 1289.41 FEET; THENCE N01°17'35"E 3050.99 FEET; THENCE N00°59'06"E 
82.84 FEET; THENCE NORTHWESTERLY ALONG THE ARC OF A 332.47 FOOT RADIUS 
CURVE TO THE LEFT 336.71 FEET THROUGH THE CENTRAL ANGLE OF 58°01'37" (CHORD 
BEARS: N28°01'43"W 322.51 FEET);  THENCE N54°14'48"W 460.60 FEET; THENCE 
NORTHWESTERLY ALONG THE ARC OF A 435.00 FOOT RADIUS CURVE TO THE RIGHT 
298.93 FEET THROUGH THE CENTRAL ANGLE OF 39°22'26" (CHORD BEARS: N34°33'35"W 
293.09 FEET);  THENCE N75°07'38"E 35.00 FEET; THENCE N75°07'38"E 35.00 FEET; 
THENCE N81°39'07"E 89.90 FEET; THENCE N47°07'50"E 316.31 FEET; THENCE 
S87°40'46"E 427.72 FEET; THENCE N65°41'09"E 250.52 FEET; THENCE S58°23'18"E 39.80 
FEET; THENCE N79°19'21"E 158.99 FEET; THENCE S61°09'08"E 141.01 FEET; THENCE 
S49°12'22"E 224.44 FEET; THENCE N75°48'32"E 351.27 FEET; THENCE N69°02'51"E 171.43 
FEET; THENCE N19°58'40"W 55.42 FEET; THENCE S89°00'00"W 153.58 FEET; THENCE 
N43°07'27"W 193.15 FEET; THENCE N44°13'00"E 184.64 FEET; THENCE N63°56'16"E 
235.42 FEET; THENCE N54°47'58"E 218.52 FEET; THENCE N39°37'28"E 186.58 FEET; 
THENCE N50°56'01"E 270.16 FEET; THENCE N73°32'56"E 147.54 FEET; THENCE 
N23°22'53"W 81.26 FEET; THENCE N15°13'38"W 1306.80 FEET; THENCE S74°46'23"W 
3000.00 FEET; THENCE S74°46'22"W 500.00 FEET; THENCE S74°35'29"W 248.68 FEET; 
THENCE S74°26'03"W 348.01 FEET; THENCE N88°43'14"W 254.45 FEET TO THE POINT OF 
BEGINNING. 
 
AREA: 35,027,427 SQUARE FEET OR 804.119 ACRES. 



Area 2 

COMMENCING AT THE SOUTH QUARTER CORNER OF SECTION 6 T42S, R13W SALT LAKE 
BASE AND MERIDIAN THENCE N88°55'17"W 655.50 FEET TO THE POINT OF BEGINNING; 
THENCE N88°55'17"W 666.37 FEET; THENCE S01°21'05"W 1316.95 FEET; THENCE 
N88°55'57"W 2131.91 FEET; THENCE N01°19'19"E 3091.98 FEET; THENCE NORTHERLY 
ALONG THE ARC OF A 587.18 FOOT RADIUS CURVE TO THE LEFT 127.10 FEET THROUGH 
THE CENTRAL ANGLE OF 12°24'06" (CHORD BEARS: N04°52'45"W 126.85 FEET);  THENCE 
NORTHWESTERLY ALONG THE ARC OF A 355.27 FOOT RADIUS COMPOUND CURVE TO 
THE LEFT 284.31 FEET THROUGH THE CENTRAL ANGLE OF 45°51'03" (CHORD BEARS: 
N34°00'19"W 276.78 FEET);  THENCE N54°14'48"W 460.60 FEET; THENCE 
NORTHWESTERLY ALONG THE ARC OF A 400.00 FOOT RADIUS CURVE TO THE RIGHT 
274.88 FEET THROUGH THE CENTRAL ANGLE OF 39°22'26" (CHORD BEARS: N34°33'35"W 
269.51 FEET);  THENCE N75°07'38"E 35.00 FEET; THENCE N81°39'07"E 89.90 FEET; 
THENCE N47°07'50"E 316.31 FEET; THENCE S87°40'46"E 427.72 FEET; THENCE 
N65°41'09"E 250.52 FEET; THENCE S58°23'18"E 39.80 FEET; THENCE N79°19'21"E 158.99 
FEET; THENCE S60°53'32"E 140.20 FEET; THENCE S49°36'35"E 225.78 FEET; THENCE 
N75°46'57"E 349.20 FEET; THENCE N69°10'29"E 173.48 FEET; THENCE N19°58'47"W 55.42 
FEET; THENCE S88°52'38"W 155.62 FEET; THENCE N43°07'20"W 193.15 FEET; THENCE 
N44°24'11"E 185.48 FEET; THENCE N63°56'16"E 235.42 FEET; THENCE N54°47'58"E 
218.52 FEET; THENCE N39°37'28"E 186.58 FEET; THENCE N51°01'53"E 271.06 FEET; 
THENCE N73°31'01"E 146.54 FEET; THENCE N23°22'53"W 81.26 FEET; THENCE 
N74°48'04"E 498.78 FEET; THENCE N15°14'32"W 1303.99 FEET; THENCE N74°19'14"E 
509.54 FEET; THENCE N75°15'16"E 1677.30 FEET; THENCE S70°56'31"E 153.14 FEET; 
THENCE N82°35'26"E 518.05 FEET; THENCE N88°19'06"E 627.46 FEET; THENCE 
N00°10'02"E 35.64 FEET; THENCE S80°27'39"E 339.87 FEET; THENCE S61°46'36"E 422.93 
FEET; THENCE S00°52'21"W 317.32 FEET; THENCE N89°04'45"W 1349.43 FEET; THENCE 
S01°14'44"W 1688.51 FEET; THENCE N78°23'16"W 977.00 FEET; THENCE S32°30'44"W 
1412.00 FEET; THENCE S08°24'44"W 709.82 FEET; THENCE N90°00'00"W 246.48 FEET; 
THENCE S00°00'00"E 317.78 FEET; THENCE N90°00'00"E 216.43 FEET; THENCE 
S09°12'18"W 1211.54 FEET; THENCE S00°50'39"W 495.03 FEET TO THE POINT OF 
BEGINNING. 
 
BEGINNING AT THE NORTHEAST CORNER OF SECTION 6 T42S, R14W SALT LAKE BASE 
AND MERIDIAN; THENCE N88°57'05"W 1299.19 FEET; THENCE S01°13'48"W 1688.51 
FEET; THENCE N78°24'12"W 977.00 FEET; THENCE S32°29'48"W 1412.00 FEET; THENCE 
S08°23'48"W 2240.00 FEET; THENCE S01°07'23"W 495.70 FEET; THENCE N88°52'45"W 
663.83 FEET; THENCE S01°07'50"W 1290.51 FEET; THENCE N88°45'52"W 2102.02 FEET; 
THENCE N01°15'09"E 1283.02 FEET; THENCE N01°17'51"E 1795.51 FEET; THENCE 
NORTHWESTERLY ALONG THE ARC OF A 436.12 FOOT RADIUS CURVE TO THE LEFT 
422.20 FEET THROUGH THE CENTRAL ANGLE OF 55°27'59" (CHORD BEARS: N26°26'09"W 
405.90 FEET);  THENCE N54°14'48"W 460.60 FEET; THENCE NORTHWESTERLY ALONG 
THE ARC OF A 365.00 FOOT RADIUS CURVE TO THE RIGHT 66.23 FEET THROUGH THE 
CENTRAL ANGLE OF 10°23'48" (CHORD BEARS: N49°02'54"W 66.14 FEET);  THENCE 



N00°08'32"E 172.35 FEET; THENCE N47°01'09"E 315.47 FEET; THENCE S87°40'46"E 427.72 
FEET; THENCE N65°44'58"E 251.51 FEET; THENCE S57°24'49"E 39.02 FEET; THENCE 
N79°19'21"E 158.99 FEET; THENCE S61°09'08"E 141.01 FEET; THENCE S49°24'34"E 225.11 
FEET; THENCE N75°47'41"E 350.23 FEET; THENCE N69°06'37"E 172.46 FEET; THENCE 
N19°58'47"W 55.42 FEET; THENCE S88°56'14"W 154.60 FEET; THENCE N43°07'27"W 
193.15 FEET; THENCE N44°24'03"E 185.48 FEET; THENCE N63°52'09"E 234.43 FEET; 
THENCE N54°54'30"E 219.45 FEET; THENCE N39°37'21"E 186.58 FEET; THENCE 
N50°55'54"E 263.13 FEET; THENCE N74°12'54"E 74.04 FEET; THENCE EASTERLY ALONG 
THE ARC OF A 585.00 FOOT RADIUS NON-TANGENT CURVE TO THE LEFT 75.13 FEET 
THROUGH THE CENTRAL ANGLE OF 07°21'30", RADIAL BEARING: N15°13'05"W  (CHORD 
BEARS: N71°06'10"E 75.08 FEET);  THENCE N20°33'28"W 81.32 FEET; THENCE 
N15°15'39"W 1304.64 FEET; THENCE N74°35'43"E 1008.74 FEET; THENCE N74°44'02"E 
1003.63 FEET; THENCE N76°24'16"E 674.14 FEET; THENCE N03°21'53"W 17.38 FEET; 
THENCE S69°33'12"E 160.88 FEET; THENCE N82°57'09"E 512.20 FEET; THENCE 
N88°35'24"E 626.39 FEET; THENCE N00°10'02"E 35.64 FEET; THENCE S80°27'39"E 339.87 
FEET; THENCE S61°46'36"E 422.93 FEET; THENCE S00°52'26"W 317.32 FEET; THENCE 
N88°57'05"W 49.16 FEET TO THE POINT OF BEGINNING.   
 
AREA: 19,763,542 SQUARE FEET OR 453.708 ACRES. 

Area 3 

COMMENCING AT THE NORTH QUARTER CORNER OF SECTION 7 T42S, R13W SALT LAKE 
BASE AND MERIDIAN; THENCE N88°56'10"W 1319.08 FEET; THENCE S01°21'05"W 1316.95 
FEET; THENCE S01°09'54"W 2638.69 FEET; THENCE N89°02'19"W 2135.72 FEET; THENCE 
S01°13'15"W 1327.33 FEET; THENCE S36°33'10"W 60.99 FEET; THENCE S01°11'00"W 
267.66 FEET; THENCE N88°45'01"W 749.47 FEET; THENCE N88°46'25"W 537.90 FEET; 
THENCE S01°13'35"W 660.00 FEET; THENCE N89°17'14"W 662.42 FEET; THENCE 
S01°11'03"W 1350.08 FEET; THENCE N88°28'40"W 1322.27 FEET; THENCE N01°09'09"E 
1349.56 FEET; THENCE N88°49'57"W 658.57 FEET; THENCE N01°35'54"E 334.47 FEET; 
THENCE N88°46'38"W 2651.11 FEET; THENCE N01°20'36"E 289.32 FEET; THENCE 
NORTHERLY ALONG THE ARC OF A 855.67 FOOT RADIUS CURVE TO THE RIGHT 280.97 
FEET THROUGH THE CENTRAL ANGLE OF 18°48'49" (CHORD BEARS: N10°45'00"E 279.71 
FEET);  THENCE N01°16'01"E 1417.36 FEET; THENCE N89°05'58"W 1380.85 FEET; THENCE 
N01°07'11"E 1321.08 FEET; THENCE S89°04'17"E 1326.85 FEET; THENCE S00°02'44"W 
314.37 FEET; THENCE S82°33'10"E 186.12 FEET; THENCE S07°35'13"W 26.00 FEET; 
THENCE S82°24'47"E 102.48 FEET; THENCE S82°24'47"E 288.79 FEET; THENCE 
S07°35'13"W 45.17 FEET; THENCE S82°24'47"E 36.68 FEET; THENCE S39°14'54"E 224.09 
FEET; THENCE S84°34'00"E 31.43 FEET; THENCE N05°22'00"E 51.52 FEET; THENCE 
S84°38'00"E 132.00 FEET; THENCE S05°22'00"W 30.51 FEET; THENCE S84°38'00"E 160.00 
FEET; THENCE N05°22'00"E 128.88 FEET; THENCE N50°54'50"E 125.96 FEET; THENCE 
N26°15'10"E 70.42 FEET; THENCE N47°58'30"E 221.79 FEET; THENCE N37°18'50"E 54.53 
FEET; THENCE N51°22'21"E 100.00 FEET; THENCE N69°45'40"E 31.70 FEET; THENCE 
N51°22'18"E 305.03 FEET; THENCE S38°03'38"E 256.23 FEET; THENCE SOUTHEASTERLY 



ALONG THE ARC OF A 2141.90 FOOT RADIUS CURVE TO THE RIGHT 526.11 FEET 
THROUGH THE CENTRAL ANGLE OF 14°04'24" (CHORD BEARS: S31°01'26"E 524.79 FEET);  
THENCE N66°46'31"E 458.50 FEET; THENCE EASTERLY ALONG THE ARC OF A 532.21 
FOOT RADIUS CURVE TO THE RIGHT 74.92 FEET THROUGH THE CENTRAL ANGLE OF 
08°03'55" (CHORD BEARS: N70°48'28"E 74.86 FEET);  THENCE EASTERLY ALONG THE ARC 
OF A 484.71 FOOT RADIUS COMPOUND CURVE TO THE RIGHT 143.05 FEET THROUGH 
THE CENTRAL ANGLE OF 16°54'35" (CHORD BEARS: N83°17'43"E 142.53 FEET);  THENCE 
S88°30'10"E 2353.68 FEET; THENCE N01°08'48"E 1619.54 FEET; THENCE 
NORTHEASTERLY ALONG THE ARC OF A 15.00 FOOT RADIUS CURVE TO THE RIGHT 27.59 
FEET THROUGH THE CENTRAL ANGLE OF 105°23'03" (CHORD BEARS: N53°50'19"E 23.86 
FEET);  THENCE EASTERLY ALONG THE ARC OF A 435.00 FOOT RADIUS REVERSE CURVE 
TO THE LEFT 114.22 FEET THROUGH THE CENTRAL ANGLE OF 15°02'42" (CHORD BEARS: 
S80°59'31"E 113.90 FEET);  THENCE S88°30'52"E 1322.85 FEET; THENCE S88°55'58"E 
2126.33 FEET; THENCE S88°53'45"E 5.59 FEET TO THE POINT OF BEGINNING.   
 
AREA: 31,680,732 SQUARE FEET OR 727.290 ACRES. 
 

  



EXHIBIT B 
 

Hurricane City Vicinity Map 
 

 
  



EXHIBIT C 
 

Initial District and Annexation Area Boundary Map 
 

 
  



EXHIBIT D 
 

AMENDED AND RESTATED 
INTERLOCAL AGREEMENT 

 
BETWEEN 

 
HURRICANE CITY, UTAH 

AND 
GATEWAY AT SAND HOLLOW 

PUBLIC INFRASTRUCTURE DISTRICT NOS. 1, 2, AND 3 
 

THIS AGREEMENT is made and entered into as of this ___ day of _________________, 
2026, by and between HURRICANE CITY, a municipal corporation of the State of Utah (“City”), 
and GATEWAY AT SAND HOLLOW PUBLIC INFRASTRUCTURE DISTRICT NO. 1 
(“District No. 1”), GATEWAY AT SAND HOLLOW PUBLIC INFRASTRUCTURE DISTRICT 
NO. 2 (“District No. 2”), and GATEWAY AT SAND HOLLOW PUBLIC INFRASTRUCTURE 
DISTRICT NO. 3 (“District No. 3”), each a political subdivision of the State of Utah (each a 
“District” and collectively “Districts”). The City and the District are collectively referred to as the 
Parties. 

 
The intent of the Parties hereto is that this Amended and Restated Interlocal Agreement 

shall amend and fully restated and replace each of the Interlocal Agreements previously entered 
between the City and each of the individual Districts named herein. 
 

RECITALS 
 

WHEREAS, the Districts were organized to exercise powers as are more specifically set 
forth in the District’s respective original governing documents approved by the City on April 15, 
2021; and 

 
WHEREAS, the City subsequently approved an amendment and complete restatement of 

the Districts’ original governing documents on _____________, 2026 (the “Governing 
Document”); and 
 

WHEREAS, the Governing Document makes reference to the execution of an Amended 
and Restated Interlocal Agreement between the City and the Districts; and 
 

WHEREAS, the City and the Districts have determined it to be in the best interests of their 
respective taxpayers, residents and property owners to enter into this Amended and Restated 
Interlocal Agreement (“Agreement”). 
 

NOW, THEREFORE, in consideration of the covenants and mutual agreements herein 
contained, and for other good and valuable consideration, the receipt and sufficiency of which are 
hereby acknowledged, the Parties hereto agree as follows: 
 



COVENANTS AND AGREEMENTS 
 

1. Operations and Maintenance. The Districts shall dedicate the Public Improvements 
(as defined in the Governing Document) to the City or other appropriate jurisdiction in a manner 
consistent with the Approved Development Plan and other rules and regulations of the City and 
applicable provisions of the City Code. The Districts shall be authorized, but not obligated, to own 
Public Improvements not otherwise required to be dedicated to the City or other public entity, and 
all necessary equipment and appurtenances incident thereto. Trails which are interconnected with 
a city or regional trail system shall be open to the public free of charge and on the same basis as 
residents and owners of taxable property within the Districts. 
 

2. Improvements Limitation. Without written authorization of the City, the Districts 
shall not be authorized to finance the costs of any improvements or facilities which are to be 
ultimately owned by one of the Districts. 

 
3. Construction Standards. The Districts will ensure that the Public Improvements are 

designed and constructed in accordance with the standards and specifications of the City and of 
other governmental entities having proper jurisdiction, as applicable. The District will require 
developers to obtain the City’s approval of civil engineering plans and to obtain applicable permits 
for construction and installation of Public Improvements prior to performance of such work. 
 

4. Issuance of Privately Placed Debt. Prior to the issuance of any privately placed 
Debt, a District shall obtain the certification of a Municipal Advisor substantially as follows: 
 

We are [I am] a Municipal Advisor within the meaning of the 
District’s Governing Document. 
 
We [I] certify that (1) the net effective interest rate to be borne by 
[insert the designation of the Debt] does not exceed a reasonable 
current [tax-exempt] [taxable] interest rate, using criteria deemed 
appropriate by us [me] and based upon our [my] analysis of 
comparable high yield securities; and (2) the structure of [insert 
designation of the Debt], including maturities and early redemption 
provisions, is reasonable considering the financial circumstances of 
the District. 

 
5. Inclusion Limitation. The Districts shall not include within any of their boundaries 

any property outside the District Area without the prior written consent of the City. By the 
Governing Document, the City has consented to the annexation or withdrawal of any area within 
the Annexation Area into or from the District Boundaries. The Districts shall not include within 
any of their boundaries any property outside the Annexation Area without the prior written consent 
of the City District obtaining consents required under the PID Act and the passage of a resolution 
of the applicable Board approving such annexation. 
 

6. Overlap Limitation. The Districts shall not impose aggregate mill levy for payment 
of Debt that exceeds the Maximum Debt Mill Levy of the Districts. The Districts shall not consent 



to the organization of any other public infrastructure district organized under the PID Act within 
the District Area which will overlap the boundaries of a District unless the aggregate mill levy for 
payment of Debt of such proposed districts will not at any time exceed the Maximum Debt Mill 
Levy of the District. The forgoing overlap limitation shall not apply to the Districts overlapping 
the ZRMC Public Infrastructure District. 
 

7. Initial Debt. On or before the effective date of approval by the City of an Approved 
Development Plan (as defined in the Governing Document), a District shall not: (a) issue any Debt; 
nor (b) impose a mill levy for the payment of Debt by direct imposition or by transfer of funds 
from the operating fund to the Debt service funds; nor (c) impose and collect any fees used for the 
purpose of repayment of Debt. 

 
8. Total Debt Issuance. There shall be no limit on: 

 
(a) the amount of Debt which may be issued individually or collectively by the 

Districts, provided the Maximum Debt Mill Levy is not exceeded on any property within the 
Districts; 

 
(b) a District’s pledge of its property tax revenues to the Debt of either of the 

other Districts; or 
 
(c) the amount of Assessment Debt or C-PACE Bonds the Districts may issue 

so long as such issuances are in accordance with the provisions of the applicable Assessment Act. 
 
9. Bankruptcy. All of the limitations contained in the Governing Document, 

including, but not limited to, those pertaining to the Maximum Debt Mill Levy and the Maximum 
Debt Mill Levy Imposition Term have been established under the authority of the City to approve 
a Governing Document with conditions pursuant to Section 17D-4-201 (4), Utah Code. It is 
expressly intended that such limitations: 

 
(a) Shall not be subject to set-aside for any reason or by any court of competent 

jurisdiction, absent a Governing Document Amendment; and 
 
(b) Are, together with all other requirements of Utah law, included in the 

“political or governmental powers” reserved to the State under the U.S. Bankruptcy Code (11 
U.S.C.) Section 903, and are also included in the “regulatory or electoral approval necessary under 
applicable nonbankruptcy law” as required for confirmation of a Chapter 9 Bankruptcy Plan under 
Bankruptcy Code Section 943(b)(6). 

 
Any Debt, issued with a pledge or which results in a pledge, that exceeds the 

Maximum Debt Mill Levy and the Maximum Debt Mill Levy Imposition Term, shall be deemed 
a material modification of this Governing Document and shall not be an authorized issuance of 
Debt unless and until such material modification has been approved by the City as part of a 
Governing Document Amendment. 
 



10. Dissolution. Upon an independent determination of the Board that the purposes for 
which a District was created have been accomplished, the District agrees to file petitions for 
dissolution, pursuant to the applicable State statutes. In no event shall a dissolution occur until the 
District has provided for the payment or discharge of all of its outstanding indebtedness and other 
financial obligations as required pursuant to State statutes. 

 
11. Disclosure to Purchasers. Within thirty (30) days of the City adopting a resolution 

creating the District, the Board shall record a notice with the recorder of Washington County, Utah. 
Such notice shall (a) contain a description of the boundaries of the District, (b) state that a copy of 
this Governing Document is on file at the office of the City, (c) state that the District may finance 
and repay infrastructure and other improvements through the levy of a property tax; (d) state the 
Maximum Debt Mill Levy of the District; and (d) if applicable, stating that the debt may convert 
to general obligation debt and outlining the provisions relating to conversion. Such notice shall 
further be filled with the City. 
 

In addition, the Applicant and the Board shall ensure that the Applicant, homebuilders, 
commercial developers, and commercial lessors, as applicable, disclose the following information 
to initial resident homeowners, renters, commercial property owners, and/or commercial tenants: 
 

(a) All of the information in the first paragraph of this section above. 
 
(b) A disclosure outlining the impact of any applicable property tax, in 

substantially the following form: 
 

“Under the maximum property tax rate of the District, for every $100,000 of 
taxable value, there would be an additional annual property tax of $450 for the 
duration of the District’s Bonds.” 

 
(c) Such disclosures shall be contained on a separate-colored page of the 

applicable closing or lease documents and shall require a signature of such end user acknowledging 
the foregoing. 
 

12. Governing Document Amendment Requirement. Actions of a District which 
violate the Limitations set forth in V.A.1-9 or VIII.B-G of the Governing Document shall be 
deemed to be material modifications to the Governing Document and the City shall be entitled to 
all remedies available under State and local law to enjoin such actions of the District. 
 

13. Regional Improvements. The Districts shall be authorized to provide for the 
planning, design, acquisition, construction, installation, relocation and/or redevelopment and a 
contribution to the funding of the Regional Improvements and fund the administration and 
overhead costs related to the provisions of the Regional Improvements. 

 
14. Maximum Debt Mill Levy. 

 
(a) The “Maximum Debt Mill Levy” shall be the maximum mill levy a District 

is permitted to impose upon the taxable property within the District for payment of Limited Tax 



Debt, and shall be 0.0045 per dollar of taxable value of taxable property in the District; provided 
that such levy shall be subject to adjustment as provided in Section 17D-4-301(8). Further, the 
Districts may not impose mill levies which aggregate in excess of 0.0045 per dollar of taxable 
value of any taxable property in the Districts; provided that such levies shall be subject to 
adjustment as provided in Section 17D-4-301(8), Utah Code. 
 

(b) Such Maximum Debt Mill Levy may only be amended pursuant to a 
Governing Document Amendment and as provided in Section 17D-4-202. 
 

15. Maximum Debt Mill Levy Imposition Term. Each bond issued by the District shall 
mature within thirty-one (31) years from the date of issuance of such bond. ln addition, no mill 
levy may be imposed for the repayment of a series of bonds after a period exceeding forty (40) 
years from the first date of imposition of the mill levy for such bond (the “Maximum Debt Mill 
Levy Imposition Term”). 

 
16. Prepayment of Assessments.  All Assessments (other than Assessments under the 

C-PACE Act) imposed by any District on a parcel zoned for residential uses shall be prepaid at or 
before the time such parcel is conveyed to an End User.  In the event a developer intends to pass 
on Assessments to a party that is not a residential End User, the developer shall obtain a signed 
acknowledgement of such purchaser stating the amount of Assessments being passed on.  Any 
Assessments issued under the C-PACE Act may be repayable in accordance with the provisions 
of such act.   

17. Notices. All notices, demands, requests or other communications to be sent by one 
party to the other hereunder or required by law shall be in writing and shall be deemed to have 
been validly given or served by delivery of same in person to the address or by courier delivery, 
via United Parcel Service or other nationally recognized overnight air courier service, or by 
depositing same in the United States mail, postage prepaid, addressed as follows: 
 

To the District: 
 
 
 
 
 
 
To the City: 
 
 
 
 

Gateway at Sand Hollow Public Infrastructure 
District Nos. 1, 2, or 3 
3351 South Sand Hollow RD 
Hurricane, UT 84737 
Attn:  Brent Moser 
Phone: 
 
Hurricane City 
147 N 870 W 
Hurricane, UT 84737 
Attn:  City Manager 
Phone: (435) 635-2811 

 
All notices, demands, requests or other communications shall be effective upon 

such personal delivery or one (1) business day after being deposited with United Parcel Service or 
other nationally recognized overnight air courier service or three (3) business days after deposit in 
the United States mail. By giving the other party hereto at least ten (10) days written notice thereof 



in accordance with the provisions hereof, each of the Parties shall have the right from time to time 
to change its address. 
 

18. Amendment. This Agreement may be amended, modified, changed, or terminated 
in whole or in part only by a written agreement duly authorized and executed by the Parties hereto 
and without amendment to the Governing Document. 

 
19. Assignment. Neither Party hereto shall assign any of its rights nor delegate any of 

its duties hereunder to any person or entity without having first obtained the prior written consent 
of the other Party, which consent will not be unreasonably withheld. Any purported assignment or 
delegation in violation of the provisions hereof shall be void and ineffectual. 

 
20. Default/Remedies. In the event of a breach or default of this Agreement by any 

Party, the non-defaulting Party shall be entitled to exercise all remedies available at law or in 
equity, specifically including suits for specific performance and/or monetary damages. In the event 
of any proceeding to enforce the terms, covenants or conditions hereof, the prevailing Party in 
such proceeding shall be entitled to obtain as part of its judgment or award its reasonable attorneys’ 
fees. 

 
21. Term. This Agreement shall terminate upon the earlier to occur of dissolution of 

the Districts or fifty (50) years from the date hereof. 
 
22. Governing Law and Venue. This Agreement shall be governed and construed under 

the laws of the State of Utah. 
 
23. Inurement. Each of the terms, covenants and conditions hereof shall be binding 

upon and inure to the benefit of the Parties hereto and their respective successors and assigns. 
 
24. Integration. This Agreement constitutes the entire agreement between the Parties 

with respect to the matters addressed herein. All prior discussions and negotiations regarding the 
subject matter hereof are merged herein. 

 
25. Parties Interested Herein. Nothing expressed or implied in this Agreement is 

intended or shall be construed to confer upon, or to give to, any person other than the District and 
the City any right, remedy, or claim under or by reason of this Agreement or any covenants, terms, 
conditions, or provisions thereof, and all the covenants, terms, conditions, and provisions in this 
Agreement by and on behalf of the District and the City shall be for the sole and exclusive benefit 
of the District and the City. 

 
26. Severability. If any covenant, term, condition, or provision under this Agreement 

shall, for any reason, be held to be invalid or unenforceable, the invalidity or unenforceability of 
such covenant, term, condition, or provision shall not affect any other provision contained herein, 
the intention being that such provisions are severable. 

 
27. Counterparts. This Agreement may be executed in one or more counterparts, each 

of which shall constitute an original and all of which shall constitute one and the same document. 



 
28. Paragraph Headings. Paragraph headings are inserted for convenience of reference 

only. 
 
29. Defined Terms. Capitalized terms used herein and not otherwise defined shall have 

the meanings ascribed to them in the Governing Document. 
 

[Signature Pages to Follow] 
  



[SIGNATURE PAGE TO AMENDED AND RESTATED INTERLOCAL AGREEMENT] 
 

GATEWAY AT SAND HOLLOW PUBLIC 
INFRASTRUCTURE DISTRICT NO. 1 
 
 
By: _____________________________ 

Chair 
Attest: 
 
 
_______________________________________ 
Secretary 
 
APPROVED AS TO FORM:  ______________________________________ 
 
 

GATEWAY AT SAND HOLLOW PUBLIC 
INFRASTRUCTURE DISTRICT NO. 2 
 
 
By: _____________________________ 

Chair 
Attest: 
 
 
_______________________________________ 
Secretary 
 
APPROVED AS TO FORM:  ______________________________________ 
 

 
GATEWAY AT SAND HOLLOW PUBLIC 
INFRASTRUCTURE DISTRICT NO. 3 
 
 
By: _____________________________ 

Chair 
Attest: 
 
 
_______________________________________ 
Secretary 
 
APPROVED AS TO FORM:  ______________________________________ 
 



[SIGNATURE PAGE TO AMENDED AND RESTATED INTERLOCAL AGREEMENT] 
 

HURRICANE CITY, UTAH 
 
 
 
       By: ____________________________ 
        Nanette Billings, Mayor 
 
Attest: 
 
 
By: _________________________________ 
Its: _________________________________ 
 
APPROVED AS TO FORM:  ______________________________________ 
 
 



                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Consideration and possible approval of a Reimbursement and Purchase Agreement for Water 
Rights, Real Property, and Improvements. 
  
Discussion: This item is for the proposed acquisition of land, water rights, and water 
infrastructure.  A confidential memorandum is included in the Council's packet.  The details of the 
agreement may discussed in detail at the public meeting.– Dayton Hall 
 
  
Findings:  
 
  
Recommendation:   
  
  



ORDINANCE 2026-01 

 

AN ORDINANCE OF THE CITY COUNCIL OF HURRICANE, UTAH  
APPROVING AN AMENDMENT TO THE MAY 2025 IMPACT FEE FACILITIES 

PLAN, AN AMENDMENT TO 2025 IMPACT FEE ANALYSIS, 
AND MODIFYING THE CURRENT IMPACT FEE FOR POWER  

 

 WHEREAS  the City Council of Hurricane, Utah has by ordinance previously imposed 
impact fees in order to provide funding for power utilities and services needed to serve property 
and residents within Hurricane City, with the most recent being Ordinance No. 2025-04 adopted 
on May 15, 2025; and 
  
 WHEREAS Ordinance No. 2025-04 adopted an Impact Fee Facilities Plan (“IFFP”) and 
Impact Fee Analysis (“IFA”) for power in accordance with the Utah Impact Fee Act contained 
in Utah law, which identify the demands placed upon existing facilities and services by new 
development activity and the proposed means by which the City will meet those demands; and 
 
 WHEREAS Hurricane City has undertaken additional studies and that have resulted in 
an Amendment to the May 2025 Impact Fee Facilities Plan (“IFFP Amendment”) and an 
Amendment to 2025 Impact Fee Analysis (“IFA Amendment”); and  
  
 WHEREAS the City Council desires to give formal acceptance and approval of the 
IFFP Amendment and IFA Amendment; and  
  
 WHEREAS the City Council finds and determines that the IFFP Amendment and IFA 
Amendment make necessary revisions to the IFFP and IFA imposing impact fees on 
development activity in order to achieve an equitable allocation to the costs borne in the past 
and to be borne in the future; and  
  
 WHEREAS the City desires to update the impact fees assessed and imposed on 
development based upon the IFFP Amendment and IFA Amendment and the analysis contained 
therein, together with the unamended portions of the IFFP and IFA; and 
  
 WHEREAS a public hearing, after public notice as required by law, has been held by 
the Hurricane City Council on the 15th  day of January, 2026 to take comments on the IFFP 
Amendment, IFA Amendment, and this proposed ordinance, a copy of which was made 
available at the Hurricane City Office and the Hurricane Branch of the Washington County 
Library for a period of 10 days prior to the public hearing; 
 
 NOW, THEREFORE, BE IT HEREBY ORDAINED by the City Council of 
Hurricane, Utah as follows:  
 
 1. Hurricane City hereby approves and adopts herewith the Amendment to the May 
2025 Impact Fee Facilities Plan (“IFFP Amendment”) prepared by Intermountain Consumer 
Professional Engineers, Inc. and the Amendment to 2025 Impact Fee Analysis (“IFA 
Amendment”) prepared and certified by LRB Public Finance Advisors. 



 
 2. Based upon the analysis set forth in the IFFP, IFA, IFFP Amendment, and IFA 
Amendment, as approved by the Hurricane City Council, the City hereby adopts at a 100% 
recovery level the Proposed Fee set forth in AMENDED Table 6.2 of the IFA Amendment. 
 
 4.  The fees adopted herein are based upon growth in kilowatts (“kWs”).  The City 
reserves the right under the Impact Fees Act to assess an adjusted fee that more closely matches 
the true impact that the land use will have upon public facilities.  A developer may submit a 
written request, supported by studies and data for a particular development, and request an 
adjustment, with the developer being responsible for all reasonable costs incurred by the City to 
analyze the request, including the cost to retain electrical engineers and financial analysts.  Any 
adjustment could result in a higher or lower impact fee if the City determines that a particular 
user may create a different impact than what is standard for its land use.  The analysis within the 
IFFP and the IFA, together with the following formula, will generally guide the analysis of a 
requested adjustment: Estimated Diversified kW Usage * $734.24.  The City is authorized to 
adjust the standard impact fee at the time the fee is charged to: (1) Respond to unusual 
circumstances in specific cases or a request for a prompt and individualized impact fee review 
for the development activity of the state, a school district, or a charter school and an offset or 
credit for a public facility for which an impact fee has been or will be collected and (2) Ensure 
that the impact fees are imposed fairly.  Any adjustments to the standard impact fee shall be 
made by the City Council at a regularly scheduled meeting. 
 
 5.  Pursuant to Hurricane City Code, Title 9, Chapter 6, a developer, including a 
school district or charter school, is allowed a credit against or proportionate reimbursement of 
an impact fee if the developer: (1) Dedicates land for a system improvement; (2) Builds and 
dedicates some or all of a system improvement; (3) Dedicates a public facility that the City and 
the developer agree will reduce the need for a system improvement; (4) Dedicates land for, 
improvement to, or new construction of, any system improvements by the developer if the 
facilities are system improvements or are dedicated to the public and offset the need for an 
identified system improvement. 
 
 BE IT FURTHER ORDAINED that this ordinance shall take effect 90 days from the 
date of adoption, as required by law. 
 
PASSED AND APPROVED THIS 15th DAY OF JANUARY, 2026. 
 
 

                                                       ____________________________________ 
                                                       Mayor Clark Fawcett 
 
 
 

ATTEST: 
 
 
 
________________________________ 
Cindy Beteag, City Recorder 



The foregoing Ordinance was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 15th day of January, 2026. Whereupon a motion to 
adopt and approve said Resolution was made by __________________________ and seconded 
by ___________________________.  A roll call vote was then taken with the following results: 
 
   Yea  Nay     Abstain    Absent 
Drew Ellerman ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
 
 
                                                

  ___________________________ 
                                                                                       Cindy Beteag, City Recorder 
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IMPACT FEE ANALYSIS 

HURRICANE, UTAH 

IMPACT FEE CERTIFICATION 
 

IFA CERTIFICATION 
LRB Public Finance Advisors certifies that the attached impact fee analysis amendment: 

1. includes only the costs of public facilities that are: 

a. allowed under the Impact Fees Act; and 

b. actually incurred; or 

c. projected to be incurred or encumbered within six years after the day on which each impact 

fee is paid; 

2. does not include: 

a. costs of operation and maintenance of public facilities; 

b. costs for qualifying public facilities that will raise the level of service for the facilities, through 

impact fees, above the level of service that is supported by existing residents; 

c. an expense for overhead, unless the expense is calculated pursuant to a methodology that 

is consistent with generally accepted cost accounting practices and the methodological 

standards set forth by the federal Office of Management and Budget for federal grant 

reimbursement; 

3. offsets costs with grants or other alternate sources of payment; and, 

4. complies in each and every relevant respect with the Impact Fees Act. 

 

LRB Public Finance Advisors makes this certification with the following caveats: 

1. All of the recommendations for implementations of the IFFP made in the IFFP documents or in the 

IFA documents are followed by City Staff and elected officials. 

2. If all or a portion of the IFFP or IFA are modified or amended, this certification is no longer valid. 

3. All information provided to LRB is assumed to be correct, complete, and accurate. This includes 

information provided by the City as well as outside sources. 

 

LRB PUBLIC FINANCE ADVISORS 
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IMPACT FEE ANALYSIS 

HURRICANE, UTAH 

SECTION 1: SUMMARY AND AMENDED IMPACT FEE 
 

 
SUMMARY 
The Hurricane City Electrical Transmission and Substation Impact Fee Analysis (IFA), dated May 2025, 

is being amended to account for changes to the estimated future facility costs as identified in the 

City’s recently amended 2025 Hurricane City Electrical Transmission and Substation Impact Fee 

Facilities Plan (Amended IFFP). This amendment updates the calculation of the impact fee to account 

for the following: 

 

◼ Updates to IFFP Table 2-3: Summary of CP Demands for the Period 2023-2033. 

◼ Updates to IFFP Table 2-4: Summary of CFP Improvement Projects for the Period 2023-

2033. 

 

EXPLANATION 
The City recently amended the 2025 IFFP. The main purpose of this amendment was to update the 

IFFP with the addition of two substation projects. Furthermore, additional load was added to the 

coincident-peak (“CP”) demand assumptions in the IFFP. This plan reevaluated future facility costs, 

prioritization, and timing. As a result, the IFA will be amended to reflect these changes.  

 
REVISED DEMAND 
The demand unit used in the calculation of the electrical impact fees is the estimated MW and kW at 

a power factor of 95 percent for residential and 90 percent for commercial.1 TABLE 3.1 has been 

amended to reflect the Amended IFFP and summarized below.  

 
AMENDED TABLE 3.1: PROJECTED DEMAND 

DESCRIPTION 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 

Total System CP 

Demands (kW) 
50,635 54,686 59,061 63,786 78,888 84,399 87,375 90,470 93,689 97,037 100,518 

Ten Year 

Demand 
49,883           

 

REVISED FUTURE CAPITAL FACILITIES 
Based upon these amendments, the costs found in IFA TABLE 5.1 have been adjusted. The percentage 

of the total cost that is attributable to growth is based upon the ratio of the capacity available for 

meeting future growth in the 10-year IFFP demand period to the total capacity provided by the 

project. All the projects listed in the table below have a life expectancy of more than 10 years.  

 

 

 

 

 

 
1 Power factor (p.f.) is the ratio of working power, measured in kilowatts (kW), to apparent power, measured in kilovolt amperes (kVA). 

The power factor of the present system is acceptable, above 0.95. The system power factor is primarily influenced by the types and level 

of loads on the system and the amount of shunt capacitors installed in the system. 
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HURRICANE, UTAH 

AMENDED TABLE 5.1: SUMMARY OF FUTURE CAPITAL PROJECT COSTS 

Project & Title 
Opinion of 

Cost 
Year 

Const. Year 

Cost 

% to 

IFFP 

Demand 

Cost to 

Growth 

Replace Anticline T1 $1,943,675  2025 $2,021,422  

59.1% 

$1,194,660  

New Future Substation 1 $8,132,823  2027 $9,148,320  $5,406,657  

Three Falls Substation Bay 2 $3,728,421  2029 $4,536,194  $2,680,891  

New Sky Mountain Substation $5,503,354  2027 $6,190,525  $3,658,600  

New Future Substation 3 $8,132,823  2027 $9,148,320  $5,406,657  

New Future Substation 4 $8,132,823  2028 $9,514,253  $5,622,923  

Three Falls substation Bay 1 Upgrade $2,119,390  2032 $2,900,532  35.6% $1,032,589  

New 138kV-69kV Future Substation 2 $7,195,069  2033 $10,240,827  35.6% $3,645,734  

New 138kV line from Purgatory to Future Sub 1 $7,329,545  2026 $7,927,636  59.1% $4,685,233  

New 138kV line from Future Sub 1 to Three Falls $2,469,220  2028 $2,888,638  59.1% $1,707,185  

New 69kV line to Sky Mountain $200,805  2027 $225,878  59.1% $133,494  

New 138kV line to 600 North $998,027  2031 $1,313,335  59.1% $776,181  

New 138kV line from 600 North to Three Falls $1,339,409  2032 $1,833,074  35.6% $652,574  

New 138kV line to Future Substation 2 $210,848  2033 $300,102  35.6% $106,836  

Total $57,436,232    $68,189,055    $36,710,216  

Construction cost based on a base year of 2024 with four percent annual construction inflation. According to the 2025 IFFP, the “% to 

IFFP Demand” percentage was calculated from the ratio of the total estimated growth and the added electrical capacity of the new 

projects. The electrical capacity of the new substations was determined by using 75% of the 55°C transformer rating which is what each 

transformer is allowed to be loaded to meet the Level of Service Standard. The total additional capacity added by the proposed 

substation projects to the system is 84.4 MW. The total estimated growth is 49.883 MW. The corresponding ratio for this approach is 

59.1%. Therefore, it is proposed to apply 59.1% of the respective cost of these projects to the impact fees. The other 40.9% of the cost 

of these projects will be assumed to be captured by impact fees beyond the 10-year window of this current study. The % allocation of 

the remaining projects were based on a system-wide benefit, with the projects serving existing and future development. Thus, the 

projects are spread across the combined system demand, with the IFFP demand comprising 35.6% of the total. 

 

REVISED IMPACT FEE CALCULATION 
Based on the amendments discussed above, the amended cost per new kW is shown in TABLE 6.1.  

 
AMENDED TABLE 6.1: ESTIMATE OF IMPACT FEE COST PER KW 

 TOTAL COSTS 

% GROWTH RELATED 

AND IMPACT FEE 

FUNDED 

 GROWTH RELATED 

& CITY FUNDED 

COSTS  

 GROWTH 

RELATED KW  

 COST PER NEW 

KW  

Future System Improvements $68,189,055 54% $36,710,216 49,883 $735.93 

Professional Expense  $73,925 60% $44,380 36,740 $1.21 

Interest Credit ($95,000) 100% ($95,000) 49,883 ($1.90) 

TOTALS: $68,167,980  $36,659,596  $735.24 

Professional expense is based on the cost to complete the IFFP and IFA. 

 

The fee per kW is then applied to the general usage statistics for residential and commercial users, 

as shown in Table 6.2. The higher impact fee base cost per kW in this analysis comes from the type 

of proposed projects in this analysis, the higher cost of system components and the increased costs 

construction labor since the last analysis was done. Additionally, the fee schedule was expanded to 

include a 4,000 AMP panel. 
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IMPACT FEE ANALYSIS 

HURRICANE, UTAH 

AMENDED TABLE 6.2: ILLUSTRATION OF IMPACT FEE BY PANEL RATING 

PANEL 

RATING 

LINE-TO-LINE 

VOLTAGE 

100% 

PANEL KVA 

AVG PANEL 

LOADING 

AVG PEAK 

DEMAND @ 

PANEL (KVA) 

POWER 

FACTOR 

ESTIMATED 

DIVERSIFIED 

KW 

PROPOSED 

FEE 

EXISTING 

FEE 

% 

CHANGE 

Residential (120/240, 1 phase)        

125 240 30 12.50% 3.75 95% 3.56 $2,619  $2,592  1% 

200 240 48 12.50% 6.00 95% 5.70 $4,191  $4,148  1% 

400 240 96 12.85% 12.34 95% 11.72 $8,616  $8,528  1% 

600 240 144 12.85% 18.50 95% 17.58 $12,925  $12,792  1% 

Commercial (120/240, 1 phase)         

200 240 48 25.00% 12.00 90% 10.80 $7,941  $7,859  1% 

400 240 96 25.00% 24.00 90% 21.60 $15,881  $15,718  1% 

600 240 144 25.00% 36.00 90% 32.40 $23,822  $23,577  1% 

800 240 192 25.00% 48.00 90% 43.20 $31,762  $31,436  1% 

Commercial (120/208, 3 phase)         

200 208 72 25.00% 18.01 90% 16.21 $11,920  $11,797  1% 

400 208 144 25.00% 36.03 90% 32.42 $23,839  $23,595  1% 

600 208 216 25.00% 54.04 90% 48.64 $35,759  $35,392  1% 

800 208 288 25.00% 72.05 90% 64.85 $47,679  $47,189  1% 

1,000 208 360 25.00% 90.07 90% 81.06 $59,599  $58,987  1% 

1,200 208 432 25.00% 108.08 90% 97.27 $71,518  $70,784  1% 

1,600 208 576 25.00% 144.11 90% 129.70 $95,358  $94,378  1% 

1,800 208 648 25.00% 162.12 90% 145.91 $107,277  $106,176  1% 

2,000 208 721 25.00% 180.13 90% 162.12 $119,197  $117,973  1% 

2,500 208 901 25.00% 225.17 90% 202.65 $148,996  $147,466  1% 

3,000 208 1,081 25.00% 270.20 90% 243.18 $178,796  $176,960  1% 

4,000 208 1,441 25.00% 360.27 90% 324.24 $238,394 NA NA 

Commercial (277/480, 3 phase)         

200 480 166 25.00% 41.57 90% 37.41 $27,507  $27,225  1% 

400 480 333 25.00% 83.14 90% 74.82 $55,014  $54,449  1% 

600 480 499 25.00% 124.71 90% 112.24 $82,521  $81,674  1% 

800 480 665 25.00% 166.28 90% 149.65 $110,028  $108,898  1% 

1,000 480 831 25.00% 207.85 90% 187.06 $137,535  $136,123  1% 

1,200 480 998 25.00% 249.42 90% 224.47 $165,042  $163,347  1% 

1,600 480 1,330 25.00% 332.55 90% 299.30 $220,056  $217,796  1% 

1,800 480 1,496 25.00% 374.12 90% 336.71 $247,563  $245,021  1% 

2,000 480 1,663 25.00% 415.69 90% 374.12 $275,070  $272,246  1% 

2,500 480 2,078 25.00% 519.62 90% 467.65 $343,838  $340,307  1% 

3,000 480 2,494 25.00% 623.54 90% 561.18 $412,605  $408,368  1% 

4,000 480 3,326 25.00% 831.38 90% 748.25 $550,140 NA NA 

 

NON-STANDARD IMPACT FEES 
The proposed fees are based upon growth in kWs. The City reserves the right under the Impact Fees 

Act to assess an adjusted fee that more closely matches the true impact that the land use will have 

upon public facilities.2 A developer may submit studies and data for a particular development and 

request an adjustment. This adjustment could result in a higher or lower impact fee if the City 

determines that a particular user may create a different impact than what is standard for its land use. 

  

 
2 UC 11-36a-402(1)(c) 

Estimated Diversified kW Usage * $735.24 
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IMPACT FEE ANALYSIS 

HURRICANE, UTAH 

REVISED CALCULATION OF IMPACT FEE INTEREST CREDIT 
This analysis calculates projected interest earnings and applies a credit in the fee calculation. The 

table below illustrates that the proposed impact fee revenue collections compared to impact fee 

expense, with interest credit applied. 

 
AMENDED TABLE 6.3: IMPACT FEE INTEREST CALCULATION 

YEAR KW 
NEW 

KW 

FEE PER 

KW 

PROJECTED 

REVENUE 

PROJECTED 

EXPENSE 

PROJECTED BUY-

IN EXPENSE 
NET CUMULATIVE 

INTEREST 

EARNED 

2023 50,635         

2024 54,686 4,051 $735 $2,978,457 $0 $0 $2,978,457 $2,978,457 $29,785 

2025 59,061 4,375 $735 $3,216,675 ($1,194,660) $0 $2,022,015 $5,000,472 $50,005 

2026 63,786 4,725 $735 $3,474,009 ($4,685,233) $0 ($1,211,224) $3,839,253 $38,393 

2027 78,888 15,102 $735 $11,103,594 ($14,605,408) $0 ($3,501,814) $375,832 $3,758 

2028 84,399 5,511 $735 $4,051,908 ($7,330,108) $0 ($3,278,201) ($2,898,611) ($28,986) 

2029 87,375 2,976 $735 $2,188,074 ($2,680,891) $0 ($492,817) ($3,420,414) ($34,204) 

2030 90,470 3,095 $735 $2,275,568 $0 $0 $2,275,568 ($1,179,050) ($11,790) 

2031 93,689 3,219 $735 $2,366,738 ($776,181) $0 $1,590,556 $399,716 $3,997 

2032 97,037 3,348 $735 $2,461,584 ($1,685,163) $0 $776,420 $1,180,133 $11,801 

2033 100,518 3,481 $735 $2,559,370 ($3,752,571) $0 ($1,193,200) ($1,266) ($13) 

 Total    $36,675,977 ($36,710,216) $0    

Assumes interest earnings based on one percent interest rate. 
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IFFP Amendment Overview 
 

This is an amendment to the Impact Fee Facilities Plan (IFFP) prepared in May 2025 for Hurricane 

City Power. The main purpose of this amendment is to update the IFFP with the addition of two 

substation projects. The two new substations will be 138kV-12.47kV substations. With the addition of 

these two new substation projects some of the previously proposed transmission line projects need to 

be routed differently. This affects the length of the lines and therefore the cost. The routing and cost of 

the transmission lines was updated in this amendment. Also, the projected completion date of Sky 

Mountain Substation has been moved forward to 2027.  

The necessity of the two additional substations is for load growth in the south area of the city. 

Hurricane City is seeing heavy load growth in the south part of the city, and these additional 

substations are necessary to serve that load. These new substations were given the names of Future 

Substation 3 and Future Substation 4.  

 

The Sky Mountain substation needs to be completed sooner than was outlined in the IFFP. This is due 

to a new hospital with an estimated load of 10 MW and a project year of completion date of 2027. The 

new hospital will be served by the Sky Mountain substation and therefore the completion of Sky 

Mountain substation needs to be moved forward to 2027.  

Projects 
  

The additional substations that are added in this amendment will be installed in the 5-year planning 

horizon. The new substations will be operating at 138kV–12.47kV. Both substations will be a dual 

bay configuration, 20 MVA per bay, with one bay as a future addition. The location of Future 

Substation 3 is in the general vicinity of 1100 west and 3000 south. Substation 3 can help backup 

Three Falls Substation and Future Substation 1. Future Substation 3 is planned to be built in 2027. The 

location of Future Substation 4 is near the junction of SR-7 and SR-9. Future Substation 4 can help 

backup Three Falls Substation, Brentwood Substation, and Sky Mountain Substation once it is 

installed. Future Substation 4 is planned to be built in 2028. 

 

The location of Future Substation 1 was moved further south. The transmission line to Future 

Substation 1 was extended by about 1.5 miles. This transmission line will also tie into Future 

Substation 4. The routing of the transmission line was determined from information provided by 

Hurricane City.  

 

The transmission line that went from Future Substation 1 to Three Falls was shortened by 0.75 mile. 

This transmission line will tie into Future Substation 3. 

 

AMENDMENT 
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The transmission line that tapped off the Future Substation 1 transmission line and was routed to the 

existing 600 North transmission line was extended by 0.3 miles. This line now goes from Future 

Substation 4 to the existing 600 North transmission line.  

Table Updates 
 

The addition of the hospital load was added to the coincident-peak (“CP”) demand. Hurricane City’s 

updated projected CP demand between 2024 and 2033 are shown in Table 2-3.  

 

Table 2-3 

Summary of CP Demands 

For the Period 2023 through 2033 

Description 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 

Total System CP 

Demands (kW) 
54,686 59,061 63,786 78,888 84,399 87,375 90,470 93,689 97,037 100,518 

 

The updated summary of the recommended projects, timing and costs are shown below in Table 2-4.  

Project 

Number
Description

Project 

Estimated Cost 

($) **

Estimated 

Timeframe

IFFP 

Percentage

Adjusted Project 

Cost

1 Replace Anticline T1 1,943,675.00 2025 59.1% 1,148,711.93

2 New 138kV line from Purgatory to Future Sub 1 7,329,545.00 2025-2027 59.1% 4,331,761.10

3 New Future Substation 1 8,132,823.00 2027 59.1% 4,806,498.39

4 New 69kV line to Sky Mountain 200,805.00 2027 59.1% 118,675.76

5 New Sky Mountain Substation 5,503,354.00 2027 59.1% 3,252,482.21

6 New Future Substation 3 8,132,823.00 2027 59.1% 4,806,498.39

7 New 138kV line from Future Sub 1 to Three Falls 2,469,220.00 2027-2028 59.1% 1,459,309.02

8 New Future Substation 4 8,132,823.00 2028 59.1% 4,806,498.39

9 Three Falls Substation Bay 2 3,728,421.00 2029 59.1% 2,203,496.81

10 New 138kV line to 600 North 998,027.00 2031 59.1% 589,833.96

11 New 138kV line from 600 North to Three Falls 1,339,409.00 2032 35.6% 476,829.60

12 Three Falls substation Bay 1 Upgrade 2,119,390.00 2032 35.6% 754,502.84

13 New 138kV line to Future Substation 2 210,848.00 2033 35.6% 75,061.89

14 New 138kV-69kV Future Substation 2 7,195,069.00 2033 35.6% 2,561,444.56

TOTAL 57,436,232.00 31,391,604.85

* Note: Project timing will vary based on actual load growth amount and location.

** Values have been rounded.

Table 2-4

Summary of CFP Improvement Projects

For the Period 2024 through 2033*



                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Consideration and possible approval of Resolution 2026-07 Amending and Adopting fees related 
to municipal power services. 
  
Discussion: We have identified a need to update and maintain a current, accurate list of Pre-
Qualified High Voltage Contractors. Our current process requires an application, class/test, and fee to 
be added to the list. There has been no process for updates or requirements for recertification after 
they are originally added to the list. Our current list has contractors who are no longer providing 
services, have outdated contacts, or are not maintaining quality standards of installation. We are 
needing to add a process to annually recertify contractors who would like to remain on our list, an 
annual refresher class to explain and identify any changes to standards or equipment, and discuss any 
continuous issues we see in installations from the previous year. This recertification provides a 
physical license which contractors would have to maintain on-site proving their current qualification 
status. There would need to be an established fee schedule relating to this recertification, but the 
details will be discussed at the Power Board meeting on January 14th for a recommendation to the 
City Council. I will submit the Power Board recommendation to Cindy once the meeting has adjourned. 
– Crystal Wright 
  
  
Findings:  
 
  
Recommendation:   
  
  



UNDERGROUND CONTRACTOR PREQUALIFICATION 

 

1. NEW APPLICATIONS 
a. Change current fees: 

i. Currently $100 per company (includes 1 person) and $50 per 
additional person 

ii. Would like to move to $150 per company (includes 1 person) and $100 
per additional person 

b. Justification: 
i. New applications will require classroom training and certification 

test, and a walk-through of equipment in the yard with a Hurricane 
Power employee. 

ii. We expect this process to take a total of 5 man-hours. 
iii. At nearly $100 per Hurricane Employee that rate would be $500 
iv. Average company brings an additional 3 guys to be certified 

2. ANNUAL REFRESHER 
a. No current fee or structure 

i. This will be the first mandatory annual refresher class 
ii. There is a need to inform contractors of changes, concerns, and make 

sure info is updated and current 
iii. Would like to charge $50 per person 

b. Justification 
i. Certified persons are already aware of most of Hurricane Standards 

ii. We expect this classroom training to last roughly 2 man-hours 
iii. At nearly $100 per Hurricane Employee that rate would be $200 
iv. Estimating average company brings an additional 3 guys to be 

certified 



 

 

Resolution 2026-07 
 

RESOLUTION 
 

A RESOLUTION OF THE CITY COUNCIL OF HURRICANE, UTAH, AMENDING 
AND ADOPTING FEES RELATED TO MUNICIPAL POWER SERVICES 

 
WHEREAS, the Hurricane City Council is authorized by Section 10-3-717 of 

the Utah Code and Section 1-5-6-G.1. of the Hurricane City Code to establish fees for 
municipal services; and 

 
WHEREAS, said City Council has previously adopted a consolidated fee 

schedule and desires to amend these fees; and 
 
WHEREAS, said City Council desires to amend the Prequalified Contractor 

Testing fee for Hurricane Power Department Services; and  
 
WHEREAS, the City Council desires to adopt the addition of an annual Re-

Certification Course for Prequalified Contractors; and 
 
WHEREAS,  said City Council deems it necessary and desirable for the 

preservation and protection of the health, safety, and welfare of the residents of Hurricane, 
Utah,  

 
BE IT HEREBY RESOLVED by the City Council of Hurricane, Utah that the 

following fee schedule is hereby approved and adopted for implementation as part of 
Section 8-4-4 of the Hurricane City Code: 

 
Prequalified Contractor Testing $150/company AND $100/person 
Re-certification Prequalified Contractor 
Testing 

$50/person 

 
PASSED AND APPROVED THIS 15th day of January 2026. 

 
                                                                                               
         

___________________________ 
                  Clark Fawcett, Mayor 
 
 
ATTEST: 
 
 
     
Cindy Beteag, Recorder 
 
 



 

 

The foregoing Resolution was presented at a regular meeting of the Hurricane City Council 
held at the Hurricane City Office Building on the 15th day of January 2026. Whereupon a 
motion to adopt and approve said Resolution was made by __________________________ 
and seconded by ___________________________.  A roll call vote was then taken with the 
following results: 
 
 
   Yea  Nay     Abstain    Absent 
Drew Ellerman ___  ___     ___      ___ 
Joseph Prete   ___  ___     ___      ___ 
Dave Imlay  ___  ___     ___      ___ 
Lynn Excell   ___  ___     ___      ___ 
                                                 

  
___________________________ 

                                                                                          Cindy Beteag, Recorder 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

Exhibit A 
  

 



                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Consideration and possible approval of awarding the bid for the civil portion of the Sky 
Mountain Substation. 
  
Discussion: The Power Department held a sealed bid opening on December 23, 2025 for the Sky 
Mountain Substation Masonry Fence and Control Building. ICPE has reviewed the bids to make sure 
they comply with the requirements of the scope of the project and provided their evaluation. 
Hurricane City has also evaluated the bids. This item will be discussed at the Power Board meeting on 
January 14th for a recommendation to the City Council. I will submit the Power Board recommendation 
to Cindy once the meeting has adjourned. – Crystal Wright 
  
  
Findings:  
 
  
Recommendation:   
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Intermountain Consumer

Professional Engineers, Inc.

 1145 East South Union Avenue

Midvale, Utah  84047

(801) 255-1111

MEMORANDUM 

Date: January 12, 2026 
To: Mr. Jared Ross and Michael Johns - Hurricane City Power 
From: Daniel Velarde 
Regarding: Sky Mountain Substation Masonry Fence and Control Building Bid Evaluation and Recommendation 

On December 23, 2025 bids were received for the construction of the Sky Mountain Substation Masonry Fence and Control 
Building project.  

Bids were received from six (6) separate contractors. 

Interstate Rock.……….…………….…………………….……………..…………$827,900.00 

Black & McDonald……….……….…………….…………………….……………$975,775.00 

RBSM…..……….…………….…………………………………..….……………$929,737.00 

Diamond W Construction……....….…………...….………………………………$801,470.00

Westland Construction……….…….…………….……………………..………….$790,183.00 

Bodec.…………….…………………………………………………………………$565,828.00 

All bids were evaluated for cost, schedule, exclusions and conformity to specification requirements (See Attached Evaluation 
Sheet).  
Based on the evaluation, due to the exclusion that were included Bodec and Westland Construction were removed from 
consideration. 
Based on cost, and conformance to specification, ICPE is recommending construction for the Sky Mountain Masonry Fence 

and Control Building be awarded to Diamond W Construction, based on cost, consideration shall be given to Interstate 

Rock based on previous construction of Three Falls Control Building.   



Hurricane City-Sky Mountain Substation Masonry Fence Control Builidng - CONSTRUCTION BID EVALUATION

TOTAL 827,900.00$     975,755.00$     929,737.00$     801,470.00$     790,183.00$     565,328.00$     

Diamond W Construction Westland Construction

242,874.00$     

146,000.00$     

34,335.00$     

321,335.00$     

48,000.00$     

353,309.00$     

71,395.00$     

249,947.00$     25,000.00$     

245,000.00$     

30,000.00$     

265,328.00$     

292,710.00$     

374,405.00$     360,080.00$     

27,000.00$     

22 Weeks

CMU Wall Cap, Penetrating sealer instead of Epoxy, 

Chair and P&P Bond

Not Specified or Confirmed

None identified

69,258.00$     

447,668.00$     

118,984.00$     

339,845.00$     

250,500.00$     

40,200.00$     

466,000.00$     

71,200.00$     

RBSM BodecInterstate Rock Black & McDonald

Recommended Contractor: Diamond W Construction or Interstate Rock; Based on overall price.

Mobilization/Demobilization/Bonds/Insurance

Masonry Fence/Gates

Control House Foundation 

Control House

PROPOSED COMPLETION

NOTABLE EXCEPTIONS/CLARIFICATIONS None identified None identified None identified

SST1, SSD-1, SSD-2,SSD-4, SSD-3, SSTS-1, CABLE 

VAULT WITH LID, FENCEING AND GATE, AND DC 

PANELS

Not Specified or Confirmed 12 Weeks 20 Weeks Not Specified or Confirmed

NAME AND DESCRIPTION OF CONSTRUCTION UNIT



Contractor Total Price Mobilization Masonry Fence Control House Foundation
Control House 

(masonry,roof,HVAC electrical, 
interior)

Excluded Costs
Schedule in 

Months
Start Date

Contractor 
Location

Interstate Rock 827,900.00$                   40,200.00$                       250,500.00$                  71,200.00$                                      466,000.00$                                      5.5 1/26/2026 Hurricane, UT

Black and McDonald 975,755.00$                   69,258.00$                       447,668.00$                  118,984.00$                                    339,845.00$                                      3 2/1/2026 Salt Lake City, UT

RBSM 929,737.00$                   249,947.00$                    292,710.00$                  27,000.00$                                      360,080.00$                                      2/15/2026 St George, UT

Diamond W Construction 801,470.00$                   34,335.00$                       321,335.00$                  71,395.00$                                      374,405.00$                                      Hurricane, UT

Westland Construction 790,183.00$                   242,874.00$                    146,000.00$                  48,000.00$                                      353,309.00$                                      6 1/23/2026 Orem, UT

Bodec 565,328.00$                   25,000.00$                       245,000.00$                  30,000.00$                                      265,328.00$                                      50,000.00$                                                       St George, UT
Has worked with Hurricane City Power before on the Anticline T2 transformer upgrade projected providing engineering services, there were delays in the completion of the scope of work that 
delayed the start of the project for 2 months but all other experience was positive. Talked with Jake Bennett with Washington City Power who is just finishing up a project with Bodec and he 
expressed he was extremely happy overall with Bodec. Have had to contact Bodec to clarify the bid sheet and the meaning of the exclusions, they sent a clarified bid sheet breaking out the costs, 
explained that the DC panels not included were the battery bank equipment, and the Gates are not included. No Schedule was provided for the project. Had to contact to get a start date.

Has worked with Hurricane City Power CMU scope of 3 Falls substations through both Ash Excavating and Interstate Rock. Other work experience includes remodel work with IHC and BYU 
through Oakland Construction, Black Desert Golf Course, St George 400 South Substation CMU scope, Springdale Waste Water Lagoon CMU scope. Hurricane City Power has had a positive 
experience with Sam Manganaro but has yet to work with Robert Bonds. No schedule was provided to know contractors expected length of time for the  project. Had to contact to get a start date. 

Has worked with Hurricane City  Power and other City Departments on numerous projects over the years, recently completing the Control building and substation concrete for the 3 Falls 
Substation. Also completed site over-excavation, grading, and civil work for Sky Mountain (curb, gutter, sidewalk, water and access road). Experience with Interstate Rock has been positive. 
Other related projects are St George Energy Flood Street PH2,  Substation Maintenance shop,  Twin Lakes Transformer replacement, and  Dixie Power Majestic View substations concrete pad. 
They expect to finish the project 5 1/2 months from start date. 

Has extensive experience building substations and other power infastructure for other utilities through the state. Hurricane City Power has a current contract in progress that Black and 
McDonald is in the process of starting and so far the  experience has been good. Mike Johns  worked with them during his previous employment at Rocky Mountain Power. They plan to be able to 
complete the project 3 months for the start date.

Is a newer contractor, an employee has experience with previous employer as a Journeyman Lineman. I am not aware of any work they may have performed with Hurricane City. No work 
schedule was provided for the project. Had to contact to get a start date.

Has not worked for Hurricane City Power directly, has worked on projects in Hurricane City jurisdiction before and experience from other City departments has not all been positive. They are 
experienced in building projects throughout the area but do not show any experience with power utility projects.  They are showing a 6 month completion.

























































































































                                                                                                                                        

 
 

STAFF COMMENTS 
 
Item: Discussion regarding the interpretation of the ordinance regarding background checks on 
business owners. 
  
Discussion: Hurricane City Code (HCC) 3-1-3 requires annual background checks for certain business types 
and their employees, including tattoo artists, businesses involving minor children, and businesses requiring 
entry into private residences. HCC 3-1-9.5 allows a business license to be denied if the applicant, or any person 
conducting the business, has violated any federal, state, or local law governing the business, or has been 
convicted of a felony or a misdemeanor involving moral turpitude. Staff has historically interpreted this 
provision to mean that any felony conviction, regardless of when it occurred, is grounds for denial. 

By comparison, HCC 3-2-6(B)(2), which governs liquor control, specifies a seven-year lookback period. 
Under that section, a license may be denied if, within seven years of the application date, the owner, 
manager, or person controlling daily operations has been convicted of a felony, entered a plea in 
abeyance, or violated laws related to alcoholic beverages, driving under the influence, or moral 
turpitude. 

These two provisions regulating licenses by felons are inconsistent, and staff would like direction from 
the Council on how to amend one or both of the provisions.  Staff believes that the absence of a 
defined time limitation in the business license chapter may create ambiguity, and it might not be good 
policy to withhold licenses from felons in perpetuity with no opportunity for rehabilitation.  – Cindy 
Beteag 
 
  
Findings:  
 
  
Recommendation:   
  
  


	 4:30 p.m. Closed Meeting
	 5:00 p.m. Pre-meeting 
	1. Agenda Summary
	Agenda Summary 1-15-2026


	 6:00 p.m. - Call to Order 
	 Prayer
	 Thought
	 Pledge of Allegiance
	 Declaration of any conflicts of interest
	 Presentation of the 2024-2025 annual audit - Hinto
	 Victims Advocate Presentation

	 Public Forum – Comments from Public
	 Consent Agenda
	1. Consideration and possible approval of Resolution 
	Resolution 2026-02  Rep for Solid Waste District

	2. Consideration and possible approval of Resolution 
	Resolution 2026-03 Mosquito Abatement Board Member Appointment

	3. Consideration and possible approval of Resolution 
	Resolution 2026-04 Reps for Ash Creek Sewer District

	4. Consideration and possible approval of Resolution 
	Resolution 2026-05 Amending the Administrative fee for the Solid Waste District billing

	5. Consideration and possible approval of the minutes
	Draft Minutes 12-04-2025


	 OLD BUSINESS
	1. Consideration and possible approval of Zone Change
	Staff Comments Ordinance ZC25-21 zone change located at 2300 S and 1100 W
	ZC25-21_
	Narrative
	Proposed Zone Map
	ZC25-21 Scott Stratton PC Staff Report 
	Proposed Light Industrial Concept_1-7-2026
	Ordinance ZC25-21_Stratton Light Industrial_2300S @ 1100W

	2. Consideration and possible approval of Zone Change
	Staff Comments Ordinance ZC25-17 zone change located at 100 N and Black Rock Rd
	ZC25-17_
	Narrative_2025.11.03 Hurricane City
	ZC25-17 Canyons RV PC Staff Report
	FW  Planned Development Overlay Canyons RV
	Public Comment_Fw  Zone change 100 N and Black Rock Rd
	Public Comment_Zone change
	Public Comment_Canyons hearing 10-9.
	Public Comment_Canyons Rezoning
	2025.11.03 Zone Change Exhibit
	Ordinance ZC25-17_Canyon RV Commercial
	Canyons RV Resort question of approval of zone change


	 NEW BUSINESS
	1. Discussion and possible direction regarding the Ci
	Fw_ Upcoming County fair and Your City

	2. Consideration and possible approval of a Purchase 
	Staff Comments purchase and reimbursement agreement for water rights and infrastructure Gateway PID

	3. Consideration and possible approval of Resolution 
	260108 Staff Report re Governing Doc Amendment
	Resolution 2026-06 Amended and Restated Governing Documents - G@SH PID Nos 1-3
	251216 Amend Restated Governing Document (Proposed Redlines)
	251216 Amend Restated Governing Document (Clean)

	4. Consideration and possible approval of a Reimburse
	Staff Comments purchase and reimbursement agreement for water rights, real property, and improvements

	5. Public Hearing to take comments on the following:
	a. Adopting a Power Impact Fee Facilities Plan Amendm

	6. Consideration and possible approval of Ordinance 2
	Ordinance 2026-01 Approving an amendment to the Power Impact Fee Facilities Plan, Impact Fee Anaylsis, and modifying the current Impact Fee
	Hurricane Amended Electrical IFA (12.10.2025)
	Hurricane - Impact Fee Facility Plan 120225 amendment

	7. Consideration and possible approval of Resolution 
	Staff Comments Resolution 2026-07 amending and adopting power fees
	Hurricane Power Contractor Qualification Proposal
	Resolution 2026-07 Amending and Adopting fees related to municipal power services

	8. Consideration and possible approval of awarding th
	Staff Comments awarding the bid for the civil portion of the Sky Mountain Substation
	ICPE Sky Mountain Fence and Control Builidng Bid Evaluation (01-12-26)
	Hurricane Power Bid Comments
	Sky Mountain Substation Civil Bid Documents

	9. Discussion regarding the interpretation of the ord
	Staff Comments regarding background checks

	10. Mayor, Council, and staff reports

	 Adjournment


Nanette Billings

City Manager
Kaden DeMille
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P\amh\'\ng Commission

hark Sampson — Chair

Shelley Goodfellow — Vice Chair

Michelle Cloud
PLANNING & ZONING

Ralph Ballard
UTAH
November 26, 2024

Paul Farthing
Rebecca Bronemann

Brad Winder
Keloy lverson

Gary Cupp, Planning Director

Dear property owner,

Fred Resch, City Planner
Brienna Spencer, Planning Technician

The Hurricane City Planning Commission will hold a Public Hearing during its regular meeting on December 12,

2024 commencing at 6 p.m. to take comments on a zone change amendment request located approximately 2800
W 100 N from MH/RV, mobile home/RV, and R1-8, residential one unit per 8,000 square feet, to GC, general
1-32-440112.

commercial. Parcel numbers H-3-1-32-341, H-3-1-32-342, H-3-1-32-343, H-3-1-32-344, H-3-1-32-44031, and H-3-

A map showing the proposal is included with this mailing.

\f you would like to make comments, please plan to attend the meeting, or provide written comments for the
Planning Commission’s consideration by 3

p.m. the day of the meeting. Send any such objection to the Planning
Department at 147 N. 870 West, Hurricane, UT 84737. A copy of any and all objections will be provided to the City
Council for their consideration during the decision-making process for the zone map amendment

You may access the City’s land use code providing information on the specific zone to be applied to the requested
property via the city’s website, cityofhurricane.com, u

nder the Planning and Zoning link. The land use code is Title

10 and the zone included in this zone change request is located in Chapter 15. The purpose statement for each
A copy of the full public notice is available for viewing

zone may be found in Chapter 11.

R g o f e e e (o aey

in the Hurricane City Planning Department, on the Utah
1 ~n the Hurricane City Website
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September 25, 2025

Dear property owner,

The Hurricane City Planning Commission will hold a Public Hearin ing | '
el g during its regular meeting on October 9, 2025,
; ;Jgén’r\lm;r:grg :Ctk6 fgamk :_\? take comments on a zone change amendment request on 2 71 acres located at approx..
Roc d from MH/RV with a PDO, Mobile Home/RV with a Planned Development Overlay, to G
general commercial 1o match the property to the West. i el

A map showing the proposal is included with this mailing.

attend the meeting, or provide written comments for the

Planning Commission's consideration by 3 p.m. the day of the meeting. Send an jecti -

: . y such objection to the Pl
Department at 147 N. 870 West, Hurricane, UT 84737. A copy of any and all objections will be provided toezi‘ggl?:%‘,ty
Council for their consideration during the decision-making process for the zone map amendment

\f you would \ike 1o make comments, please plan to

ecific zone to be applied to the requested
d Zoning link. The land use code is Title

s land use code providing information on the sp
15. The purposée statement for each

property via the city's website, cityofhurricane.com, under the Planning an
10 and the zone included in this zone change request is located in Chapter

zone may be found in Chapter il

You may access the City'

rricane City Planning Department, on the Utah

e is available for viewing in the Hu
o urricane City Website

A copy of the full public N
Pub\"\)c Notice \Website hit o/lwww.utah. ov/ mn{, and on the H
hitps://WWW cityofhurricane ‘com/129/A endas-Minutes.

435-635-2811 X 118 or email publi

ccomment@cityoﬂ\unicane.com if you have any questions
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