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STAFF COMMENTS 
Update for City Council meeting 2-7-2019 

The Planning Commission voted 5-3 to deny this amendment.  
No new information has been provided to the City about the proposed project. 

A letter hand delivered on 2-4-19 by a resident opposing it is included with this report. 
   

 
 
Agenda:   January 10, 2019              File Number:   2019-GPA-01 
 
Type of Application: General Plan Map amendment  
 
Applicant:   Jim Thomas 
 
Agent:    Karl Rasmussen 
 
Request: A General Plan Map Amendment to change approximately 340 

acres from Single Family Residential to Mixed Use. 
 
Location:   Gould’s Wash and 600 North 
   
Discussion:   This property, known locally as “the Cove”, consists of approximately 340 acres 
within the City limits generally surrounded by the Red Cliffs National Conservation Area and 
located between 600 North and the Virgin River.  An additional 13.32 acres of this property is 
located in unincorporated Washington County. This Planning Commission considered this area 
in 2011 while studying the future of the City and designated this unique and beautiful parcel as 
best used for single family residential, up to 4 units per acre.  The current applicants have 
provided a conceptual use plan for the property that shows all but approximately 52 acres 
staying as single family residential use that meets this designation.  These 52 acres, located on 
the far southeast corner of the property, are designated for commercial use as a western style 
town with associated shops, wedding chapel, hotel, 1200 seat dinner theater, stables, parking, 
accessory buildings, and an RV park. This area is accessed via a road intersecting 600 North just 
east of the Gould’s Wash bridge.  

The applicant has provided all the materials required by the Land Use Code for a General Plan 
Amendment: Amendment Of Plan: The general plan may be amended by following the 
procedures set forth in subsections E and F of this section. General plan amendments shall be 
subject to the following requirements: (Ord. 2006-4, 2-16-2006) 

1. Persons wishing to propose a general plan amendment shall file their proposals and shall pay the 
fee established by the fee schedule adopted by the city council. Proposed general plan amendments 
will be considered by the planning commission twice a year, at the February and August meetings. 
Notwithstanding the foregoing, the city council or planning commission may, at any time by majority 
vote, authorize preparation and consideration of proposed general plan amendments. (Ord. 2007-17, 
7-5-2007) 
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2. Persons proposing general plan amendments shall do the survey and analysis work necessary to 
justify the proposed amendment. To ensure the planning commission and city council have sufficient 
information to evaluate each proposal, an applicant shall submit the following information: 

a. For map amendments: 

(1) Eight and one-half inch by eleven inch (8
1
/2" x 11") map showing the area of the proposed 

amendment; 

(2) Current copy of county assessor's parcel map showing the area of the proposed amendment; 

(3) Mapped inventory of existing land uses within the area of the proposed amendment and extending 
one-half (

1
/2) mile beyond such area; 

(4) Correct property addresses of parcels included within the area of the proposed amendment; 

(5) Written statement specifying the potential use of property within the area of the proposed 
amendment; 

(6) Written statement explaining why the existing general plan designation for the area is no longer 
appropriate or feasible; 

(7) Analysis of the potential impacts of the proposed amendment on existing infrastructure and public 
services such as traffic, streets, intersections, water and sewer, storm drains, electrical power, fire 
protection, garbage collection, etc.; and. 

Staff Comments:  

1. The applicants have submitted an application for a Mixed Use designation, described as 

Neighborhood scaled development including residential, commercial, and light 

industrial uses. Projects will include streetscape and community amenities that will 

require plan approval, on the entire parcel. However, the only uses appear to be single 

family residential and commercial.  

2. The reason provided for why the General Plan designation of Single Family Residential is 

no longer appropriate or feasible is because “Our plan is for mixed use to complete a 

planned commercial development that will have mix of single residential , multi- 

residential, and commercial uses.” Since this statement was submitted, a plan showing 

only single family and commercial uses has been provided.  

3. The statement provided regarding potential impacts says “this property will tie in with 

all the uses that surround this property” fails to note the property to the east, which is 

entirely open space/ public recreation. While the designation on the General Plan map 

to the west is “multifamily uses”, the actual development is single family houses on a 

public golf course.  Multiple property owners have expressed concern about impacts on 

traffic and possible noise from the commercial activity. It is early in the process to 
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determine how much impact would actually result without understanding the nature of 

the commercial activity through a traffic study.  

4. The property is located on 600 North, designated on the Master Transportation Plan 

map as a minor arterial, which is appropriate for developing commercial uses.   

However, it is not yet developed or used as an arterial. 

5. The comments from the JUC are as follows: 

a. A water study will be required. The culinary water line is only extended to Valley 

Academy on the east and would need to come to the property along 600 North, 

while avoiding the 60” WCWCD water line and valves in 600 North 

b. Additional turn lanes on 600 North would have to be constructed, as noted in 

the applicant’s comments on utilities and access. 

c. Project would have to meet fire access and fire protection requirements, as 

determined by the Hurricane Valley Fire District. Applicants have been advised to 

meet with the District before this meeting and determine if their development 

plans are feasible.  

d. A traffic impact study will have to be completed before any construction plans 

are submitted. 

e. The 600 North Trail, currently under design, is intended to follow the existing 

sewer line alignment and should be integrated into this project. It appears this is 

shown as a dotted line on the south west portion of the project on the back of 

lot lines and curving through an open space/park over to the Sky Mountain area. 

f. Sewer requirements include building and deeding a pump station, as noted in 

the applicant’s comments on utilities and access. 

g. A question remains as to whether there is a possible access to this property to 

the east of the cinder knoll. The applicants have been asked to provide an 

answer to this question before the meeting. No answer was provided.  

6. The proposed commercial development, a full Western village experience, is an exciting 

opportunity to bring a venue to Hurricane City where visitors and locals can enjoy a 

completely different kind of entertainment than is currently available anywhere in the 

area. The question raised by many is whether the location will draw enough visitors to 

support the construction of a mile long road and all associated utilities in addition to the 

construction of the facilities shown. A feasibility study is recommended before zone 

change.  

7. While such a facility would draw more visitors and keep them in the area longer and 

provide an associated increase in property taxes and sales taxes, the City must decide if 

that is its goal for this property.  

8. When this property is developed, as it is not reasonable to expect it will never be 

developed, a project including streetscape and community amenities would be better 
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suited to this uniquely beautiful area than just straight residential housing development. 

Perhaps the only way to ensure this better quality development is to allow some 

commercial use to help finance the higher quality amenities for the residential 

development. With that in mind, a Mixed Use designation would provide the City with 

more reassurance that any development on this property is of a higher quality than just 

single family residential development than the existing Single Family Residential 

designation.   

Property owners in the vicinity have been notified by letter of this hearing and will be given 

an opportunity to speak at the Public Hearing. One letter delivered after the Council 

considered allowing the applicants to apply for the change is included in the Planning 

Commission packet for consideration.  

 

Recommendation:   Staff recommends the Planning Commission forward a recommendation of 
approval to the City Council based on the plan presented and limiting the uses to those 
presented if the Commission is comfortable with the applicant’s responses to the concerns 
raised regarding extension of utilities, review by the Fire District regarding access requirements, 
and clarification of whether or not an additional access is possible. Additionally, staff 
recommends a feasibility study and review of financial capability before any zone change 
applications are processed.  
 

 

 


































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































