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10-20-401 of the Utah code requires that all municipalities have a general plan.
Not only is this general plan intended to fulfill the requirements of the state, but it
should provide the town with a valuable resource to help guide current and future
decisions.

Before this update, certain steps were taken to ensure that the adopted general
plan will continue to hold the best interest of the citizens of the town. 

Residents have been involved in creating the goals and visions that shaped this
general plan. In order to establish the values and opinions of the residents of the
town, a survey was sent through the mail and online to each household within
town boundaries. The survey results have helped to shape the general plan to
portray the great values of the town.

The goals and action steps provided in this general plan are general in nature,
with the intention to allow flexibility on how the town might achieve them.

PLAN
BACKGROUND
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The area was first settled in 1876 and was referred to as Deseret Number 3, then
Bloomington, and in 1891 was named Hinckley after the area's stake president Ira
Hinckley.

The first settlers in the Hinckley town area were Jane Robinson Pack, a widow and
her family in 1876. Together with her 14-year-old son, Rufus, they constructed the
first home which was located just north of Hwy 50, approximately 1/4 mile west of
Main Street. They were soon joined by other settlers including Erastus Park,
Hyrum Robison, Benjamin Stott, Niels Peterson, James Hutchinson, Heber Bishop,
Sol Parker, Joseph Mecham, Juluis Weststring, George Beckstrum, Adelbert Pack,
Arthur Theobald and Samuel Carter and their families.

Beginning in 1884 many settlers from southern Utah moved to the area. They left
the area around the Virgin River which had flooded frequently. They were looking
for a new place to farm and raise their families. By 1918 the population was about
1300 people due to so many large families.

Hinckley was developed in its present location because it was believed that the
ground east of the town, closer to the Sevier River and the railroad, was too high
to be irrigated successfully. Consequently, water for culinary and irrigation use 
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was delivered to the town area by wooden barrels on wagons, or by canals, which
were built at different times from various dams or reservoirs on the Sevier River
to the east. Culinary water was later secured from artesian wells that had been
drilled and developed by Rufus Pack and William Aldrich.

Early town development included the post office, a millinery shop, barbershop,
butcher shop and creamery. The first schoolteacher of Hinckley was Mary Bishop
Webb, who taught in the old Scott building which was located 1 mile south of
Center Street. William Aldridge was the first postmaster. Two of the more
important industries to be developed in Hinckley, were the Deseret Roller Mill
built in 1897 located east of Hinckley and which had a 50-barrel mill, and the beet
industry, which was started around 1918. This included a beet dump east of town
on a railroad spur which had been built to haul the beets to processing plants
located in the general region. The roller mill operated continuously, both day and
night for 30 years until 1934, when it was torn down. This facility supplied cereal
and cornmeal for people throughout the general region surrounding Hinckley.

The early homes in the town were simple, and were made of logs, rough lumber,
Adobe and cedar posts. The roofs were made of mud and willows.

Hinckley school system was initiated in approximately 1889 with the
establishment of the first elementary school in Benjamin W Scott’s house. It was
located approximately 1 mile south of Hinckley’s former elementary school. A two-
room brick schoolhouse was built in 1893 just north of Center Street. Hinckley’s
next elementary school, which was located where the Town Park is located, was
built in 1951 and served students from Oasis, Deseret, and Abraham as well as
students from Hinckley.

In 1908 Hinckley was chosen as the site for the Millard Academy, a large high
school to serve the entire west Millard area. It was completed in 1910, and the
first classes were held on September 13, 1910, with 130 students. The cost of the  
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school was $55,000, of which Hinckley provided $10,000. In 1923 ownership of the
school was transferred from the LDS church to the State of Utah and it became
Hinckley High School. Hinckley High School's final graduating class was in 1953.
The students then had to ride a bus to Delta. The school was later used as an
elementary school for Hinckley. Today it is privately owned and serves as a short-
term vacation rental.

In addition to residential development there was a need for economic
development to provide support for the town’s residents. This took the form of (1)
agricultural development, which included crops of grain, hay, and alfalfa seed; (2)
animal products such as cattle, sheep, hogs, and poultry; and (3) various dairy
products, such as cheese, milk, and cream.

George Croft Sr. of Deseret was the first to plant alfalfa in the region. Pack and
Peterson were the first to raise and commercialize the alfalfa seed.

Today Hinckley continues with a small-town charm surrounded by farms and
fields reflecting its agricultural heritage.
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Population 832* 13,179* 3,417,734*

Median Age 26.9 33.4 32.3

Average 
Household Size

3.38 3.04 2.88

Median Income $80,500 $70,877 $93,421

Employment Rate 74.2% 57.4% 67.6%

Total Households 246 4,267 1,167,591

25 - 44 Years
36.6%

Under 18 Years
28.7%

45 - 64 Years
21.6%

Under 5 years
12.3%

65 and Older
8.3%

18 - 24 Years
4.8%
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DEMOGRAPHICS 
HINCKLEY UTAH

Hinckley Populat ion Distr ibution

46%

54%

*2020 Decennia l  Census  shows populat ion of  H inck ley ,  Mi l lard  County ,  and Utah as  614 ,  12 ,975 ,  and 3 ,271 ,616 respect ive ly

MILLARD
COUNTY

8

https://data.census.gov/profile?g=160XX00US4935740
https://data.census.gov/profile?g=040XX00US49
https://data.census.gov/table/ACSST5Y2023.S0101?g=160XX00US4935740
https://data.census.gov/profile?g=050XX00US49027
https://data.census.gov/profile?g=050XX00US49027


COMMUNITY  PROFILEPAGE |  

0 5 10 15 20 25 30 35

< 10 min

10 - 14 min

15 - 19 min

20 - 24 min

25 - 29 min

30 - 34 min

35 - 44 min

45 - 59 min

> 60 min

Percent  of  workers

TRAVEL T IME TO WORK

0 20 40 60 80 100

Educational services, health care, social assistance

Construction

Agriculture, forestry, fishing, hunting

Professional, scientific, management

Retail trade

Manufacturing

Public administration

Transportation and warehousing, utilities

Arts, entertainment, recreation, food services

Other services, except public administration

Wholesale trade

Finance and insurance, real estate

LABOR FORCE BY OCCUPATION

2012 2013 2014 2015 2016 2017 2018 2019 2020* 2021 2022 2023
0

200

400

600

800

1000

HINCKLEY POPULATION 2012 -  2023

*2010 & 2020 Decennia l  Census  populat ion for  H inck ley  was  614 and 696 respect ive ly .

Number  of  jobs

Whi le  the  Decennia l  Census  i s  the  most  accurate  data  co l lect ion ,  i t
does  not  prov ide  a  complete  p ic ture  of  the  soc ioeconomic  condi t ion
of  the  town.  The Amer ican Community  Survey  (ACS) ,  a  product  of  the
US Census  Bureau,  prov ides  5 -year  est imates  of  var ious  demographic
and soc ioeconomic  metr ics .

Here in ,  th is  report  wi l l  defer  to  the  ACS 5-Year  Est imates  unless
otherwise  expressed.
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Anticipated Challenges

Challenges facing the future of the community are similar to those faced in
growing rural communities and some that are unique to Hinckley. These
challenges include but are not limited to:

Establishment and enforcement of new land use regulations
Affordable housing
Lack of employment opportunities
Lack of young population
Continued drought and other water resource concerns
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Guiding Principles

A survey to gauge public opinion was used to better understand where the community
is today and where it needs to try to be in the future. Most public input can be
summarized into the following goals:

To strengthen Hinckley Town control over its affairs
To preserve a rural community atmosphere for Hinckley
To promote small business growth
To maintain and protect an agricultural livelihood environment
To promote high-quality development with good zoning ordinances
To use land, public facilities and services, and tax revenues efficiently
To have goals and objectives that reflect the desires of most residents

Ult imately ,  the v is ion and goals  expressed by residents  is  to  make
Hinckley a  v ibrant  and invit ing  community  that  welcomes growth
while  staying true to  i ts  rural  roots .  Hinckley is  committed to
support ing smal l  businesses,  preserving i ts  agr icultural  heritage,
and creating a  town that  is  attract ive,  thr iv ing,  and a  place where
residents  and vis itors  feel  at  home.
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LAND 
ANALYSIS

All of the land surrounding Hinckley Town is privately owned.
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Hinckley Town Boundary Map
Official Boundary Map - Updated January 2026
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CURRENT 
LAND USE

B e l o w  a r e  t h e  c u r r e n t  l a n d  u s e  z o n e s  t h a t  h a v e  b e e n  i m p l e m e n t e d
t h r o u g h o u t  t h e  t o w n .  

S i n g l e  F a m i l y  R e s i d e n t i a l  Z o n e  ( R - 1 )  -  . 3  a c r e s  u p  t o  t e n  ( 1 0 )
a c r e s

T h i s  z o n e  i s  t y p i c a l l y  c h a r a c t e r i z e d  b y  l a n d s c a p e d  l o t s  a n d
o p e n  s p a c e s  w i t h  l a w n s ,  s h r u b s ,  r o c k  a n d  g r a v e l  h a r d s c a p e s ,
s m a l l  t o  m e d i a n  g a r d e n s  a n d  t h e  k e e p i n g  o f  f a r m  a n i m a l s  a n d
u p  t o  ( 6 )  h o r s e s .  S e e  r e s t r i c t i o n s  o n  s p a c i n g  o f  c a t t l e ,  h o g s
a n d  o t h e r  l a r g e  a n i m a l  f e e d  l o t s  a n d  g r a z i n g  a r e a s  b e l o w .
S i n g l e  F a m i l y  H o m e s  m a y  b e  p l a c e d  i n  R - 2  a n d  R - 3  z o n e s .

S i n g l e  F a m i l y  o r  T w o  F a m i l y  ( D u p l e x )  R e s i d e n t i a l  Z o n e  ( R - 2 )  -
. 3  a c r e s  u p  t o  t e n  ( 1 0 )  a c r e s

E a c h  u n i t  w o u l d  b e  r e q u i r e d  t o  h a v e  a t  l e a s t  o n e  g a r a g e  o r
c a r p o r t .  T h i s  z o n e  i s  t y p i c a l l y  c h a r a c t e r i z e d  b y  l a n d s c a p e d  l o t s
a n d  o p e n  s p a c e s  w i t h  l a w n s ,  s h r u b s ,  r o c k  a n d  g r a v e l
h a r d s c a p e s ,  s m a l l  t o  m e d i a n  g a r d e n s  a n d  t h e  k e e p i n g  o f  s m a l l
f a r m  a n i m a l s  a n d  u p  t o  ( 4 )  h o r s e s .

When Hinckley was first settled, it was mostly an agricultural community, and farming
is still an important part of the town today. The Land Use element of this General
Plan focuses on organizing land use in a way that makes sense and works well for
everyone. It includes a mix of residential and commercial areas to meet the needs of
the people who live and work here.
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M u l t i - F a m i l y  R e s i d e n t i a l  Z o n e  ( R - 3 )  -  ( o v e r  2  u n i t s )  -  . 2  a c r e s
p e r  u n i t .  i . e . ,  a  4 - p l e x  w o u l d  r e q u i r e  . 8  a c r e s  ( . 2  X  4  =  . 8  a c r e s )
m i n i m u m

P a v e d  p a r k i n g  o r  g a r a g e  w i t h  a  m i n i m u m  o f  2  s p a c e s  p e r  u n i t
w o u l d  b e  r e q u i r e d .  T h i s  z o n e  i s  t y p i c a l l y  c h a r a c t e r i z e d  b y
l a n d s c a p e d  l o t s  a n d  o p e n  s p a c e s  w i t h  l a w n s ,  s h r u b s ,  r o c k  a n d
g r a v e l  h a r d s c a p e s ,  s m a l l  g a r d e n s .  E a c h  u n i t  s h o u l d  h a v e  a
f e n c e d  b a c k  y a r d  o f  a t  l e a s t  1 0 0  s q  f t  o r  a  c o m p l e x  p l a y g r o u n d
w i t h  s w i n g s ,  s l i d e s ,  e t c .  o f  a t  l e a s t  5 0  s q  f e e t  p e r  u n i t .

R e s i d e n t i a l ,  E v e n t / S h o r t - t e r m  R e n t a l  Z o n e  ( R - 4 )  -  . 5  a c r e s  u p
t o  t e n  ( 1 0 )  a c r e s

T h i s  z o n e  i s  t y p i c a l l y  c h a r a c t e r i z e d  b y  l a n d s c a p e d  l o t s  a n d
o p e n  s p a c e s  w i t h  l a w n s ,  s h r u b s ,  r o c k  a n d  g r a v e l  h a r d s c a p e s .
H o m e s  a n d  l a r g e r  e v e n t  s t r u c t u r e s  w o u l d  r e q u i r e  o f f - s t r e e t
p a r k i n g  o f  a t  l e a s t  1  p a r k i n g  s p o t  p e r  b e d r o o m  f o r  t h e  h o m e s
a n d  m u c h  l a r g e r  p a r k i n g  a r e a s  f o r  e v e n t  s t r u c t u r e s .  S u c h
p a r k i n g  w o u l d  b e  p a v e d  o r  g r a v e l .  P a r k i n g  o n  g r a s s y  a r e a s
w o u l d  n o t  q u a l i f y .

G e n e r a l  C o m m e r c i a l  Z o n e  ( C )
T h e  C o m m e r c i a l  Z o n e  ( C )  i s  e s t a b l i s h e d  t o  p r o v i d e  a  d i s t r i c t
p r i m a r i l y  f o r  t h e  a c c o m m o d a t i o n  o f  r e t a i l  c o m m e r c i a l  a n d
s e r v i c e  u s e s .  T h e  C  Z o n e  i s  a p p l i e d  t o  a n  a r e a  w h i c h  h a s  a
v a r i e t y  o f  c h a r a c t e r i s t i c s .  T h e  p r o v i s i o n s  c o n t a i n e d  h e r e i n
s h o u l d  b e  u s e d  t o  e n c o u r a g e  g r e a t e r  i n t e g r i t y  a n d  a e s t h e t i c
i m p r o v e m e n t s  a s  t h i s  a r e a  i s  r e d e v e l o p e d  a n d  i m p r o v e d .
I n t e g r a t e d  a n d  c o o r d i n a t e d  l a n d s c a p i n g ,  p a r k i n g ,  i n g r e s s  a n d
e g r e s s ,  s i g n i n g  a n d  b u i l d i n g  d e s i g n  s h o u l d  b e  e n c o u r a g e d  a n d
c o o r d i n a t e d  t h r o u g h  t h e  C o m m i s s i o n .  T h i s  z o n e  i s  i n t e n d e d
f o r  t h e  p u r p o s e  o f  g r o u p i n g  t h o s e  r e t a i l ,  c o m m e r c i a l ,
i n s t i t u t i o n a l  a n d  o f f i c e  u s e s  n e c e s s a r y  f o r  a  c e n t r a l  d i s t r i c t
s e r v i n g  a  m a j o r  t r a d e  a r e a .

13



LAND USEPAGE |  

L i g h t  I n d u s t r i a l  Z o n e  ( L - 1 )
T h e  e s t a b l i s h m e n t  o f  t h i s  D i s t r i c t  i s  i n t e n d e d  t o  a l l o w  a
c o m p a t i b l e  m i x t u r e  o f  l i g h t  i n d u s t r i a l  u s e s  w h i c h  d o  n o t
r e q u i r e  e x t e n s i v e  l a n d  c o v e r a g e ,  g e n e r a t e  l a r g e  v o l u m e s  o f
t r a f f i c ,  o r  c r e a t e  o b n o x i o u s  s o u n d s ,  g l a r e s ,  d u s t  o r  o d o r s .  T h i s
D i s t r i c t  i n c l u d e s  a r e a s  w h i c h  a r e  w e l l  a d a p t e d  t o  i n d u s t r i a l
d e v e l o p m e n t ,  b u t  p r o x i m i t y  t o  r e s i d e n t i a l  o r  c o m m e r c i a l
z o n e s  m a k e s  i t  d e s i r a b l e  t o  l i m i t  t h e  m a n n e r  a n d  e x t e n t  o f
i n d u s t r i a l  o p e r a t i o n s .

A g r i c u l t u r a l  Z o n e  ( A )
P r o t e c t i o n .  T h e  e s t a b l i s h m e n t  o f  t h e  A g r i c u l t u r a l  z o n e  i s
i n t e n d e d  t o  a l l o w  f o r  a n d  p r o t e c t  a g r i c u l t u r a l  u s e s  w i t h i n  t h e
t o w n  b y  c o n t r o l l i n g  d e n s i t y  a n d  l a n d  c o v e r a g e  a n d  p r o v i d i n g
f o r  c o m p a t i b l e  l a n d  u s e s .  I t s  f o r m u l a t i o n  i s  f u r t h e r  i n t e n d e d
t o  p r o t e c t  n e a r b y  r e s i d e n t i a l  u s e s  f r o m  p o s s i b l e  o b j e c t i o n a b l e
e f f e c t s  o f  c e r t a i n  a g r i c u l t u r a l  o p e r a t i o n s  s u c h  a s  l i v e s t o c k
r a i s i n g  a n d  s t o r a g e  o f  f e r t i l i z e r .
M a y  b e  R e - z o n e d .  A s  t h e  n e e d  a n d  d e m a n d  f o r  a d d i t i o n a l  l a n d
s u i t a b l e  f o r  u r b a n  d e v e l o p m e n t  i s  d e t e r m i n e d ,  s e l e c t e d
p o r t i o n s  o f  t h i s  Z o n e  m a y  b e  r e - z o n e d  f o r  m o r e  i n t e n s i v e
f o r m s  o f  d e v e l o p m e n t .  

M u n i c i p a l / N o n - P r o f i t  ( M )
T o w n  o w n e d  p r o p e r t i e s  i n c l u d i n g  p a r k s  a n d  r e c r e a t i o n
f a c i l i t i e s .  A l s o  i n c l u d e s  p o s t  o f f i c e ,  f i r e  s t a t i o n s ,  c h u r c h e s ,
c e m e t e r i e s ,  a n d  s o c i a l  c l u b  p r o p e r t i e s .

L a r g e  F a r m  A n i m a l s

F e e d  l o t s  a n d  g r a z i n g  a r e a s  f o r  c a t t l e ,  h o g s  a n d  o t h e r  l a r g e  a n i m a l s
o t h e r  t h a n  h o r s e s  s h o u l d  b e  p l a c e d  i n  a n  a g r i c u l t u r a l  z o n e .
E x c e p t i o n s  m a y  b e  g r a n t e d  f o r  p l a c e m e n t  o f  f e e d  l o t s  o r  g r a z i n g
a r e a s  o f  n o  m o r e  t h a n  1 0  a n i m a l s  i n  a n  R - 1  z o n e  f o r  l o t s  e x c e e d i n g
5  a c r e s  a n d  w h e r e  t h e  f e e d  l o t  o r  g r a z i n g  a r e a  i s  a t  l e a s t  ( 2 0 0 )  y a r d s
f r o m  t h e  n e a r e s t  h o m e .
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L a n d  C a p a c i t y  A n a l y s i s

T h e  d e n s i t y  o f  t h e  R – 1  r e s i d e n t i a l  z o n e  s h o u l d  r e m a i n  l o w .  W h i l e
h o u s i n g  s t y l e s  a n d  s i z e s  m a y  v a r y ,  t h e  r e q u i r e d  m i n i m u m  l o t  s i z e
w i l l  h e l p  e n s u r e  t h a t  a n y  v a r i a t i o n  h a s  l i t t l e  e f f e c t  o n  o v e r a l l
d e n s i t y .  T h e  d e n s i t y  i n  t h e  o t h e r  r e s i d e n t i a l  z o n e s ,  R - 2  a n d  R - 3 ,  w i l l
a l l o w  t h e  t o w n  t o  g r o w  w i t h  a f f o r d a b l e  h o u s i n g  o u t s i d e  o f  t h e
h i s t o r i c a l  t o w n  a r e a  w h i l e  m a i n t a i n i n g  t h e  s m a l l - t o w n  a t m o s p h e r e
o f  t h e  c o r e  a r e a .  A d d i t i o n a l l y ,  t h e  l i m i t e d  c o m m e r c i a l  a c t i v i t y  i n
H i n c k l e y  f u r t h e r  s u p p o r t s  m a i n t a i n i n g  a  l o w - d e n s i t y  c h a r a c t e r .  A n y
n e w  c o m m e r c i a l  a n d  i n d u s t r i a l  o p e r a t i o n s  s h o u l d  u n d e r g o  a n
e v a l u a t i o n  t o  e n s u r e  t h e y  a l i g n  w i t h  f u t u r e  l a n d  u s e  a n d  d e n s i t y
r e g u l a t i o n s  a n d  e n h a n c e  a n d  s u p p o r t  t h e  c h a r a c t e r  o f  H i n c k l e y
t o w n .

S p e c i a l  P r o t e c t i o n  A r e a s

§ 1 0 - 2 0 - 4 0 4 ( 2 ) ( b ) ( i )  o f  t h e  U t a h  C o d e  r e q u i r e s  t h a t  g e n e r a l  p l a n s
“ i d e n t i f y  a n d  c o n s i d e r  e a c h  a g r i c u l t u r e  p r o t e c t i o n  a r e a  [ A P A ] ” .  A P A s
p r o v i d e  l e g a l  p r o t e c t i o n  f o r  a g r i c u l t u r a l  l a n d  u s e s  a n d  a c t i v i t i e s ,  i t
a l s o  p r o v i d e s  n o t i c e  t o  n e i g h b o r i n g  l a n d o w n e r s  t h a t  t h e y  b o r d e r  a n
A P A  a n d  s h o u l d  e x p e c t  n o r m a l  a g r i c u l t u r a l  a c t i v i t i e s  t o  t a k e  p l a c e .
A P A s  a r e  c o m p l e t e l y  v o l u n t a r y ,  l a n d o w n e r s  c h o o s e  t o  p l a c e  t h e i r
l a n d  i n  a n  A P A ,  a n d  t h e y  c a n  r e m o v e  t h e i r  l a n d  f r o m  A g  P r o t e c t i o n
a t  a n y  t i m e .  A P A s  h a v e  a  2 0 - y e a r  l i f e  s p a n .

U n d e r  s t a t e  c o d e ,  e a c h  c o u n t y  m u s t  a p p o i n t  a n  a d v i s o r y  b o a r d  t h a t ,
a l o n g  w i t h  t h e  t o w n  P l a n n i n g  C o m m i s s i o n ,  r e v i e w s  r e q u e s t s  f r o m
p r i v a t e  p r o p e r t y  o w n e r s  t h a t  w a n t  t o  e s t a b l i s h  a  p r o t e c t i o n  a r e a .  A
f i n a l  d e c i s i o n  i s  t h e n  m a d e  b y  t h e  l e g i s l a t i v e  b o d y ,  a n d  i t  i s
r e g i s t e r e d  w i t h  t h e  U t a h  D i v i s i o n  o f  A g r i c u l t u r e  a n d  F o o d  ( U D A F ) .
D u r i n g  t h e  2 0 - y e a r  p e r i o d ,  t h e  l a n d  a n d  u s e  i s  p r o t e c t e d  f r o m
r e z o n i n g ,  e m i n e n t  d o m a i n ,  n u i s a n c e  c l a i m s ,  a n d  s t a t e  d e v e l o p m e n t .

A t  t h e  t i m e  o f  t h e  d e v e l o p m e n t  o f  t h i s  p l a n ,  t h e r e  w e r e  n o  A P A s
w i t h i n  o r  a d j a c e n t  t o  t h e  H i n c k l e y  T o w n  b o u n d a r y .
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Hinckley Town Zoning Map
Official Zoning Map - Updated February 2026
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Annexation 

Annexation is the process through which properties outside the town's boundaries are
incorporated as part of the town. This process includes an application by property
owners to the town and a public meeting process where stakeholders can discuss the
issue. Petitions for property to be annexed into the town are initiated by property
owners and are often started with the intent of receiving services.

Annexation petitions to the town should meet the following criteria before being
considered by the town council:

Meet the criteria outlined in Utah Code 10-2-8. 
The land to be annexed must be located within the Hinckley future land use map,
avoiding the creation of an island or peninsula. 
Meets the character of the community related to residential, commercial, industrial,
or civic land uses of the community. 
The town favors annexation that, when applicable, provides the necessary water
shares and the ability to connect infrastructure to meet the requirements of the
town for development. 
Consider future needs of the community related to residential and economic
growth. 

For more information on annexation, see Hinckley’s Annexation Policy.
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Hinckley Town Annexation Map
Official Annexation Map - Updated January 2026
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GOALS
Goal 1: Establish orderly, planned growth and development that enhances the town’s
distinctive environment and rural character, and provides consistent services and
infrastructure by:

Maintain rural character.
Support high standards for community improvements.
Enforce local ordinances and development standards that increase the quality of
life for residents.
Encourage developer contributions to public amenities.
To the maximum extent possible, new growth should pay its own way, bearing the
cost of extending all required roads and utility services.
Routinely review the General Plan, Future Land Use Map, and related master plans
(Transportation, Water). Use them to guide land use decisions and support orderly
growth.

Action Steps:

Short-term (1-5 years)
Update existing zoning ordinances and zoning map as needed to align with the
goals of the General Plan.
Develop a policy to require all new development to follow the Land Use element of
the General Plan while allowing some flexibility.
Increase citizen involvement in the town’s decision-making process.

Long-term (+5 years)
Strengthen staff, Planning Commissioners, and Town Council members' expertise
through ongoing training focused on land development, empowering them to
implement and uphold high-quality development standards.
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TRANSPORTATION
The transportation section of the General Plan focuses on how people get around in
and around Hinckley, whether by car, bike, or on foot. It looks at how it uses public
roads and paths to make sure they work for everyone. Transportation is also closely
tied to other parts of the plan since areas near main roads often have more
potential for development than places that would need new roads or access.

C u r r e n t  C o n d i t i o n s  a n d  T r e n d s

H i n c k l e y ' s  c u r r e n t  t r a n s p o r t a t i o n  s y s t e m  i s  s e r v i c e d  b y  m o s t l y  t o w n
s t r e e t s .  T h e  m a j o r i t y  o f  t r a v e l e r s  t o  o r  t h r o u g h  H i n c k l e y  a r r i v e  v i a
H w y  5 0 .   

T r a f f i c  o n  H i g h w a y  5 0  i n c r e a s e s  s l i g h t l y  t h r o u g h o u t  t h e  s u m m e r
s e a s o n  w i t h  t r a v e l  t o  l o c a t i o n s  s u c h  a s  G r e a t  B a s i n  N a t i o n a l  P a r k ,
N o t c h  P e a k ,  a n d  t h e  S a w t o o t h  M o u n t a i n s .  T h e  e x i s t i n g
t r a n s p o r t a t i o n  s y s t e m  e a s i l y  a c c o m m o d a t e s  t h e  n o r m a l  a n d  s u m m e r
t r a f f i c  d e m a n d .  T h e r e  a r e ,  h o w e v e r ,  l i t t l e  t o  n o  o t h e r  t r a n s p o r t a t i o n
o p p o r t u n i t i e s  s u c h  a s  p e d e s t r i a n  o r  b i c y c l e  t r a i l s  i n  t h e  c o m m u n i t y .

B a s e d  o n  a  P a v e m e n t  A s s e s s m e n t  p e r f o r m e d  b y  U t a h  L T A P  C e n t e r  i n
2 0 2 5 ,  a b o u t  8 4 %  o f  H i n c k l e y ’ s  r o a d s  h a d  a  r e m a i n i n g  l i f e  r a n g i n g
b e t w e e n  7  -  2 0  y e a r s .  
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Hinckley Transportation Network Map
Official Transportation Network Map - 

Updated January 2026
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GOALS
Goal 1: Provide and maintain a transportation system that promotes the
orderly and safe transport of people, goods, and services while preserving
the rural residential character of the town.

Goal 2: Adopt a transportation project priority list to ensure the early
acquisition of right-of-way. Use the priority list in coordinating with elected
officials and County, State, or Federal agencies.

Action Steps:

Short-term (1-5 years)
Focus on regular maintenance and repair of town roads to ensure safety
and reliability.
Develop a policy to require all new development to follow the
transportation element of the General Plan while allowing some flexibility
in the final design.
Update the town’s policy to require necessary transportation
improvements, including adequate right-of-way dedications, and other
transportation facility enhancements, concurrent with development
approval.
Pursue grants and other funding to improve safety.
Develop and maintain a capital improvements project list. Make regular
updates and steady investments in the list.
Follow the recommendations outlined in the 2025 Pavement Assessment 

Long-term (+5 years)
Coordinate with county and state agencies to maintain and enhance
connections to their long-range regional transportation plans.
Incorporate long-term maintenance and improvements into planning to
meet future needs without compromising the town’s character.
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HOUSING

Existing Conditions

Quality single-family housing at an affordable cost is the foundation of a
strong and vibrant neighborhood. The condition and character of houses and
public spaces reflect and contribute to local identity, pride in community, and
the long-term viability of the town as a whole. The availability of good and
affordable housing for people of various family styles, ages, family sizes,
professions, health, and incomes contributes to Hinckley’s vibrancy.

Assessing a community’s housing stock in a General Plan ensures that future
housing needs are addressed before the issues of supply, cost, and quality
become problematic. Members of the community share the goals of high-
quality and accessible housing. This can be achieved by allowing diverse
housing styles that blend aesthetically with neighboring structures and land
uses.

Moderate Income Housing

The department of Housing and Urban Development defines affordable
housing as “housing on which the occupant is paying no more than 30
percent of gross income for housing costs, including utilities.”

High-qual i t y  and a f fordable  hous ing  i s  a t  the  foundat ion  o f  the  qua l i t y  o f
l i f e  o f  every  communi ty .  The  condi t ion  o f  ne ighborhoods  has  d i rec t  and
ind i rec t  l inks  to  a l l  aspec ts  o f  the  communi ty ,  espec ia l l y  economic
deve lopment .  The  Hous ing  e lement  i s  meant  to  serve  as  a  gu ide  for  the
e lements  o f  the  hous ing  market  that  communi ty  l eaders  can  in f luence  in
the i r  area .
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According to the Census Bureau 2023 ACS 5-year estimate, the median
property value with a mortgage in Hinckley, UT grew to $196,400 from the
previous year's value of $148,400. The largest share of households have a
residential property value in the $100k - $299k range. The median
household income of the owner-occupied housing units with a mortgage in
Hinckley decreased slightly to $105,000 from the previous year's income of
$116,875. 54% of the housing units in Hinckley were occupied by the owner.
This percentage declined from the previous year's rate of 63%.

However, in May of 2025, according to zillow.com, the home value of homes
being listed in the 84635 zip code ranged from $265,000 to $310,000, with
an average price of $285,000.
 
The following is a summary of Hinckley’s housing:

The housing profile of Hinckley’s total occupied housing units in 2023
was roughly 54% in owner-occupied units, and 46% in rental housing
units.
In Hinckley from 2018 to 2023, the number of households that own their
housing without a mortgage decreased from 90 to 39.
Occupancy rates for rental units have been high due to large
construction projects in the area. With those projects being completed
the rates are expected to ease somewhat. 
Median housing costs for owner-occupied housing are currently
estimated to be $1,170 with a mortgage and $511 without. 
Utah Code requires cities to evaluate their housing opportunities for
those earning 80% of the Area Median Income (AMI). The 80% AMI for
Millard County with a 3.38 person household size is $72,000. Under the
assumption that appropriate housing costs should not exceed 30% of a
household budget, then the Town should seek out and encourage
developers to build affordable housing developments within the Town.
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Financial Resources for Affordable Housing Development

There are numerous programs available to encourage the development and
preservation of affordable housing at all income levels. Homeownership
programs are well established, and support should continue and expand.
The Utah Housing Corporation provides services such as homebuyer
education, homeownership assistance through below market loans
(FirstHome), down payment and closing cost assistance, and lease to-own
housing program known as the CROWN Program. Further, Housing and
Urban Development (HUD) has the HOME Investment Partnerships Program
(HOME) and the Community Development Block Grant (CDBG) which are
important resources for moderate and low-income homeowners. CDBG is
administered by R6 Regional Council. HUD also has special loans for the
construction of rental and cooperative housing for the elderly and disabled.
Rural Development - United States Department of Agriculture (RD) and the
Olene Walker Housing Loan Fund (OWHLF) offer a variety of loan programs
for both single-family and multifamily housing. In addition, the OWHLF
offers mortgage assistance, the HomeChoice Program, to persons with
disabilities, which is administered by the Neighborhood Nonprofit Housing
Corporation (NNHC). Most financial resources available have income
restrictions. 

Preservation of Housing Stock

The preservation and rehabilitation of the current housing stock (rental and
owner-occupied) will also be an important way to help keep housing
affordable. Many of the agencies listed above have programs for the
rehabilitation of housing units. 
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HINCKLEY MEDIAN HOME VALUES 2019 -  2023
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Goal 1: Protect and enhance the current neighborhoods while supporting the
creation of new neighborhoods.

Goal 2: Facilitate a realistic opportunity for a variety of housing, including
lower to moderate-income housing, to meet the needs of people desiring to
live in Hinckley.

Goal 3: Maintain and uphold building codes and zoning rules to safeguard
the value of residential properties.

Action Steps:  

Short-term (1-5 years)
Update zoning and other town ordinances to protect residential areas
from inappropriate or detrimental, non-residential encroachment. 
Study the feasibility of providing opportunities for accessory dwellings in
residential zones.
Provide information for property owners regarding housing rehabilitation
methods, resources, and safety inspections.
Support affordable housing by simplifying or reducing design
requirements for housing, as outlined by state law.
Encourage lower cost, more affordable development.

Long-term (+5 years)
Encourage the adequate number of affordable housing units be built so
that young professionals are attracted to live and work in town.

GOALS
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INFRASTRUCTURE
AND PUBLIC  FACIL IT IES

Culinary Water

The Hinckley Town and Deseret Oasis Special Service District supplies culinary
water to customers from a well and an arsenic water treatment facility located
outside of the Town's boundaries. The well and the treatment plant are owned
jointly by Hinckley Town and Deseret Oasis Special Service district. The water
treatment facility is maintained by Hinckley Town.

At the water treatment plant water is pumped from an underground source,
treated and filtered to remove arsenic and other contaminates, and then
delivered to residents in Hinckley. 

A secondary watering system for irrigation is supplied by flood irrigation
through the Hinckley Irrigation Board and is not administered by the Town. 

The  In f ras t ruc ture  and Publ i c  Fac i l i t i es  sec t ion  i s  here  to  he lp  everyone
unders tand the  important  serv i ces  that  keep  H inck ley  running ,  l i ke  water ,
sewage ,  e lec t r i c i t y ,  and  natura l  gas .  These  serv i ces  are  par t  o f  our
communi ty ’ s  inves tment  in  mak ing  H inck ley  a  great  p lace  to  l i ve  and grow.
To  keep  up  wi th  the  chang ing  needs  o f  the  town,  i t ’ s  important  to  rev iew
and update  th i s  p lan  regu lar ly .  Th i s  way ,  we  can  make  sure  our  publ i c
fac i l i t i es  cont inue  to  meet  the  needs  o f  everyone  in  H inck ley .
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The Town has a back-up well for culinary purposes and various private wells
are still available within the town in an emergency.

Hinckley‘s original wells and water system had arsenic levels that are
unacceptable for Utah standards. The new plant was constructed and began
operation in 2008 to filter out the arsenic that is present in the new well.

Sewer System

Hinckley Town manages and maintains a wastewater collection and treatment
system. See the Sewer System Master Plan for details on the Town's sewer
system.

Solid Waste + Landfill

The county provides a household waste collection facility on Town property
west of town. Disposal of tires is contracted by the county with a collection
site south of Fillmore. For all other types of waste, the county landfill is
located east of Delta. A private waste disposal company also operates within
the Town.

Electricity + Natural Gas Utilities

Rocky Mountain Power provides electricity services to Hinckley Town. Natural
gas is provided by Enbridge Inc. 

Town Facilities 

The Hinckley Town rodeo grounds is a valuable asset to the community. It
provides seating for just over 2000 people with concession buildings on each
side. In addition, there is fencing, chutes and gates for the rodeo livestock
and participants. A picnic and play area are provided on the grounds.
Adequate parking surrounds the grounds with entrances on both the south
and east sides.
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Hinckley Town hosts the Pioneer Day Rodeo during July at the rodeo grounds.
The site is also rented out for private rodeo events.

Broadband

High-speed internet is available and is provided by numerous entities with
land lines, cellular, cable, and satellite services.
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The Hinckley Town Park is a central gathering place and a significant
attraction for both residents and visitors. The park offers a wide array of
amenities designed to accommodate a variety of recreational activities and
large community events.

Park Amenities include:
Shade and Seating

The park is abundant with mature shade trees and numerous benches,
providing comfortable spots for relaxation.

Pavilions and Grills
A large main pavilion with picnic tables and seating is equipped with a
BBQ grill, making it ideal for hosting major events.
A smaller pavilion with three large picnic tables, seating, and a BBQ
grill is available for smaller gatherings.
A quaint gazebo with a picnic table and BBQ grill offers a more
intimate setting.

Recreation
A children's playground area featuring swings, a slide, and various
climbing structures.
Ample open grassy areas for general play.
A dedicated soccer field and a baseball diamond.
A volleyball net and a basketball court.

Facilities
The park is equipped with clean and well-maintained restrooms for
public use.
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The Hinckley Town Park serves as the primary venue for many of the town's
beloved community events, fostering a strong sense of community and
tradition. These annual events include:

Hot Dog Roast
Ice Cream Social
Hinckley Pioneer Days Celebration
Watermelon Bust
Hamburger Fry
Santa in the Park
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Goal 1: As a first priority, the town will make infrastructure and service
investment decisions that meet the needs of existing town residents. It will
also plan for the appropriate expansion of public facilities and service needs
before actual growth. Require all new developments to pay for expansion.

Goal 2: Ensure the community has reliable systems for culinary water and
stormwater that safely and effectively support local needs and activities.

Goal 3: Create and maintain a capital improvements project list with a
schedule for updating infrastructure master plans to guide the town’s
investment priorities effectively.

Goal 4: Make water conservation a priority in Hinckley. 

Action Steps:  

Short-term (1-5 years)
Review and determine appropriate levels of service for all public services
and set goals to achieve those levels throughout the town.
Review the town’s land use ordinances and include a recommendation for
changes that promote the efficient use of water.
Identify and implement strategies to conserve water and encourage
citizens to reduce consumption.

Long-term (+5 years)
As resources are available, develop and maintain an accurate, fully-
functional system for planning and infrastructure information.
Prepare long-term plans and budgets necessary to provide and ensure
adequate levels of service.
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GOALS
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ECONOMIC
DEVELOPMENT

Communi t ies  need  to  cons ider  the  t rade-o f f s  invo lved  in  c reat ing  the  r ight
locat ions  and a  compet i t i ve  f inanc ia l  env i ronment  to  a t t rac t  d i f ferent  t ypes
of  economic  deve lopment .  The  goa l  o f  the  loca l  economy sec t ion  in  the
genera l  p lan  i s  to  exp lore  communi ty  pr ior i t i es  and va lues .

Present Conditions

There are only a few small businesses in town. Most people in Hinckley are
used to living in town but driving to nearby Delta City, or further, for work,
shopping, and dining. Hinckley is mostly made up of single-family homes and
doesn't have enough people to attract many stores or businesses. With its
housing, the town has a stable baseline of property tax income that stays
relatively strong even when the economy changes.

Hinckley has traditionally been able to fund its services with a steady stream
of revenue and has chosen to keep government services simple and tax rates
low. However, if the population grows, the town may need to invest in things
such as its aging infrastructure and new services. To cover these costs,
Hinckley could face some financial challenges and may need to explore
different economic development strategies to bring in suitable retail
businesses and boost local revenue.

Over the next 3 to 5 years, Hinckley should prioritize attracting retail and
service amenities that enhance residents' quality of life and appeal to
regional visitors.
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Goal 1: Recognize economic opportunity areas identified by Millard County
and prioritize them for long-term development.

Goal 2: Foster economic development in Hinckley Town by preserving and
enhancing the community’s quality of life, creating an appealing environment
for residents and businesses alike.

Goal 3: Provide planning and zoning protections for business investment
(preventing residential encroachment on business and manufacturing
properties).

Goal 4: Encourage home-based businesses.

Action Steps:  

Short-term (1-5 years)
Partner with the County to direct economic development strategies and
efforts in the area.
Develop and sustain organizations, and activities that support public
activities and that strengthen local business and social networks – fairs,
festivals, markets, outdoor dining, etc.
Implement a small business program to encourage and support
businesses that are independent, locally owned, and serve day‐to‐day
needs of residents and visitors.

Long-term (+5 years)
Develop and maintain an economic development strategic plan.
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GOALS
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