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Hurricane Planning Commission Meeting
Agenda

January 22, 2026
6:00 PM
Hurricane City Offices 147 N 870 W, Hurricane

Notice is hereby given that the Hurricane City Planning Commission will hold a Regular
Meeting commencing at 6:00 p.m. at the Hurricane City Offices 147 N 870 W, Hurricane, UT.

Meeting link:
https://cityofhurricane.webex.com/cityofhurricane/j.php?MTID=me42b4eb65609e35eb0e0664c
925¢c9dbc

Meeting number:2632 882 4836

Password:HCplanning

Host key:730111

Join by phone+1-415-655-0001 US Toll

Access code: 2632 882 4836

Host PIN: 9461

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

6:00 p.m. - Call to Order

Roll Call

Pledge of Allegiance

Prayer and/or thought by invitation
Declaration of any conflicts of interest
Public Hearings

1. A request for amendments to the SkyRim Development Agreement effective
December 2nd, 2022.

NEW BUSINESS

1. GA26-01: Discussion and consideration of a recommendation to the City Council
on a request for amendments to the Sky Rim Development Agreement effective
December 2nd, 2022.Steward Land Company, Applicant. Clark Conway, Agent.

2. PSP26-01: Discussion and consideration of a possible approval of a preliminary
site plan for Black Ridge Apartments, a 289 unit multifamily development located at



920 S and Mountain View Drive. WPP Hurricane Land LLC-Austin Overman,
Applicant. Focus Engineering-Wade Edwards, Agent.

3. CUP26-01: Discussion and consideration of a possible approval of a conditional
use permit for a building of greater height located at 150 N Coral Junction Road.
MP 16 LLC, Applicant. Jared Bates, Agent.

4, CUP26-02: Discussion and consideration of a possible approval of a conditional
use permit for a metal building located at 1237 N Main St. Tyler Sandry, Applicant.
5. FSP26-01: Discussion and consideration of a possible approval of a final site plan

for Mad Moose Rentals, a vehicle and equipment rental facility located at 3450 S
Old Road. Spencer Finch, Applicant.

Approval of Minutes:
Adjournment

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 Planning Technician,435-635-2811 x 112, at least 24 hours in advance if you
have special needs.



STAFF COMMENTS

Agenda Date: 01/22/2026 - Planning Commission
Application Number: GA26-01
Action Type: Legislative

Applicant: = Steward Land Company
Agent: Clark Conway
Request: Request for an amendment to the existing Development Agreement
for SkyRim
Location: 3000 W State St
Zoning: Planned Commercial
General Plan Map: General Commercial, Mixed Use, Single Family
Recommendation: Recommend approval with modifications to the City Council
Report Prepared by: Fred Resch I11

Discussion:

The applicant requests an amendment to the existing development agreement for the SkyRim
development, located east of Walmart. The proposed amendment includes three components: (1)
modifying setbacks within the single-family zone to allow for more efficient development; (2) amending
the development agreement and associated density caps to make the affordable housing component
optional; and (3) allowing the proposed apartment buildings to be constructed at a height of up to four
stories.

Pursuant to Utah Code §10-20-508, municipalities may enter into development agreements with
property owners that allow deviations from zoning standards, provided the process follows the
requirements applicable to a land use ordinance amendment. This process includes holding a public
hearing and receiving a formal recommendation from the Planning Commission.

RM-1 (PDO), RM-2 Under development townhomes
HC, R1-10, R1-8 Undeveloped property

HC SR-9 and undeveloped property

HC, RM-1 Townhomes and undeveloped property

01/22/2026 GA26-01



Considerations:

There are no considerations in state or city code for a request of this type. Notwithstanding, staff
provides the following analysis with regards to the three requests:

Setbacks: The setbacks in the Planned Commercial zone are (HCC 10-15-4):
Front: 12°

Rear: 10’

Side: 10’

Street side: 20’

o

O O O

e These setbacks were originally designed to accommodate mixed-use commercial and
multifamily buildings. At the time, it was not anticipated that single-family homes would be
developed within a zone that allowed multifamily uses. The applicant proposes a side yard
setback of 5 feet and a street side yard setback of 10 feet; however, these setbacks do not
correspond to any existing zoning districts within the City. In addition, a street side yard setback
greater than 10 feet is necessary to protect the Public Utility Easement (PUE). The applicant has
been approved for lots ranging from 4,500 to 7,000 square feet, which is consistent with the R1-4
zoning district. Therefore, staff recommends approval of the R1-4 setbacks for this phase of the
development, as outlined below:

Front: 25°

Rear: 10’

Side: 5° on one side and minimum 10’ on the other side.
Street side: 15°

01/22/2026 GA26-01
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Affordable Housing: The current development agreement requires that 10 percent of the units within
the overall development be deed-restricted as affordable housing for households earning at or below 80
percent of the Washington County Area Median Income (AMI) for a minimum period of 25 years. In
exchange, the City approved a density bonus allowing an increase in density from 15 units per acre to 17
units per acre (an increase from 457 units to 519 units). The applicant proposes to revise this
requirement so that the affordable housing component would be optional rather than mandatory;
however, the density bonus would remain contingent upon the provision of the affordable units. This
structure is consistent with the framework established in the City’s ordinance.

The Hurricane City General Plan and Moderate Income Housing Plan encourage “affordable, well-
designed multifamily developments™ and support the use of incentives to promote the construction of
housing affordable to households earning less than 80 percent of AMI.

As part of the rezoning and development agreement process for this property, the applicant expressly
agreed to this obligation, stating: “Steward is committed to working with the City to address housing
affordability... Steward is willing to commit to 10% affordable units per the City’s ordinance and
Development Agreement” (see attached presentation materials). This commitment was also included as
a condition of approval for the development agreement.

The applicant has indicated to staff that they may be interested in pursuing alternative approaches to
affordable housing, such as an assisted living facility; however, no specific proposal has been submitted
for review as part of this request.

Building Heights: The applicant requests an amendment to the development agreement to modify the
existing building height limitation from three stories to four stories within the high-density residential
portion of the development. This height limitation was discussed during the rezoning process and was
included as a condition of approval due to City Council concerns regarding taller buildings. The
applicant agreed to this condition at the time, though with less enthusiasm than the affordable housing
commitment. Following approval of the development agreement, the City Council amended the
ordinance to limit building height in the Planned Commercial zone to 35 feet.

Staff does not object to increased building height in this location in principle. Due to the site’s
topography, buildings within the development are largely screened from view from most areas of the
city regardless of height. Additionally, allowing increased height without a corresponding increase in
density can result in more efficient site design and greater preservation of open space, as buildings may
be constructed vertically rather than expanding horizontally. However, the requested amendment is not
consistent with the City’s adopted policy regarding building height limitations.

Findings:
Staff makes the following findings:

1. The request for modified setbacks for the single family development is reasonable but should be
modified to match the R1-4 setbacks, based on current city policies.

2. Staff finds that the applicant’s proposal to make the 10% affordable housing component optional
represents a departure from a previously agreed-upon condition of the development agreement
and the City’s adopted housing policies, including the General Plan and Moderate Income
Housing Plan.

01/22/2026 GA26-01



3. Staff finds that the applicant’s request to increase building height from three to four stories in the
high-density residential portion is not consistent with the City’s adopted building height policies,
despite topography mitigating visual impacts and potential benefits to open space preservation.

Recommendation: Staff recommends that the Planning Commission consider any public comments
received in the public hearing send a recommendation to the City Council to approve a modified
development agreement amendment that:
1. Adopts the R1-4 setbacks for the single family portion of the development.
2. Leaves the affordable housing requirement in place.
3. Staff recommends the Planning Commission consider whether four story buildings may be
appropriate for this development.

01/22/2026 GA26-01



STEWARD

01/02/2026

Hurricane City
147 N 870 W
Hurricane, UT 84737

ATTN: Gary Cupp, Fred Resch
Hurricane City Planning & Zoning

RE: SkyRim Development, Development Agreement Amendment
To All Who May Be Concerned,

The enclosed narrative has been provided to accompany changes pursued to the original Development
Agreement executed between Hurricane City and Steward Land Holdings LLC, Effective Date December
2" 2022. Steward Land Holdings presents these changes to Hurricane City for consideration with the
belief that they are mutually beneficial in the development of the property and benefit to both current
and future residents of Hurricane.

Thank you for your efforts so far on this project. We look forward to continuing to work together in
developing the SkyRim community.

Please reach out to us at any time.

Regards,

Gtk

Clark Conway

Entitlement & Construction Manager
clark@stewardland.com
801-881-1041
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LAND COMPANVY

SkyRim Development Location:
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Summary of Changes, Development Terms:

Item 2a

“Should Developer seek the density bonus outlined in 2.b. below, ten percent (10% ) of the total units in
residential areas shall be designated as Affordable housing as defined in Hurricane City Code section 10-
15-8(E)(2)(a) and shall satisfy all of the requirements for Affordable housing as set forth in Hurricane City
Code section 10-15-8(E)(2). A copy of the applicable sections of the Hurricane City Code is attached as
Exhibit D.”

e Steward Land requests that the language above be inserted into the development terms to align
with the existing residential density requirements for the applicable Planned Commercial zoning
of the SkyRim property, specifically, code sections 10-15-8.E. Residential density & 10-15-8.E.1.
Affordable housing.

o Code sections state: “E. Residential density. Except as stated in this section, the areas
designated as residential within planned commercial developments shall not exceed 15
units an acre or the density identified in the approved preliminary site plan, whichever is
less. 1. Affordable housing. Residential areas of a planned commercial development are
entitled to a density bonus by meeting the affordable housing requirements of title 10,




Item 2b

STEWARD

chapter 52 of this Code. The available density bonus shall be based on the original
residential density authorized in the approved preliminary site plan.”
Steward Land intends to keep residential density for the areas previously designated as
residential within the SkyRim development to below the 15 units/acre code requirement.
Steward Land shall not pursue any density bonus above the applicable code and therefore
requests clarification that the ‘Affordable housing’ requirements associated with said density
bonus become non-applicable.

“The total residential area shall not exceed 17 units per residential acre, which equates to approximately
519 units, should the requirements outlined in 2.a. above be met by the Developer. If the project is
developed in phases, Developer shall place a note on the preliminary plat or site plan of each phase
showing the total number of units approved out of the total unit allowed.”

Item 2d

Steward Land, to accompany ltem 2a, proposes the above language be inserted to clarify that
the bonus density of 2 units per residential acre shall not be available to Steward Land without
achieving the Affordable housing requirements in the applicable code, specifically code sections
10-52-4.B. Density bonus and 10-52-4.B.1 Maximum density.

o Code sections state: “B.Density bonus.1.Maximum density. Affordable housing
developments may receive a maximum 15 percent density bonus based on the base
density shown in an approved yield plan.”

Steward Land intends not to pursue the 15% (2 units/acre bonus, 17 units/acre total) density
bonus in the applicable code.

Steward Land’s current entitlements for Phases 1-3 of the SkyRim development are 15 single-
family lots and 132 townhome lots, 147 units in total. Steward Land considers approximately an
additional 60 single-family homes and 179 apartments for the remainder of residential area
within the SkyRim development, as described in conjunction with the below Item 2d. Total unit
count considered is approximately 386 units, which would result in a density of 12.64 units/acre.
Current approved unit count in the Development Agreement is 519 units, a density of 17
units/acre.

“The height of buildings shall not exceed three stories in height above grade. High-density residential
buildings may extend to no more than four stories in height above grade.”

Steward Land, to accompany the reduction in the current maximum density of 17 units/acre to a
proposed ~12.64 units/acre, requests the above language be inserted to allow an apartment
building to be constructed to four stories. The above language would apply only to those areas
designated as high-density residential.

Steward Land believes the reduction in both residential density and building area in high-density
residential areas will result in a significantly smaller visual height and volume impact of the
development. Other benefits would include reduced impact on trip generation and traffic
volume, and utilities such as power & water.

Steward Land currently considers single-family/patio-home buildings for the easterly high-
density residential area.

Steward Land provides the below site plans in comparison for reference.



STEWARD

Figure 1. Original High-Density Residential Site Layout:
372 apartment units between 9 buildings
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STEWARD

e Steward Land provides the below photograph of high-density residential product for reference.

Item 2e
“Setback standards — Interior side yard for lots in medium-density residential areas shall be 5’. Setback
standards — Street side yard for lots in medium-density residential areas shall be 10’.”

e Steward Land requests that the language above be inserted into the development terms to
allow for standard-width single-family homes to be constructed in the single-family residential
areas of the SkyRim development. Steward Land’s entitlements currently include the SkyRim
Phase 2 approved and constructed Final Plat consisting of 15 single-family lots at approximately
50’ throughout. Steward Land desires 40" wide homes with 5’ side yard setbacks on each side to
be constructed on said lots. Steward Land’s previous interpretation of code section was no side
yard setbacks are required, reference code section 10-15-4 Development Standards Table 10-
15-2 Development Standards in Commercial Zones, below.

Setback standards—Interior side yard:

Main building

New building on a lot abutting an existing agricultural or residential use: 10 feet. Otherwise: No requirement
Accessory building

e Steward Land provides the proposed example home layouts on the approved Phase 2 Final Plat
for reference:
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Steward Land provides the proposed example home renderings and floor plans below for
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DEVELOPMENT AGREEMENT
FOR
STEWARD LAND HOLDINGS

THIS DEVELOPMENT AGREEMENT (“Agreement”) is made and entered into as of
the day of , 20622-2026 (the “Effective Date”), by and between
HURRICANE CITY, a Utah municipal corporation, hereinafter referred to as “City,” and
Steward Land Holdings LI.C, a Utah Limited Liability Company, hereinafter referred to as
“Developer.” The City and Developer are hereinafter collectively referred to as “Parties.”

RECITALS

A. Developer is the owner of approximately 38.14 acres of land located within the
City of Hurricane as is more particularly described on EXHIBIT A, attached hereto and
incorporated herein by reference (the “Property”).

B. On 20, the City Council approved a zone change of the entire
property to the Planned Commercial (PC) Zone subject to and conditioned upon the terms and
conditions of the Development Agreement. See City Council Minutes, attached as Exhibit B.

C. Developer has proposed, and City has approved, a Preliminary Site Plan attached
hereto and incorporated herein as EXHIBIT C.

D. Developer is willing to design and construct the Project in accordance with the
preliminary site plan and in a manner that is in harmony with and intended to promote the long-
range policies, goals, and objectives of the City’s general plan, zoning and development
regulations in order to receive the benefit of vesting for certain uses and zoning designations
under the terms of this Agreement as more fully set forth below.

E. The City Council have further authorized the Mayor of the City to execute and
deliver this Agreement on behalf of the City.

F. The City has the authority to enter into this Agreement pursuant to Utah Code
Section 10-9a-102(2) and relevant municipal ordinances, and desires to enter into this Agreement
with the Developer for the purpose of guiding the development of the Property in accordance
with the terms and conditions of this Agreement and in accordance with applicable City
Ordinances.

G. This Agreement is generally consistent with, and all preliminary and final plats
within the Property are subject to and shall conform with, the City’s General Plan, Zoning
Ordinances, and Subdivision Ordinances, and any permits issued by the City pursuant to City
Ordinances and regulations.

H. The Parties desire to enter into this Agreement to specify the rights and
responsibilities of the Developer to develop the Property as expressed in this Agreement and the
rights and responsibilities of the City to allow and regulate such development pursuant to the
requirements of this Agreement.



L. The Parties understand and intend that this Agreement is a “development
agreement” within the meaning of, and entered into pursuant to, the terms of Utah Code Ann.,
§10-9a-102.

J. The Parties intend to be bound by the terms of this Agreement as set forth herein.

AGREEMENT

NOW, THEREFORE, in consideration of the mutual covenants contained herein, and
other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the City and the Developer hereby agree as follows:

1. Incorporation of Recitals. The foregoing Recitals are hereby incorporated into
this Agreement, as a substantive part hereof.

2. Development Terms:

a. Should Developer seek the density bonus outlined in 2.b. below, Ften
Ppercent (10% ) of the total units in residential areas shall be designated as
Affordable housing as defined in Hurricane City Code section 10-15-
8(E)(2)(a) and shall satisfy all of the requirements for Affordable housing as
set forth in Hurricane City Code section 10-15-8(E)(2). A copy of the
applicable sections of the Hurricane City Code is attached as Exhibit D.

b. The total residential area shall not exceed 17 units per residential acre, which
equates to approximately 519 units, should the requirements outlined in 2.a.
above be met by the Developer. If the project is developed in phases,
Developer shall place a note on the preliminary plat or site plan of each phase
showing the total number of units approved out of the total unit allowed.

c. The applicant shall provide a mixture of townhomes and single-family homes
within the “Medium Density” Area.

d. The height of buildings shall not exceed three stories in height above grade.
High-density residential buildings may extend to no more than four stories in
height above grade.

d-e.Setback standards — Interior side yard for lots in medium-density residential
areas shall be 5°. Setback standards — Street side yard for lots in medium-
density residential areas shall be 10°.

3. Except as expressly stated herein, nothing in this Agreement shall amend or
replace any requirements by City, State, Federal, Fire, other local development agreements or
restrictions, or other applicable regulations.



4. Notices. Any notices, requests and demands required or desired to be given
hereunder shall be in writing and shall be served personally upon the party for whom intended,
or if mailed, by certified mail, return receipt requested, postage prepaid, to such party at its
address shown below:

To the Developer: Steward Land Company
Attention: Brad Brown, Managing Partner
1708-E--5550-S—Ste—18 2444 Washington Blvd, STE 204
Ogden, UT 844031
To the City: City of Hurricane
Attention: Dayton Hall, City Attorney
147 N 870 W.
Hurricane, UT 84737

5. General Term and Conditions.

a. Adequate Public Facilities.

i. Developer understands, acknowledges and specifically agrees that: (a)
power, water, and other utility services to the Property may not be
currently available in sufficient capacity to serve some or all of the
Property, and may not have been extended to the Property; (b) the
granting of this zone change, approval of a preliminary plat, or review
of construction drawings, does not in any way guarantee or warrant the
availability and extension of power, water, or other utility services to
the Property; (c) no application for any building permit requiring the
availability and extension of power, water, or other utility service for
the specific property identified in the permit application, shall be filed,
made, or approved until such time that such utilities or services are
available and have been extended to the applicable property, as
determined by City staff; and (d) Developer assumes all risk and
liability associated with any development activity on the Property,
including but not limited to all costs incurred for engineering, feasibility
studies, etc., in the event that such services do not become available and
are not extended to the Property.

#- As part of any preliminary plat or site plan application, Developer shall
identify needed utilities and roadways and provide a plan on how the
Developer shall provide each of the required services to the site,
including plans on providing off-site improvements.

iii. Developer understands offsite improvements will likely be necessary
for development and will be responsible for any required offsite
improvements. These improvements may require the property owner to
install utility lines and secure rights-of-way or easements for needed
infrastructure. All offsite improvement plans and construction will be
subject to review and approval by the Hurricane City Joint Utility
Committee.



b. Headings. The headings contained in this Agreement are intended for
convenience only and are in no way to be used to construe or limit the text herein.

c. Binding Effect. This Agreement shall inure to the benefit of, and be
binding upon, the parties hereto and their respective heirs, representatives, officers,
agents, employees, members, successors and assigns (to the extent that assignment is
permitted). Without limiting the generality of the foregoing, a “successor” includes a
party that succeeds to the rights and interests of the Developer as evidenced by, among
other things, such party’s submission of land use applications to the City relating to the
Property or the Project.

d. Non-Liability of City Officials and Employees. No officer, representative,
consultant, attorney, agent, or employee of the City shall be personally liable to the
Developer, or any successor in interest or assignee of the Developer, for any default or
breach by the City, or for any amount which may become due to the Developer, or its
successors or assignees, or for any obligation arising under the terms of this Agreement.
Nothing herein will release any person from personal liability for their own individual
acts or omissions.

e. Third Party Rights. Except for the Developer, the City and other parties
that may succeed the Developer on title to any portion of the Property, all of whom are
express intended beneficiaries of this Agreement, this Agreement shall not create any
rights in and/or obligations to any other persons or parties. The Parties acknowledge that
this Agreement refers to a private development and that the City has no interest in,
responsibility for, or duty to any third parties concerning any improvements to the
Property unless the City has accepted the dedication of such improvements

f. Further Documentation. This Agreement is entered into by the Parties
with the recognition and anticipation that subsequent agreements, plans, profiles,
engineering and other documentation implementing and carrying out the provisions of
this Agreement may be necessary. The Parties agree to negotiate and act in good faith
with respect to all such future items.

g. Relationship of Parties. This Agreement does not create any joint venture,
partnership, undertaking, business arrangement or fiduciary relationship between the City
and the Developer.

h. Agreement to Run With the Land. This Agreement shall be recorded in
the Office of the Washington County Recorder against the Property and is intended to
and shall be deemed to run with the land, and shall be binding on and shall benefit all
successors in the ownership of any portion of the Property.

1. Applicable Law. This Agreement is entered into under and pursuant to,
and is to be construed and enforceable in accordance with, the laws of the State of Utah.

j. Construction. This Agreement has been reviewed and revised by legal
counsel for both the City and the Developer, and no presumption or rule that ambiguities



shall be construed against the drafting party shall apply to the interpretation or
enforcement of this Agreement.

k. Consents and Approvals. Except as expressly stated in this Agreement,
the consent, approval, permit, license or other authorization of any party under this
Agreement shall be given in a prompt and timely manner and shall not be unreasonably
withheld, conditioned or delayed. Any consent, approval, permit, license or other
authorization required hereunder from the City shall be given or withheld by the City in
compliance with this Agreement and the City Ordinances.

1. Approval and Authority to Execute. Each of the Parties represents and
warrants as of the Effective Date this Agreement, it/he/she has all requisite power and
authority to execute and deliver this Agreement, being fully authorized so to do and that
this Agreement constitutes a valid and binding agreement.

6. Amendment. This Agreement may be amended only in writing signed by the
Parties hereto.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement by and
through their respective, duly authorized representatives as of the day and year first hereinabove
written.

CITY:

CITY OF HURRICANE

ATTEST:

By: By:

City Recorder Mayor
DEVELOPER:

By:

Name:
Title:

STATE OF UTAH )
:SS
COUNTY OF UTAH )



On the day of , 202 _, personally appeared before me , who
being by me duly sworn, did say that he is the of , a Utah limited liability
company, and that the within and foregoing instrument was signed on behalf of said limited liability
company with proper authority and duly acknowledged to me that he executed the same.

Notary Public
Residing at:



EXHIBIT A
Legal Description Parcel:

@Re eve
& Associates, Inc.

Parcel #H-3-1-31-3009

Zoning Boundary Description

PART OF THE SOUTHWEST QUARTER OF SECTION 31 TOWNSHIP 41 50UTH, RANGE 13 WEST,
SALT LAKE BASE AND MERIDIAN, U.5. SURVEY. MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT, SAID POINT BEING N88°52'58"W 751.16 FEET AND NORTH 452.94 FEET
FROM THE SOUTH QUARTER CORMER OF SAID SECTION 31; THENCE 574°50'08"W 765.51 FEET;
THEMNCE N0O1°42'49"E 139998 FEET; THENCE N67°32'27"E 327.32 FEET; THENCE 557°30'11"E
335,71 FEET; THENCE N&3°09'32"E 269.71 FEET; THENCE N83°12'08"E 265,91 FEET; THENCE
MN40°40'01"E 312.54 FEET; THENCE 588"58'18"E 189.64 FEET TO A POINT ON THE CENTER
SECTION LINE OF SAID SECTION 31; THENCE 501°01'42"W 1070.46 FEET; THEMCE 589°46'38"W
131.69 FEET; THENCE 585°13'16"W 211.19 FEET; THENCE S68°02'47"W 332.30 FEET; THENCE
NEBE"52'58"W 111.09 FEET; THENCE 501°07'02"W 320.61 FEET TO THE POINT OF BEGINNING.

LESS AND EXCEPTING THE FOLLOWING DESCRIBED PARCEL:

COMMENCING AT THE SOUTH QUARTER CORMNER OF SECTION 31, TOWNSHIP 41 S0UTH,
RANGE 13 WEST, SALT LAKE BASE AND MERIDIAN: THENCE S89°58'47"W 511.39 FEET, THENCE
NOO°01'13"W 1040.85 FEET TO THE SOUTHWEST CORNER OF AN EXISTING 1 ACRE WELL SITE
PARCEL AND TO THE POINT OF BEGINNING; THENCE NOO®01'13"W 208.71 FEET; THENCE
NE89°58'47"E 208,81 FEET; THENCE S00°01'13"E 208.71 FEET; THENCE 589°58'47"W 208.71 FEET
TO THE POINT OF BEGINNING.

CONTAINING A REMAINDER OF 38.14 ACRES, MORE OR LESS.

Solutions You Can Build On™
Civil Engineering « Land Planning « Structural Engineening « Landscape Architecture « Land Surveying « Construction Surveying
5160 S 1500 W « Riverdale, Utah 84405 - Tel: 801-621-3 100 - Fax: 801-62]-2666
opden{ireeve-assoc, Com « Meeve-assoc,com



EXHIBIT C
Site Plan

W State St

&

&

(Hi ity)
Planned Residential
Medium

1" Woler Line |

\ Imc::n:v. Sewer
Sanitary Sewerx 12" Water Line

Parcel H-3-1-31-3009

8" Sanitary Sewer

QOverheod Power

= ==

Developer:
Steward Development

Sky Hozlehurst

1708 E. 5550 S.

South Qgden, UT, 84405
(801) 837-2020

Washington County, Utah

BC. 5169 5. 1500 W, RUERDALE, UTA §4405, M SWAL NOT B PHOTICOPE RE-DRMN, OR USED OF MY PROLECT OTHER THAN THE PROJECT SPELICALY OESKAED FOR, WTHOUT THER WAITIN PERMSSON THE ONNERS W00 BWOOEERS OF FEEVE &

Re eve

& Associates, Inc.

ot 0 W, L, (e b
L () 0 ) -5 s

Parcel H-3-1-31-3009
PART OF THE SW 1/4 OF SECTION 31 T.415, RAIW. SLE & W, US. SURVEY

HURRICANE CITY, WASHINGTON COUNTY, UTAH

Preliminary Site Plan




EXHIBIT D
Affordable Housing Requirements

HCC 10-15-8 (E)

2. Affordable housing. Projects shall not exceed 17 units an acre for residential areas that
reserve ten percent of given units as affordable housing.

a. Defined. "Affordable housing" means housing occupied or reserved for occupancy by
households with a gross household income equal to or less than 80 percent of the median
gross income for households in the county. Housing costs must be affordable based on
housing and urban development standards.

b. Duration and requirements of affordability.

(1) Affordable rental unit. An affordable rental unit shall remain affordable for a period
of 25 years from the time a certificate of occupancy is issued. Prior to or as a condition
of approval of a final site plan, a deed restriction requiring compliance with this
section shall be recorded with the county recorder, which deed restriction shall run
with the land and bind all assigns, heirs, and successors of the applicant.

(2) Affordable ownership unit. An affordable ownership unit shall be sold only to
income-qualified households for a period of 25 years from the time a certificate of
occupancy is issued. Prior to or as a condition of approval of a final site plan, a deed
restriction requiring compliance with this section shall be recorded with the county
recorder, which deed restriction shall run with the land and bind all assigns, heirs, and
successors of the applicant.
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ASH CREEK SPECIAL SERVICE DISTRICT APPROVAL

THE HEREON SUBDIVISION HAS BEEN REVIEWED AND IS APPROVED IN
ACCORDANCE WITH INFORMATION IN THIS OFFICE THIS ____
OF 20__

ASH CREEK SPECIAL SERVICE DISTRICT

APPROVAL OF PLANNING COMMISSION

ON THIS DAY OF 20__, THE PLANNING
COMMISSION CHAIRMAN OF HURRICANE, REVIEWED THE ABOVE
SUBDIVISION AND RECOMMENDED SAME FOR ACCEPTANCE BY THE CITY.

HURRICANE CITY PLANNING COMMISSION CHAIRPERSON

APPROVAL AND ACCEPTANCE BY HURRICANE CITY

WE THE CITY OF HURRICANE, HAVE REVIEWED THE ABOVE PLAT AND
HEREBY ACCEPT SAID PLAT WITH ALL COMMITMENTS AND ALL OBLIGATIONS
PERTAINING THERETO, THIS _____ DAY OF 20__.

ATTEST: CITY RECORDER

JOHN W. BRAMALL, MAYOR
HURRICANE, UTAH

HURRICANE, UTAH

WASHINGTON COUNTY RECORDER

TREASURER APPROVAL

I, WASHINGTON COUNTY TREASURER, CERTIFY ON THIS

DAY OF 20__, THAT ALL
TAXES, SPECIAL ASSESSMENTS, AND FEES DUE AND
OWING ON THIS SUBDIVISION FINAL PLAT HAVE BEEN
PAID IN FULL.

WASHINGTON COUNTY TREASURER

ENGINEER’S APPROVAL

THE ABOVE SUBDIVISION HAS BEEN REVIEWED AND
IS APPROVED IN ACCORDANCE WITH INFORMATION ON
FILE IN THIS OFFICE THIS _____ DAY OF
,,,,,,,,,, , 20__.

HURRICANE CITY ENGINEER

APPROVAL AS TO FORM

APPROVED AS TO FORM THIS ____ _
DAY OF 20__

HURRICANE CITY ATTORNEY

H
T

5160 SOUTH 1500 WEST, RVERDALE, UTAH, B4405
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/Developer Contact: )
Sky Hazlehurst

Steward Development
1708 East 5550 South
South Ogden, UT. 74405
\PH: (801) 837-2020

Project Contact: A
Nate Reeve

Reeve & Associates, Inc.

5160 South 1500 West

Riverdale, Utah, 84405
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STAFF COMMENTS

Agenda Date:  01/22/2026 - Planning Commission
Application Number: PSP26-01
Type of Application: Preliminary Site Plan
Action Type: Administrative
Applicant: WPP Hurricane Land LLC-Austin Overman
Agent: Focus Engineering-Wade Edwards
Request: Approval of a Preliminary Site Plan.
Location: 920 S and Mountain View Drive
Zoning: RI1-10(PDO)
General Plan Map: Planned Community
Recommendation: Pending
Report Prepared by: Fred Resch 111
Discussion:

The applicant has filed a preliminary site plan for Black Ridge Apartments, a 289 unit multifamily
development located south of 920 W within the Black Ridge, formerly Collina Tinta, development. The
development consists of 207 apartments spread across seven buildings and 82 townhomes across eight
buildings. This site will tie into improvements planned to be provided by the Black Ridge Phase 2
development. This property is zoned R1-10(PDO) as part of the Black Ridge Planned Development

Overlay.

01/22/2026
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Vlciﬁil)/ Map (Map is Zl})proxlmézié)

JUC Comments
The following items will need to be addressed:

1. Public Works: [No comments received]

2. Power: This project is not approved to move forward on design until all work is completed
according to the development agreement. Under the Development and Power Line Extension
Agreement recorded on July 3, 2025 with the Washington County Recorder as Document No.
20250023065, approval of the Black Ridge Apartments is contingent on the developer acquiring
any needed easements and completing the underground 3 phase main line from the Sky
Mountain Substation at 600 North Street to 840 South Rlington Parkway.

3. Sewer: Connection to existing sewer will require off-site sewer and an easement.

4. Street: 900 South and mountain view drive have not been built out for the phase.

5. Water: A looped water system will be required. Plans show only one connection to city water
system.

6. Engineering:

7. Fire: Apartments will require sprinklers to be installed. If Townhomes are going to be short term

rentals they will need sprinklers installed also. Please make sure that you design the FDC to be
out of the collapse zone of the building and within 50' of hydrant.

8. Cable: [No comments received]

9. Gas: [No comments received]

10. Water Conservancy: Washington County Water Conservancy District hereby acknowledges
that based on the information provided, the proposed plans adequately mitigate 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

01/22/2026 PSP26-01



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.

Staff Comments: Preliminary Site Plan

1. The property is zoned R1-10 (PDO) as part of the Black Ridge Planned Development Overlay.
Under the approved Black Ridge master plan, this area is designated as “Townhome — up to 10
dwelling units per acre.” The applicant has indicated an intent to transfer density from other
portions of the development. This is permitted under the Collina Tinta/Black Ridge development
agreement, provided that the overall approved unit count is not exceeded and that the applicant
submits a statement identifying the development phase to which the density will be transferred,
summarizing the impacts of the transfer on required infrastructure improvements, and explaining
how the open space and trails shown in this area on the approved site plan will be replaced with
park or open space of approximately equivalent size. The applicant has committed to providing
this required statement.

2. Parking: Parking is required at a rate of 2 spaces per unit unless the units are studios or one
bedroom in which case it’s 1.5 spaces per unit(see Hurricane City Code (HCC) 10-34-10). The
site plan states that 432 parking stalls are provided, which is insufficient for 289 units although
that count does not appear to count the garages and driveways for the townhome units. 432
parking stalls is sufficient for 202 apartments. This needs to be clarified by the applicant.

3. Open Space and Amenities: Per HCC 10-33-5(E)(9), open landscaped space shall be 20% of
the development. The applicant has indicated that this standard is met. Furthermore, for a
development of this size five amenities shall be provided. The site plan appears to show a pool
area, pickleball courts, and “natural open space provided adjacent to south property line”. The
site plan indicates that there are more details on a landscaping plan that was not provided with
this application. In conclusion, more details on the amenity plan will be needed with the final site
plan.

4. All park strips will need to be landscaped and have the proper improvements.

5. No Vesting Rights: It should be noted that pursuant to Hurricane City Code section 10-7-10
(D)(2)(b): A preliminary site plan is not intended to permit actual development of property
pursuant to such a plan but shall be prepared merely to represent how the property could be
developed. Submittal, review, and approval of an application for a preliminary site plan shall
not create any vested rights to development.

6. A preliminary plat will need to be filed for any portion of the development that is planned to be
subdivided.

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff is generally supportive of the application, however staff is
waiting on some additional JUC comments and information from the applicant before making a
recommendation.

01/22/2026 PSP26-01



PLANNING & ZONING

HURRIGANE CITY

UTAH

147 N 870 W Hurricane UT
PHONE: 435.635.2811 FAX 435.635.2184

PREL' Ml NARY SITE PLAN CHECKL'ST /;'qr Qfﬁce use only: $200.00 Fee

This application shall be accompanied by the following:
_x_1. Avicinity map showing the general location of the project.
_x_ 2. Asite plan showing:

_x__ Topography showing 2' contours, identification of 30% or greater slopes:

—x%__ The layout of proposed uses.

Location of open space when applicable.

Proposed access to the property and traffic circulation patterns.
Adjoining properties and uses:
Proposed reservations for parks, playgrounds, school, and any other public facility sites, if any.
_x__3. Preliminary utility plan, including water, sewer, and storm drainage plans, and including access points to utilities.
x__4. Tables showing the number of acres in the proposed development and a land use summary; and
x_5.
x_6.

X
X
X
X

A phased development plan if applicable.

Warranty deed or preliminary title report or another document (see attached Affidavit) showing evidence that the
applicant has control of the property.

x__ 7. Signed and notarized Acknowledgment Water Supply (see attached)

x__ 8. Application for power services.

NOTE: It is important that all applicable information noted above is submitted with the application. An incomplete
application will not be scheduled for Planning Commission consideration. Planning Commission meetings are
held on the second and fourth Thursday of each menth at 6:00 p.m The submission deadline is 20 calendar days
prior to the desired meeting. Once your application is deemed complete, it will be put on the agenda for the next
Planning Commission meeting. A deadline missed due to an incomplete application could result in a month's
delay.

! (we) have read and understand the requirements of this application and all information is true and accurate to the best of
my (our) abilities

Applicant Name: MMM,_LLC— Date: ML

Signature;




PRELIMINARY SITE PLAN
PURPOSE

The site plan review process is established to encourage adequate advanced planning and assure a
good guality environment for the City. Such procedure is intended to provide for orderly,
harmonious, safe, and functionally efficient development consistent with priorities, values, and
guidelines stated in the various elements of the Hurricane City General Plan, and the Land Use
Ordinance, and to protect the general welfare of the community.

WHEN REQUIRED

The preliminary site plan review is only required on the following projects when the Zoning
Administrator determines the scope of the project requires both the preliminary site plan and site
plan approval.

a. Any multiple-family residential use.
b. Any public or civic use.

c. Any commercial use; or

d. Any industrial use.

The preliminary site plan is also required with a submittal of zone changes to Planned Development
Overlay, or changes to an approved Planned Development Overlay.

A preliminary site plan is not intended to permit actual development of property pursuant to such
plan but is prepared merely to represent how the property could be developed. Submittal, review,
and approval of an application for a preliminary site plan shall not create any vested rights to
development.

Upon approval of a preliminary site plan, the applicant may prepare and submit the greater level of
detail required for a site plan review application, which is required before construction may
commence.

PROCESS

The preliminary site plan is submitted to the Planning Department approximately 20 calendar days
prior to the desired meeting date. During this time prior to the meeting, staff will review the plan and
prepare a report and recommendation for the Planning Commission. The Planning Commission at
the public meeting will review the application and staff's report, and approve, approve with
conditions, or deny the preliminary site plan.

APPEALS

Since there are no vested rights with the approval of a preliminary site plan, the matter is generally
not appealed. However, if an appeal is made, it would be filed with the Planning Technician located
in the Planning Department and heard by the Appeals Board. The decision of the Appeals Board is
final unless appealed to a court of competent jurisdiction within thirty (30) days from the date of
decision of the Appeals Board.
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Black Ridge Apartments

This phase lies within the Black Ridge Masterplan (formerly Painted Hills Collina Tinta).
This phase contains 289 multifamily apartment units. The apartments will be located
south of 900 S and West of Mountain View. Amenities for the master planned
community will be provided - including a pool, spa, an activity center, and pickle
ball courts. This phase will be a great addition to the black ridge master planned
community.
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STAFF COMMENTS

Agenda Date: ' 01/22/2026 - Planning Commission
Application Number: | CUP26-01
Type of Application: | Conditional Use Permit
Action Type: = Administrative
Applicant:  MP 16 LLC
Agent:  Jared Bates
Request: = A conditional use permit for a building with a greater height
Location: | 150 N Coral Junction Road
Zoning: GC (PDO)
General Plan Map:  Planned Community
Recommendation: | Approve subject to staff comments
Report Prepared by: | Fred Resch II1

Discussion: The applicant is looking to develop a lot within the Coral Junction
development. They are proposing a four story hotel with an average roof height of 42°.

Hurricane City Code (HCC) 10-15-4 allows the maximum height of a building to be 35' tall.

A property owner may apply for a conditional use permit to build a taller building in a
commercial zone. The standards to obtain a conditional use permit are as follows:

10-7-9: CONDITIONAL USE PERMIT E. Approval Standards: The following standards
shall apply to the issuance of a conditional use permit:
1. A conditional use permit may be issued only when the proposed use is shown as

conditional in the zone where the conditional use will be located, or by another provision of

this title.

2. Standards for each use must be reviewed. Specific standards are set forth for each use in

subsections E2a through E2g of this section. ...

e. Standards for greater heights and size than permitted by this Code:

(1) The height may not be greater than two stories or one and one-half times the average
height of the immediately adjacent buildings, whichever is greater and the building

must be of compatible architecture with immediately adjacent buildings.

(2) A greater height conditional use permit may not be issued for a flag lot if the
proposed structure is higher than the average height of all residential structures
within a 300-foot radius of the proposed structure.

01/22/2026

CUP26-01



(3) A greater height accessory building must be set back a minimum of five feet from side
and rear property lines when the adjoining property is zoned or used for single family
residential use.

(4) In no event shall a building exceed 55 feet in height.

The applicant has provided building elevations and a site plan for the proposed hotel.

Findings:

1. Because the proposed building exceeds two stories in height, it is required to be no
more than 1.5 times the height of the immediately adjacent building. The Rush
Funplex currently under construction on the neighboring parcel has an approved
height of 32 feet; when multiplied by 1.5, this results in a maximum allowable height
of 48 feet, which exceeds the proposed building height of 42 feet.

1. Staff finds that, given the nature of the existing commercial development and
its isolation from surrounding uses, buildings located across internal streets
may reasonably be considered immediately adjacent for purposes of applying
the building height standard.

2. The property is not a flag lot

The building is planned to be set back 5’ from all property lines.
4. The building will not exceed 55’ in height.

[98)

Recommendation: Staff would recommend the Planning Commission consider the
standards of the conditional use permit code and whether this application meets those
standards. Staff would recommend approval subject to staff comments.

01/22/2026 CUP26-01



ROSENBERG ASSOCIATES"

CIVIL ENGINEERS LAND SURVEYORS

Date: January 8, 2026

To: Hurricane City Planning and Zoning
Attn: Fred Resch III - City Planner
147 North 870 West
Hurricane, Utah 84780

From: Jared W Bates, PE, CFM
Principal Engineer

Subject: Echo Suites Hotel
Conditional Use Permit — Building Height
Project Number: 13694-25-009

This document has been prepared for Pitts West Investments in support of the proposed
conditional use permit for the Echo Suites Hotel to allow for a maximum building height
above 35 ft. The proposed Echo Suites Hotel is a 4 story, 124 room hotel to be located
southeast of the intersection of Interstate15 and State Route 9. The top of the roof of the
hotel is proposed to be 42 ft 0 in, with a maximum parapet height of 50 ft 0 in. The increase
in the allowed building height is assumed to be reasonable due to the location of the
development along Interstate 15 and the heights of similar buildings across State Route
9 and along Coral Junction Rd.

352 East Riverside Drive, Suite A-2 St. George, Utah 84790 « (435) 673-8586 Phone * (435) 673-8397 Fax
www.racivil.com



PLANNING & ZONING

HURRICANE CITY

147 N 870 W Hurricane UT
PHONE: 435.635.2811 FAX: 435.635.2184

CONDITIONAL USE PERMIT CHECKLIST

This application shall be accompanied by the following:
1) A plot plan showing the following:
X Property boundaries, dimensions, and existing streets.
Location of existing and proposed building or livestock facility

UTAH

For office use only: $250.00

i Adjoining property lines and uses within one hundred (100) feet of subject property.

_X 2) Building floor plans for new construction

3) A statement of how the applicant intends to meet the conditions for the use desired
X 4) Signed and notarized Affidavit of Property owner showing evidence that the applicant has control of the

property gr copy of warranty deed

NOTE: It is important that all applicable information noted above is submitted with the application. An
incomplete application cannot be reviewed until it is complete. Fee is part of the application.

e v e e ke she e e e e e e e e e she e vhe e e e e e e e e e e e e e e ke e s vk Je e e ke e e she dhe ke e e ke e ohe e e v e Sk e she e she e e e e e ke e she e e dede e dede e e ek dede e dede dedede dedededededede dede dede ke ke dede ke

| (we) have read and understand the requirements of this application and all information is true and accurate to

the best of my (our) abilities.

Applicant Name: _._j’b‘r‘* 7:( (3279 €. Date:

/b J18
[ /

o

Signature: Q}l 'j /Z i )
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STAFF COMMENTS

Agenda Date: ' 01/22/2026 - Planning Commission
Application Number: = CUP26-02
Type of Application: | Conditional Use Permit

Action Type: = Administrative

Applicant: | Tyler Sandry
Agent:
Request: = Approval of a conditional use permit for a metal building.
Location: | 1237 N Main St
Zoning: RI1-10
General Plan Map: @ Single Family
Recommendation: = Approve subject to staff comments.

Report Prepared by: | Fred Resch II1

Discussion: The applicant proposes constructing a 15.75-foot-tall metal accessory building,
1,200 square feet in size. The building will be used for personal storage and will replace an
existing carport. Hurricane City Code (HCC) requires approval of a conditional use permit to
construct a metal building in a residential zone. The standards to obtain a conditional use

permit are as follows:

10-7-9(E): CONDITIONAL USE PERMIT. Approval Standards: The following standards
shall apply to the issuance of a conditional use permit:

1. A conditional use permit may be issued only when the proposed use is shown as
conditional in the zone where the conditional use will be located, or by another provision of

this title.

2. Standards for each use must be reviewed. Specific standards are set forth for each use in
subsections E2a through E2[ of this section (section h applies):

h. Standards for metal buildings:
(1) In residential (R-1) zones the height and size may not be greater than permitted

in the zone.

(2) The building must meet the following design standards:
(A) Exterior building materials shall be durable, require low maintenance, and be
of the same or higher quality as surrounding developments.
(B) Details of proposed colors and materials, including color chips, samples, and
colored building elevations, shall be shown on building plans when a development project
application is submitted. Colors shall be compatible with surrounding structures.

01/22/2026

CUP26-02



(C) Reflective surfaces or colors which may produce excessive reflections or glare
that may create a potential safety problem are prohibited.
(D) In a commercial zone the faces of the building visible from nearby streets must

include architectural relief items of non-metal materials including wood, stone, or stucco.
(Ord. 2017-14, 8-17-2017; amd. Ord. 2018-04, 4-5-2018)

H-SURS7™4}

HEISURS-3-57, {1

Location Map

Findings:

1. The proposed building is 15.75 feet tall, a metal building is not allowed to exceed 16°,
and therefore this building complies.

2. The proposed building is 1,200 square feet, which complies with the 1,200-square-
foot maximum size requirement.

3. No colors have been provided. Staff will need to verify that colors and materials will
be nonreflective.

4. Setbacks will be met.

Recommendation: Based on the above findings, staff recommends the conditional use
permit for the proposed metal accessory building be approved.

01/22/2026 CUP26-02



To Whom It May Concern,

I am submitting this letter as a formal statement of intent regarding the construction of a
detached garage on my property located at 1237 North Main Street, Hurricane, Utah 84737.

The proposed detached garage is intended solely for personal, non-commercial use. Its purpose
will be to provide secure parking for personal vehicles, storage of household items, tools, and
equipment, and general residential use incidental to the primary dwelling on the property. No
business activities, commercial storage, habitation, or rental use are intended for this structure.

Thank you for your time and consideration.

Sincerely,

Tyler and April Sandry
Property Owner

1237 North Main Street
Hurricane, UT 84737



PLANNING & ZONING

HURRICANE CITY

147 N 870 W Hurricane UT U T A H
PHONE: 435.635.2811 FAX: 435.635.2184
CONDITIONAL USE PERMIT CHECKLIST For office use only: $250.00

This application shall be accompanied by the following:
_ X 1) Aplot plan showing the following:
X Property boundaries, dimensions, and existing streets.
X Location of existing and proposed building or livestock facility
Adjoining property lines and uses within one hundred (100) feet of subject property.
X 2) Building floor plans for new construction
_ X 3) Astatement of how the applicant intends to meet the conditions for the use desired

R Signed and notarized Affidavit of Property owner showing evidence that the applicant has control of the property or

copy of warranty deed

NOTE: It is important that all applicable information noted above is submitted with the application. An
incomplete application cannot be reviewed until it is complete. Fee is part of the application.

! (we) have read and understand the requirements of this application and all information is true and accurate to the best
of my (our) abilities.

Applicant Name: Tyler Sandry Date: 1-9-2026

Signature:




PURPOSE
It is the purpose of a conditional use permit to allow flexibility in zoning, by permitting a
discretionary review of a project or use that by its character may not be compatible with
uses which are permitted in the zone and allowing such use when it can be found to be
compatible with the neighborhood in which it is located.

WHEN REQUIRED
The conditional use permit is primarily required whenever the Land Use Ordinance specifies
the use as a conditional use. It is also used for other specified situations such as allowing
building heights that exceed the maximum allowed within the zone.

APPROVAL STANDARDS (From Section 10-7-9 of Land Use Code)

a. Standards for a reception center:

(1) Hours of operation must be compatible with adjoining uses and comply with Hurricane City noise
regulations.

(2) Parking must be provided.

(3) The use of on street parking to provide up to forty percent (40%) of the required parking may be
permitted if adjoining uses are not residential uses and the street is fully improved.

(4) The center must have an approved site plan.

(5) If beer, wine, or other alcoholic beverages are served, the center must be licensed by the State
Alcohol Control Board.

b. Standards for an agricultural industry:

(1) Adequate fencing and/or enclosures must be provided to ensure animals and fowl are confined
safely and in conformance with acceptable animal husbandry standards.

(2) Applicant must provide a plan for how manure will be handled to prevent it becoming a nuisance
and must follow the plan.

(3) Evidence must be provided on how the applicant will maintain control of flies and vermin.

c. Standards for a public stable:

(1) Adequate fencing and/or enclosures must be provided to ensure horses are confined safely and in
conformance with acceptable animal husbandry standards.

(2) Applicant must provide a plan for how manure will be handled to prevent it becoming a nuisance
and must follow the plan.

(3) Evidence must be provided on how the applicant will maintain control of flies and vermin.

(4) Site must contain adequate off-street parking for customers. All trailers must be contained on site.

d. Standards for an assisted living facility:

(1) The facility shall comply with building, safety, and health regulations applicable to similar
structures.

(2) The facility shall be licensed by the State of Utah.

(3) A site plan shall be approved for the facility to ensure adequate parking and landscaping are
installed.



e. Standards for greater heights:

(1) The height may not be greater than two stories or 1.5 times the average height of the immediately
adjacent buildings, whichever is greater and the building must be of compatible architecture with
immediately adjacent buildings.

(2) A greater height conditional use permit may not be issued for a flag lot if the proposed structure is
higher than the average height of all residential structures within a 300-foot radius of the proposed
structure.

(3) A greater height accessory building must be set back a minimum of five feet from side and rear
property lines when the adjoining property is zoned or used for single family residential use

f. Standards for greater size:

(1) The greater size building desired must be of compatible architecture with immediately adjacent
buildings.

(2) At least 50 percent of the lot on which the building is located must remain free of buildings.

(3) The building must be for a use permitted in the zone in which it is located.

h. Standards for metal buildings:

(1) In Residential (R-1) Zones the height and size may not be greater than permitted in the zone.
(2) The building must meet the following design standards:

(A) Exterior building materials shall be durable, require low maintenance, and be of the same or
higher quality as surrounding developments.

(B) Details of proposed colors and materials, including color chips, samples, and colored building
elevations, shall be shown on building plans when a development project application is submitted.
Colors shall be compatible with surrounding structures.

(C) Reflective surfaces or colors which may produce excessive reflections or glare that may create a
potential safety problem are prohibited.

(D) In a commercial zone the faces of the building visible from nearby streets must include
architectural relief items of non-metal materials including wood, stone, or stucco.

APPEALS
Any person adversely affected by a decision regarding the transfer, issuance, or denial of a conditional
use permit, may appeal such decision to the Board of Adjustment by filing written notice of appeal,
stating the grounds therefore within fourteen (14) days from the date of the decision. The appeal is
filed with the Clerk of the Board of Adjustment located in the Planning Department. The decision of
the Board of Adjustment is final unless appealed to a court of competent jurisdiction with thirty (30)
days from the date of decision of the Board of Adjustment.
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Agenda Date: 01/22/2026 - Planning Commission
Application Number: FSP26-01
Type of Application: Final Site Plan
Action Type: Administrative
Applicant: = Spencer Finch
Agent:
Request: = Final Site Plan Application
Location: 3450 S Old Road
Zoning: R1-10(PDO)
General Plan Map: Planned Community
Recommendation: = Approve subject to staff and JUC comments
Report Prepared by: Fred Resch I11
Discussion:

The applicant has filed a final site plan for Mad Moose Rentals, an existing vehicle and equipment rental
operation operating within Sand Hollow Resort. This facility has been operating for some time without
site plan approval, although with a city business license. Despite the applicant receiving approval for a
new site further north on Sand Hollow Road, they would like to continue using this site for overflow and
other purposes. This site is zone R1-10 (PDO) as part of Sand Hollow Resort.

01/22/2026

FSP26-01



-

inily Map

JUC Comments
1. Due to the existing nature of the site no construction drawings are required at this stage.

Staff Comments

1. The proposed use is substantially similar to the “RV park” use that is approved for this area per
the site plan for the Sand Hollow Resort PDO.

2. Parking: HCC 10-34-10 would require four parking spots for this development. That space has
been provided on site.

3. Landscape: No landscaping has been provided or proposed with this plan. Due to infrastructure
constraints and the nature of the development staff would support the requested landscape
deviation.

4. Outdoor lighting: It’s not clear to what extent outdoor lighting currently exists on site. Any
existing or additional outdoor lighting will need to meet HCC 10-33-7.

5. No buildings are proposed or existing on site.

Recommendation: The Planning Commission should review this application based on standards within

the Hurricane City Code. Staff recommends this application be approved subject to staff and JUC
comments.

01/22/2026 FSP26-01



Narrative for Site Plan Application

Project: Mad Moose Rentals & Tours
Location: Sand Hollow Resort, Hurricane, Utah

Project Overview

Mad Moose Rentals & Tours has been proudly operating at Sand Hollow Resort since 2019,
providing premier off-road rentals and guided tours to visitors from across the country. As the
largest off-road tour and attraction company in the state of Utah, we serve more than 10,000
travelers every year. Our business plays a significant role in supporting Hurricane’s growing
recreation and tourism economy, while also offering residents and visitors a safe and
well-managed way to experience the region’s unique landscapes.

History & Current Operations

Since 2019, we have operated on-site at Sand Hollow Resort under prior city approvals for a
temporary container structure. At that time, our business licenses were approved, and we
successfully completed fire inspections in compliance with city requirements. We have
established utility connections for power and water through Sand Hollow Resort and currently
use temporary porta-potties for sewer.

Although we obtained approval for a temporary structure when we first established operations, it
has since come to our attention that a formal site plan was never officially submitted or
approved. With this application, we are seeking to align with city processes and ensure that our
presence is documented and compliant moving forward.

Site Layout & Design
The current site plan reflects our established operations, including:

e A rental and check-in office housed in a temporary container structure (to be formalized
in this application).

e Customer parking areas with adequate stalls.

e Designated staging and loading areas for off-road vehicles, trailers, and customer
preparation.

e Existing sighage and wayfinding that safely direct customers to and from the site.



e Landscaped buffers and open space consistent with city standards and resort aesthetics.

The site design ensures efficient circulation and separation of customer vehicles from rental
units, prioritizing safety and customer experience.

Traffic & Access

The site is accessed via Old Road, which already provides sufficient ingress and egress for
customer vehicles, trailers, and staff. Existing traffic flow and staging areas have been tested
through years of operation and are functioning safely. No additional road improvements are
required at this time.

Infrastructure & Services

e Utilities: The site already benefits from established connections to Sand Hollow Resort’s
water and power systems.

e Sewer: Temporary porta-potties are currently in place to meet sanitation needs.
e Safety: Fire inspections have been completed and passed under prior city approvals.

e Signage: On-site signage is already in place and directs customers appropriately.

Community Compatibility & Benefits

Mad Moose Rentals & Tours is not a new or speculative project — it is a well-established
business that has already proven its positive impact on the Hurricane community. We provide
jobs, support local businesses through visitor spending, and help position Hurricane as a
premier outdoor recreation destination. Our operations are compatible with Sand Hollow Resort
and surrounding uses, and our formal site plan approval will ensure long-term compliance and
alignment with city growth goals.



Mad Moose Rentals &

Tours
Site Plan - 3450 S Old Rd Hurricane, UT 84737
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Layout - Building is situated in the
Southeast corner of the lot and is 960
square feet. Building has 3 separate
shade canopies outside.

Wash Bay - 1,350 square foot wash bay
with tent for shade.

Shed - Small shed by wash bay for tools
and cleaning supplies.
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