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AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:00 p.m.
Thursday July 9, 2020

Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing
at 6:00 p.m. in the Council Room at 147 N. 870 West, Hurricane, UT. A roll call will be taken, along with the Pledge
of Allegiance and prayer and /or thought by invitation.

6 p.m. Public Hearing to take comments on the following:

1. A Zoning Map amendment request on the following parcel numbers: H-3-2-7-4331, H-3-2-7-
45031, H-3-2-7-4501, H-3-2-7-4332 located at approx. 1355 South 3325 West from RA-1,
residential agriculture 1 acre, and RM-1, multifamily 6 units per acre, to MH/RV, mobile
home/RV.

2. AZoning Map amendment request on a portion of the parcel #H-3-1-33-3218 located at
approx. 1481 W State Street from RA-1, residential agriculture 1 acre, to HC, highway
commercial, to accommodate RV parking.

3. A Zoning Map amendment request on 1.22 acres located on the South East corner of 200
North and 100 West from RM-1, multifamily 6 units per acre, to RM-2, multifamily 10
units per acre.

4. A Zoning Map amendment request on 11.8 acres to realign the planned commercial
boundaries and to change the North 5 acres from GC, general commercial, to MH/RV,
mohile home/RV, located at approx. 294 North 2260 West.

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

New Business:

2020-ZC-14 Consideration and possible recommendation to the City Council on A Zoning Map
amendment request on the following parcel numbers: H-3-2-7-4331, H-3-2-7-
45031, H-3-2-7-4501, H-3-2-7-4332 located at approx. 1355 South 3325 West from
RA-1, residential agriculture 1 acre, and RM-1, multifamily 6 units per acre, to
MH/RV, mobile home/RV. Jeremy Johnson Applicant




2020-ZC-15 Consideration and possible recommendation to the City Council on a A Zoning
Map amendment request on a portion of the parcel #H-3-1-33-3218 located at
approx. 1481 W State Street from RA-1, residential agriculture 1 acre, to HC,
highway commercial, to accommodate RV parking. Kennedy Family Ventures
Applicant

2020-ZC-16 Consideration and possible recommendation to the City Council on A Zoning Map
amendment request on 1.22 acres located on the South East corner of 200 North
and 100 West from RM-1, multifamily 6 units per acre, to RM-2, multifamily 10
units per acre. Louse Spendlove Applicant; Ty Meyers Agent

2020-2C-17 Consideration and possible recommendation to the City Council on a zoning map
amendment request on 11.8 acres to realign the planned commercial boundaries
and to change the North 5 acres from GC, general commercial, to MH/RV, mobile
home/RV, located at approx. 294 North 2260 West.

2020-PW-01 Consideration and a possible approval of a parking waiver in the Down Town Area
for a proposed business located at 48 N Main St. Michael Katz Applicant

Planning Commission Business:

Future Code Update Discussion: What codes does the Planning Commission feel are in need of
an update?

Approval of Minutes: May 14, 2020; May 27, 2020; June 11, 2020; and June 24, 2020

Adjournment
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ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For oﬁfcg Use Onl
Hurricane, UT 84737 File No. =720- 14y
(435) 635-2811 Receipt No. M‘?

FAX (435) 635-2184

Name; _~dCOTeAY ohaton Telephone: 4] 35 ~Z4[- |(0Y

Address: 213@5 \,', :f\\.%!;u’ d D;”f &:‘\'\r\f f'qﬂ-'\ Fax No.

Agent (If Applicable): Telephone:

Email: ( C‘-!Ll\i}ft’lﬂ%?,fn\.l’ 2] j]TM Bl (CrAgent Email:
% - \\

Address/Location of Subject Property: \ 7)5; S i 32’_‘3 \,\, ( od o (A j'f’f L -Lqr,fv\)
W-3-2-1"43)| .

Tax ID of Subject Property: (y-3-2- 7- 435031 Existing Zone District: K&\ | [ i2A -
1’\ 5 Z 7' Lﬂ)l) 3

Proposed ?01111? Dlstnct eason for %ﬁe reques?MDesc ribe, use extra s eet if necessary)
3 QUL LEfnL Fhls Si'fe

Submittal Requirements: The zone change application shall provide the following:

L/ _a. The name and address of every person or company the applicant represents;
v b. An accurate property map showing the existing and proposed zoning
classifications;
/ C. All abutting properties showing present zoning classifications;
o d. An accurate legal description of the property to be rezoned;
e Stamped envelopes with the names and addresses of all property owners within
250 feet of the boundaries of the property proposed for rezoning.
/f Warranty deed or preliminary title report or other document (see attached Affidavit)

showing evidence that the applicant has control of the property

Note: It is important that all applicable information noted above along with the fee is
submitted with the application. An incomplete application will not be scheduled for
Planning Commission consideration. Planning Commission meetings are held on the
second Thursday and fourth Wednesday of each month at 6:00 p.m. Contact the
Planning Department for the deadline date for submissions. Once your application
is deemed complete, it will be put on the agenda for the next Planning Commission
meeting. A deadline missed or an incomplete application could result in a month’s

delay.
(Office Use Only)
Date Received: Application Complete: YES D NO I:I
Date application deemed to be complete: Completion determination made by:



STAFF COMMENTS

Agenda: July 9, 2020 File Number: 2020-ZC-14
Type of Application: Zone Change, Legislative

Applicant: Jeremy Johnson

Request: A zone change from RA-1 and RM-1 to MH/RV
Location: Approximatly at 1355 S 3325 W

General Plamn: Planned Community

Existing Zoning: RA-1 and RM-1

Discussion: The property owner is applying to have a zoning change from single-family RA-1 and
multi-family RM-1 to Moblie Home and RV. This zone change would allow for a manufactured/mobile
home park and an RV Park to be developed on the proposed property. The standards for MH/RV Zone
can be found in Hurricane City Code 10-13-1 and 10-43. The applicant is proposing the change to start

to develop and clean up the parcels that are currently being used for mobile homes.

Zoning Adjacent Land Use
North R1-8§ PDO Future Elim Valley (Currently Farmed)
East R1-8 PDO Future Elim Valley and Steep Slops
South R1-8 PDO Future Elim Valley and Dixie Springs Area
West Ag Protection Area Farm Land

The Elim Valley Master Plan Development Map is attached to this report for reference.

In order to change the zoning on any parcel of land within the City of Hurricane, the following questions
need to be addressed:

1. Is the proposed amendment consistent with goals, objectives, and policies of the City's General
Plan?

Response: The General Plan Map shows the area as a future Planned Community, which does not match
the applicant's request. Though a Planned Community should offer a mixture of housing types, this
parcel is not connected to the surrounding development.

In addition, the Moderate Income Housing Plan states the following:

While the City cannot control the housing market, it can take steps to ensure housing options



continue to be available for all residents of all income ranges and ages. These include locating
appropriate land use designations for multi-family housing, manufactured home communities,
and townhome development. Ensuring these land use designations are located in areas
convenient to shopping, transportation, and jobs will help families keep iransportation costs
lower. (Hurricane, Moderate-Income Housing Plan, 2019, p. 6)

This area is not located near "shopping, transportation, and jobs" in the area. In addition to these criteria,
Hurricane City Code states that Mobile Home and RV Parks should be located in the following areas:

10-43-6 Development Standards: (A)

2. Location:

a. A manufactured home subdivision may be located on any lot as allowed by the zone where the
lot is located;

b. A recreational vehicle park should generally be located:

(1) Adjacent to or in close proximity to a major collector or arterial road as shown in the city's
iransportation master plan;

(2) Near adequate shopping facilities; and
c. A parkmodel development shall be located on property zoned MH/RV.

There is currently no major collector or arterial roads located in the area. However, Flora Tech Rd to the
west of the property is planned to be developed into a Major Collector Roadway in the future.

2 Is the proposed amendment harmonious with the overall character of existing development in
the vicinity of the subject property?

Response: The project is located adjacent to farmland and future single-family housing in the Elim
Valley Development. The current development of the property contains several manufactured homes.

3. Will the proposed amendment affect the adjacent propeity?

Response: The increased density will have an increased impact on the surrounding neighborhood for
traffic and use. However, large parts of the property currently have mobile homes established.

4. Are public facilities and services adequate to serve the subject property?

Response: Most utility services are not in the area, except for power and sewer, which any future
development would need to secure an easement to access sewer. Water, gas, cable, and phone are
Jocated in the Dixie Springs area. The Water Department will likely require a looping system and a
water model before approval of the development. Staff would also recommend a traffic study before the

final approval of any future MH/RV development.



Findings: Staff makes the following findings:

I
2

3.
4.

The proposed amendment is not compatible with the goals and policies of the General Plan.
The proposed amendment is generally not in harmony with the overall character of existing
development.

Public facilities are not adequate to provide service to the parcel.

The proposed amendment will have a noticeable increased impact on the area.

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards as well as take into consideration the comments from residents. Staff does
not recommend approval based on the findings above.



STAFF COMMENTS

Agenda: July 9, 2020 File Number: 2020-ZC-14

Type of Application: Zone Change, Legislative

Applicant: Jeremy Johnson

Request: A zone change from RA-1 and RM-1 to MH/RV

Location: Approximatly at 1355 S 3325 W

General Plan: Planned Community

Existing Zoning: RA-1 and RM-1

Discussion: The property owner is applying to have a zoning change from single-family RA-1 and
multi-family RM-1 to Moblie Home and RV. This zone change would allow for a
manufactured/mobile home park and an RV Park to be developed on the proposed property. The
standards for MH/RV Zone can be found in Hurricane City Code 10-13-1 and 10-43. The applicant is
proposing the change to start to develop and clean up the parcels that are currently being used for
mobile homes.

Zoning Adjacent Land Use
North R1-8 PDO Future Elim Valley (Currently Farmed)

East R1-8 PDO Future Elim Valley and Steep Slops

South R1-8 PDO Future Elim Valley and Dixie Springs Area

West Ag Protection Area Farm Land

The Elim Valley Master Plan Development Map is attached to this report for reference.

In order to change the zoning on any parcel of land within the City of Hurricane, the following
questions need to be addressed:

L Is the proposed amendment consistent with goals, objectives, and policies of the City's General
Plan?

Response: The General Plan Map shows the area as a future Planned Community, which does not
match the applicant's request. Though a Planned Community should offer a mixture of housing types,
this parcel is not connected to the surrounding development.

In addition, the Moderate Income Housing Plan states the following:

While the City cannot control the housing market, it can take steps to ensure housing options 2



continue to be available for all residents of all income ranges and ages. These include locating
appropriate land use designations for multi-family housing, manufactured home communities, and
townhome development. Ensuring these land use designations are located in areas convenient to
shopping, transportation, and jobs will help families keep transportation costs lower. (Hurricane,
Moderate-Income Housing Plan, 2019, p. 6)

This area is not located near "shopping, transportation, and jobs" in the area. In addition to these
criteria, Hurricane City Code states that Mobile Home and RV Parks should be located in the
following areas:

10-43-6 Development Standards: (4)

2. Location:

a. A manufactured home subdivision may be located on any lot as allowed by the zone where the lot

is located;

b. A recreational vehicle park should generally be located:

(1) Adjacent to or in close proximity to a major collector or arterial road as shown in the city's
transportation master plan;

(2) Near adequate shopping facilities; and

c. A park model development shall be located on property zoned MH/RV.,

There is currently no major collector or arterial roads located in the area. However, Flora Tech Rd to
the west of the property is planned to be developed into a Major Collector Roadway in the future.

OWNER RESPONSE:

The property is served and within an existing collector roadway. Flora Tech Road
is being used currently as a collector roadway even though it isn’t built to
standards. The current residents are within a couple of minutes to Walmart and
while improvements to Flora Tech Road and the addition of 3400 West to Stargate
Avenue are installed, then they will be within even closer proximity.

A couple of proposed areas in the new zoning for the old Elim Valley are to be
planned commercial and because of staff concerns of the MH/RV zone, we are
wondering if a Planned Commercial of this property would serve this area better?
As this area continues to grow, jobs will become closer to this community.

2. Is the proposed amendment harmonious with the overall character of existing development in
the vicinity of the subject property?

Response: The project is located adjacent to farmland and future single-family housing in the Elim
Valley Development. The current development of the property contains several manufactured homes.
3. Will the proposed amendment affect the adjacent property?

Response: The increased density will have an increased impact on the surrounding neighborhood for
traffic and use. However, large parts of the property currently have mobile homes established.

OWNER RESPONSE:

The owner is willing to spend money to bring infrastructure and help with State
compliance if the current property can receive the proper zoning. The owner will
have to boot out 80 percent of the people currently here if stays the current zone.




4. Are public facilities and services adequate to serve the subject property?

Response: Most utility services are not in the area, except for power and sewer, which any future
development would need to secure an easement to access sewer. Water, gas, cable, and phone are
located in the Dixie Springs area. The Water Department will likely require a looping system and a
water model before approval of the development. Staff would also recommend a traffic study before
the final approval of any future MH/RV development. 3

The Owner is willing to submit to all these requirements and obtain easements,
create plans and construct utilities to bring in the sewer and loop the new water line
as Ash Creek S.S.D. Hurricane City requires.

Findings: Staff makes the following findings:

1. The proposed amendment is not compatible with the goals and policies of the General Plan.
2. The proposed amendment is generally not in harmony with the overall character of existing
development.

3. Public facilities are not adequate to provide service to the parcel.

4. The proposed amendment will have a noticeable increased impact on the area.

Recommendation: Staff recommends the Planning Commission review this application and the
zone change based on standards as well as take into consideration the comments from residents.
Staff does not recommend approval based on the findings above.

A couple of proposed areas in the new zoning for the old Elim Valley are to be
planned commercial and because of staff concerns of the MH/RV Zone, we are
wondering if a Planned Commercial of this property would serve this area better?
As this area continues to grow, jobs will become closer to this community.

We feel the new zoning for a planned commercial will be a benefit and asset to the
community of Hurricane City. It will limit a smaller portion of the property to
MH/RV and lend to a planned community with the right plan. We would like to do
some commercial in this area too which fits with the historical use of the property.



Brienna Spencer
N N TS P

P A TR PSR o P B A I i S i
From: Stephen Nelson <stephen@cityofhurricane.com>
Sent: Thursday, July 2, 2020 4:37 PM
To: ‘Brienna Spencer'; 'Chris Christensen’; Cindy Beteag; 'Darin Larson’; 'Darrin LeFevre';

'Dayton Hall'; 'Fay Reber'; ‘Mark Borowiak'; 'Mark Sampson'; 'Mark Sampson.1'; '‘Michelle
Cloud'; 'Paul Farthing'; 'Ralph Ballard'; 'Rebecca Bronemann'’; 'Shelley Goodfellow";
‘Stephen Nelson'; toni@cityofhurricane.com

Subject: FW: R.v. park

Planning Commission,
Please see the attached comment below for this next week's public hearing.

Stephen

From: fred.reynolds45 <fred.reynolds45@gmail.com>
Sent: Thursday, July 2, 2020 3:24 PM

To: stephen@cityofhurricane.com

Subject: R.v. park

Just received the great information that some land pimp now wants to put in a trailer/r.v. park near Dixie
Springs. You know, | moved here seven years ago with the thoughts of being in a safe, secure area to
live. Apparently that was a foolish thought.
In addition to bringing in people from who knows where my property values are going to go to hell. | know
this is not the cities fault, but | would hope you will see more than dollar signs when the decision is made. Had
| known that this type of thing were going to happen | sure would not have built a new house | would have went
to a more safe, sane place.
It seems these contractors around here have free reign to do just about anything they want.

Fred Reynolds
Sent from my Galaxy Tab® E

Teach InfoWest Spam Trap if this mail is spam:

REMEMBER: Never give out your account information, password, or other personal information
over e-mail.

Teach InfoWest Spam Trap if this mail is spam:

Spam
Not spam



Western Mortgage & Realty Company

6610 W. Court Street, Suite B, P.O. Box 3110, Pasco Washington, 99302-3110
Phone: (800) 897-2726, Fax: (509) 545-4804

July 8, 2020

Mr. Stephen Nelson
Planning Director
Hurricane City, UT

RE: Zone Change Request — your File No. 2020-ZC-14

Dear Mr. Nelson;

Reference is made to the above File Number together with the associated Staff
Comments, a copy of which is attached hereto. Please be advised that this firm is a
substantial land owner adjacent to and/or near the subject property, which is the object of
the requested zone change. Notwithstanding that the subject property has not been well
maintained, thereby possibly setting a precedent for the property’s future condition if
developed into an alternative use, this firm agrees with the Staff Findings, including, but
not limited to, the following:

1. The proposal is not compatible with the goals and policies of the General Plan
2. The proposal is generally not in harmony with the overall character of existing

development
3. Public facilities are not adequate to provide service to the parcel, including

improved access, sewer and water.

We therefore respectfully request that the Planning Commission deny the requested zone
change based upon the Staff findings and recommendation to not approve.

Tim M. Tippett
Vice President
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3 FLORA TECH FARM

SANTA CLARA, UT 84755 LOCATED IN SECTION 7, T425, R13W, SLB.&M
OWNERS LEGEND: HURRICANE, WASHINGTON COUNTY, UTAH
MTO INVESTMENTS LLC — PARCEL: H-3—2-7-4501, H-3-2-7-4331,
H=3-2-7-45031, H-3-2-7-4332
WESTERN MORTGAGE & RFALTY COMPANY — PARCELS: H—4-2—-12-1102, H—-3-2-7-4402
PEACH PIT LLC — PARCEL: H—-4-2—12—12011
THOMPSON TIMOTHY L & LEA — PARCEL: H-4—-2—12-1203

\OPOSED ZONE | EGEND:

R1-8: RESIDENTIAL — 1 UNIT PER 8,000 50, fT.
RA—1: RESIDENTIAL AGRICULTIRAL — 1 UNIT PER ACRE
RM—1: MULTI-FAMILY — 6 UNITS PER ACRE

MH/RV: MOBILE HOME — RV

H-4-2-12-1102

B
Py
ACRES

H-3-2-7-2402

| [r-3-2-7-15031]

c]
i&:gs Ej

20.00
ACRES

{H-4-2-12-12011]

|H-3-2-7-4501

o]

15.00

ACRES [H-3-2-7-4331

{B-4-2-12-1203]

{H-1-2-12-1102 485.99_

ACRES ety = 3

H-3-2-7-4332

N
LEGEND
PROPERTY LINE w
ADJACENT PROPERTY LINE
—— — — —— SECTION LINE
5
50 0
SCALE IN FEET

LEGAL DESCRIPTION FOR AFFECTED PARCELS:

BEGINNING AT A POINT WHICH IS SOUTH 00+38°34" WEST 1,413.00 FEET FROM THE NORTHWEST
CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE AND MERIDIAN;
THENCE SOUTH 00*38'34™ WEST 1,600.00 FEET; THENCE SOUTH 89*21'26" EAST 1,000.00 FEET:
THENCE NORTH 00+38'34" EAST 1,600.00 FEET; THENCE NORTH 89%*21'26" WEST 1,000.00 FEET
TO THE FPOINT OF BEGINNING. .

LESS AND EXCEPTING THEREFROM THE FOLLOWING DESCRIBED PROPERTY: BEGINNING SOUTH
E‘R%i;J;?;EWET ALONG THE SECTION LINE 1,413 FEET AND SOUTH 89*21'26™ EAST 800 FEET
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 S0UTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN, AND RUNNING THENCE SOUTH 89%21'26" EAST 200 FEET: THENCE SOUTH
0*38'34" WEST 218 FEET; THENCE NORTH 89*21'26™ WEST 200 FEET; THENCE NORTH 0*38'34"
EAST 218 FEET TO THE POINT OF BEGINNING.

ALSD: BEGINNING AT A POINT WHICH IS SOUTH O0*38'34" WEST 1,663.00 (WHICH WAS
PREVIOUSLY DESCRIBED IN ERROR AS 1,600.00 FEET) FEET AND SOUTH 89°21'26" EAST
1,000.00 FEET FROM THE NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13
WEST, SALT LAKE BASE AND MERIDIAN; THENCE SOUTH 00*38°34" WEST 400.00 FEET; THENCE
SOUTH 89%21°26" EAST 400.00 FEET; THENCE NORTH 00*38'34" EAST 40000 FEET: THENCE
NORTH 89%21°21" WEST 400.00 FEET TO THE POINT OF BEGINNING.

PARCEL, H—3-2-7-45031;
13W BEG S0*38'34 W ALG SEC/L 1413 FT & 589%21'26 £ 80O FT FM NW COR SEC 7 T425
R13W; TH 589°21'26 E 200 FT; TH 50°38'34 W 218 FT; TH N89*21'26 W 200 FT; TH
NO*38'34 E 218 FT TO POB.

ALSO: BEGINNING AT A POINT WHICH LIES 1,413.00 FEET SOUTH AND 1.55 FEET WEST OF THE
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN; SAID POINT OF BEGINNING BEING THE NORTHWEST CORNER OF THE MYDROTECH
PROPERTY LINE AND RUNNING THENCE SOUTH B89*56'14" EAST, 800.00 FEET ALONG THE NORTH
PROPERTY LINE OF THE SAID HYDROTECH PROPERTY TO THE TRUE POINT OF BEGINNING; THENCE
CONTINUING SOUTH B9*56°14" EAST, 200.00 FEET ALONG THE NORTH PROPERTY LINE OF THE
SAID HYDROTECH PROPERTY, THENCE SOUTH 00*03'46" WEST 250.00 FEET ALONG SAID
PROPERTY LINE; THENCE SOUTH 89456'14" EAST 400.00 FEET ALONG SAID PROPERTY LINE:
THENCE NORTH 00*03'46™ EAST, 267.00 FEET; THENCE NORTH B9*56'14" WEST 600.00 FEET:
THENCE SOUTH 00*03°46™ WEST 17.00 FEET TO THE POINT OF BEGINNING.

H=3-2-7-4331:
BEG AT PT 1413 FT S & 1.55 FT W OF NW COR SEC 7 T42S R13W FOB BEING NW COR
HYDROTECH PRPTY LN TH S 89°56'14 E 1000 FT ALG N PRPTY LN HYDRO TECH PRPTY: TH S
0*03'46 W 250 FT ALG PRPTY LN; TH S 89*56'14 E 400 FT ALG PRPTY (N; TH N 0*03'46E
267 FT; TH N 89*56'14 W 1400 FT; TH 5 0*03'46 W 17 FT TO POB.

ALS0: BEG AT PT 3014.09 FT S & 996.70 FT E OF NW COR SEC 7 T42S R13W POB BEING SE
COR HYDRO TECH PRPTY TH N 0*03'46 E 950 FT ALG E LN SD PRPTY; TH S 89%56'14 E 400
FT ALG PRPTY LN; TH S 0*03'46 W 950 FT; TH N 890%56'14 W 400 FT TO POB.

ALSO: BEG S 0%38'34 W ALG SEC/L 3013 FT & S 89*21'26 £ 1200 FT FM NW COR SEC 7 TH
N 0%38'34E 225 FT; TH § §9*21°26' E 200 FT; TH S0*38'34 W 225 FT; TH N 89%21'26 W
200 FT TO PO8.

ALSO: BEGINNING AT A POINT WHICH LIES 1,413.00 FEET SOUTH AND 1.55 FEET WEST OF THE
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN; SAID POINT OF BEGINNING BEING THE NORTHWEST CORNER OF THE HYDROTECH
PROPERTY LINE AND_RUNNING THENCE SOUTH BS*56'14" EAST, 800.00 FEET ALONG THE NORTH
PROPERTY LINE OF THE SAID HYDROTECH PROPERTY TO THE TRUE POINT OF BEGINNING; THENCE
CONTINUING SOUTH B9*56'14" EAST, 200.00 FEET ALONG THE NORTH PROPERTY LINE OF THE
SAID HYDROTECH PROPERTY, THENCE SOUTH 00*03'46" WEST 250.00 FEET ALONG SAID
PROPERTY LINE; THENCE SOUTH 89%56'14” EAST 400,00 FEET ALONG SAID PROPERTY LINE;
THENCE NORTH 00*03'46™ EAST, 267.00 FEET; THENCE NORTH 89*56'14" WEST 600.00 FEET:
THENCE SQUTH 00*03'46™ WEST 17.00 FEET TO THE POINT OF BEGINNING.

BEG § 0%38'34 W ALG SEC/L 3013 FT & S 89+21'26 € 1200 FT
T42SR13W TH N 0*38°34 E 225 FT; TH 5 89*21'26 E 200 FT; TH
89%21'26 W 200 FT TO FOB

FM NW COR SEC 7
S 0%38'34 W 225 FT; THN

E47-22]
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OWNER: PROPOSED ZONE CHANGE EXHIBIT FOR:

JEREMY JOHNSON:

2303 VINEYARD DR.
SANTA CLARA, UT 84765

435, 231-1004

FLORA TECH FARM

LOCATED IN SECTION 7, T42S, Ri3W, SLB.&M
OWNERS LEGEND:

HURRICANE, WASHINGTON COUNTY, UTAH

[A] MTO INVESTMENTS LLC — PARCEL: H-3—2-7-4501, H-3-2-7-4331,

H-3-2-7-45031, H-3-2-7-4332

WESTERN MORTGAGE & REALTY COMPANY — PARCELS: H—4—2—12—1102, H-3—2—7—4402

PEACH PIT LLC — PARCEL: H—-4-2-12-12011
THOMPSON TIMOTHY L & LEA — PARCEL: H—4-2-12-1203

PRO} ZONE LEGEND:

R1-8: RESIDENTIAL — 1 UNIT PER 8,000 SQ. FT.
RA-1: RESIDENTIAL AGRICULTIRAL — 1 UNIT PER ACRE
RM—1: MULTI-FAMILY — & UNITS PER ACRE

MH/RV: MOBILE HOME — RV

H-4-2-12-1102

142.81
ACRES

H-3-2-7-4402

H-3-2-7-45031

{H-4-2-12-12011]

[20.00
| ACRES

H-3-2-7-4501
D]

|H-4-2-12-1203]

(5.00
|acrES H-3-2-7-4331

8.01
ACRES

485.99

H-4-2-12-1102

B

H-3-2~7-4332

PARCEL H—J3-2-7-4332;
BEG S 0%38°34 W ALG SEC/L 3013 FT & S 89%*21'26 E 12
THS

N
LEGEND
PROPERTY LINE w
ADJACENT PROPERTY LINE
—— — — —— SECTION LINE
5
50 0 50
SCALE IN FEET

LEGAL DESCRIPTION FOR AFFECTED PARCELS:

BEGINNING AT A POINT WHICH IS SOUTH 00*38'34" WEST 1,413.00 FEET FROM THE NORTHWEST
CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE AND MERIDIAN;
THENCE SOUTH 00%38'34" WEST 1,600.00 FEET; THENCE SOUTH 89*21°26" EAST 1,000.00 FEET;
THENCE NORTH 00%38°34" EAST 1,600.00 FEET; THENCE NORTH 89*21'26" WEST 1,000.00 FEET
70 THE POINT OF BEGINNING.

LESS AND EXCEPTING THEREFROM THE FOLLOWING DESCRIBED PROPERTY: BEGINNING SOUTH
g‘R.;«!zJ«;;EWEST ALONG THE SECTION LINE 1,413 FEET AND SOUTH 89*21'26" EAST 800 FEET
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN, AND RUNNING THENCE SOUTH 89*21°26" EAST 200 FEET; THENCE SOUTH
0%38°34" WEST 218 FEET; THENCE NORTH 89+21'26™ WEST 200 FEET; THENCE NORTH 0*38'34"
EAST 218 FEET TO THE POINT OF BEGINNING,

ALSO: BEGINNING AT A POINT WHICH IS SOUTH 00*38'34" WEST 1,663.00 (WHICH WAS
PREVIOUSLY DESCRIBED IN ERROR AS 1,600,00 FEET) FEET AND SOUTH 89*21'26" EAST
1,000.00 FEET FROM THE NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13
WEST, SALT LAKE BASE AND MERIDIAN; THENCE SOUTH 00+38'34" WEST 400.00 FEET; THENCE
SOUTH B89+21°26" EAST 400.00 FEET; THENCE NORTH 00%38°34" EAST 400.00 FEET; THENCE
NORTH 89=21'21" WEST 400.00 FEET TO THE POINT OF BEGINNING.

PARCEL H—3-2—7-45031;
13W BEG S0%38'34 W ALG SEC/L 1413 FT & 589*21'26 E 800 FT FM NW COR SEC 7 T425
RI3W; TH S89*21°26 E 200 FT; TH 50°38'34 W 218 FT; TH N8S*21'26 W 200 FT; TH
NO*38'34 E 218 FT TO POB.

ALSO: BEGINNING AT A POINT WHICH LIES 1,413.00 FEET SOUTH AND 1.55 FEET WEST OF THE
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN; SAID POINT OF BEGINNING BEING THE NORTHWEST CORNER OF THE HYDROTECH
PROFERTY LINE AND RUNNING THENCE SOUTH B9+56°14" EAST, 800.00 FEET ALONG THE NORTH
PROPERTY LINE OF THE SAID HYDROTECH PROPERTY TO THE TRUE POINT OF BEGINNING; THENCE
CONTINUING SOUTH B9*56'T4" EAST, 200.00 FEET ALONG THE NORTH PROPERTY LINE OF THE
SAID HYDROTECH PROPERTY, THENCE SOUTH 00%03'46” WEST 250.00 FEET ALONG SAID
PROPERTY LINE; THENCE SOUTH 89+56'14" EAST 400.00 FEET ALONG SAID PROPERTY LINE;
THENCE NORTH 00*03'46" EAST, 267.00 FEET; THENCE NORTH 89456'14" WEST 600.00 FEET;
THENCE SOUTH 0040346~ WEST 17.00 FEET TQ THE POINT OF BEGINNING.

=3 —2—7-4331:
BEG AT PT 1413 FT S & 1.55 FT W OF NW COR SEC 7 T425 R13W POB BEING NW COR
HYDROTECH PRPTY LN TH § B9+56°14 E 1000 FT ALG N PRPTY LN HYDRO TECH PRFTY; TH S
0%03'46 W 250 FT ALG PRPTY LN; TH S 895614 E 400 FT ALG PRPTY LN; TH N 0*03'46E
267 FT; TH N 89%56'14 W 1400 FT; TH 5 0703’46 W 17 FT TO POB.

ALSO: BEG AT PT 3014.09 FT S & 996.70 FT £ OF NW COR SEC 7 T42S R13W POB BEING SE
COR HYDRO TECH PRPTY TH N 0%03'46 E 950 FT ALG E LN SD PRPTY; TH S 89*56'14 E 400
FT ALG PRPTY LN; TH S 0*03'46 W 950 FT; TH N 890%56'14 W 400 FT TO POB.

ALSO: BEG S 0+38'34 W ALG SEC/L 3013 FT & S 89+21'26 £ 1200 FT FM NW COR SEC 7 TH
N 0*38'34E 225 FT; TH S 89%21°'26" £ 200 FT; TH S0%38'34 W 225 FT; TH N 89%21°26 W
200 FT TO FOB.

ALSO: BEGINNING AT A POINT WHICH LIES 1,413.00 FEET SOUTH AND 1.55 FEET WEST OF THE
NORTHWEST CORNER OF SECTION 7, TOWNSHIP 42 SOUTH, RANGE 13 WEST, SALT LAKE BASE
AND MERIDIAN; SAID POINT OF BEGINNING BEING THE NORTHWEST CORNER OF THE HYDROTECH
PROPERTY LINE AND RUNNING THENCE SOUTH B9+*56'14" EAST, B00.00 FEET ALONG THE NORTH
PROPERTY LINE OF THE SAID HYDROTECH PROPERTY TO THE TRUE POINT OF BEGINNING; THENCE
CONTINUING SOUTH 89+56'14" EAST, 200.00 FEET ALONG THE NORTH PROPERTY LINE OF THE
SAID HYDROTECH PROPERTY, THENCE SOUTH 00*03'46" WEST 250.00 FEET ALONG SAID
PROPERTY LINE; THENCE SOUTH 89+*56°'14" EAST 400.00 FEET ALONG SAID PROPERTY LINE;
THENCE NORTH 00*03'46™ EAST, 267.00 FEET; THENCE NORTH 89*56'14" WEST 600.00 FEET;
THENCE SOUTH 00*03'46" WEST 17.00 FEET TO THE POINT OF BEGINNING.

00 FT FM NW COR SEC 7
T42SRI3W TH N 0%38'34 E 225 FT; 89+21'26 E 200 FT; TH 5 0*38°34 W 225 FT; THN

89*21°26 W 200 FT TO FOB
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PROPOSED ZONE CHANGE EXHIBIT FOR:
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ISITY CALCLLATION: : ‘
—————D0NITy CALCILATION. ZONE CHANGE MAP FOR: N
ZONE ACRES UNITS |
T ELIM VALLEY . ;
RR-MARLA 68 387 LOCATED ON SAND HOLLOW RD, HURRICANE
RV-3 19| 2085 WASHINGTON COUNTY, UTAH
R1-6 140 813 umm ou qwo
R1-8 191 832,
R1-10 63 1265 SCALE IN FEET
R1-15 375 870
TOTAL 1335 7137
GC 57|ACRES
PC 78|ACRES
PC (SCHOOL) 55|ACRES X ]
PF 40]ACRES
HC ; 216/ACRES m eafﬂww
NC 25|ACRES L
TOTAL 471|ACRES m A
A
m .m.»z Hvr)h B A X
w6
=) mﬁﬁb B 1216.00 ACRES
& HC
B
B A
- B P D
E A
: A
15 ACRES A A
or
SECTION C
M3 6
— - 4B ACRES
7 ACRES Al
Q 2 ac ) oF a0 U
ve-scrooL p22 8CRES. iy W H N*zmu PF
32 AC
A Y R1-15
AR A
. 59 ACRES
ACRES
T3 - e ROPOSED TRAIL
PROPOSED TRAIL AC s ALET A
A JPC
15 >Qnﬂ -
Gi
SEWER LINE/TRAIL il A 18 TOP OF HILL
A I A Y B 329 ACRES
25 ACRES Ri-& Y Ri-15
e 140 ACRES
: ik *
=) [5] /A ey TOE OF HILL
A -
|LINE/TRAML,
- 5 Flova
: ; Tech
A
ANw it
SECTION 1i N/ o i2 Eorm oﬂo; 7
S MARIA AT 1ti-g e zone,
] ELIM VALLEY
. PC . [ i
18.9 ACRES ry
A - A
GC R1-10 23 ACRES
8.9 ACR m B A -6 A -3 A SLOPE
10.2 ACRES
R1-15
4 ACRES
35 ACRES
e M-z
— b= A TOE OF HILL TOP OF HILL
A A
SEWER LINE/TRAIL
A
A
n Glr A A R1-15
X . 11 F 5 % 6 ACRES
A
\ M SLOPE
= 95.16 ACRES
HEGA 0
TTITTT E.,_.i,rk M ﬁAY
SECTION| |14 - e SECTION 18
iy TOP OF HILL
||
O IIL—
-
ﬂ!....i... A
Ri-15
.rf . 35 ACRES
s M 18 18 A17
237 24 19Y20

OPOSED ZONE LE :
|| RR: RECREATIONAL RESORT ZONE
| OS: OPEN SPACE
R1—15: RESIDENTIAL — 1 UNIT PER 15000 SQ. FT.

WESTERN_MORT.d REALTY CO_PARCFLS:
H—4—2—1-71103 H—4—2-12—1102
H—4=1=36-2006 H—-3—2-7-4402
H=3=-2—6—1402 H—4—2-12-130

R1~10: RESIDENTIAL — 1 UNIT PER 10,000 SQ. FT. H—4-2—-1-1109  H—-4—2—13-1409
| R1—8: RESIDENTIAL — 1 UNIT PER 8,000 SQ. FT. H—4—2-11-125  H-4-2-13-2114
R1—6: RESIDENTIAL — 1 UNIT PER 6,000 SQ. FT. H—4-2-1-1109  H-4-2-14-1101

H—4—2-1-1113
H—4—2—-11-2112
H=4—2-12-2113
H—4-2-2-2302

H—4—2—-11-2103
H-4-2-11-31031
H—4—-2—-11-241
H-3-2-18-4100

| RM=3: MULTI—FAMILY — 15 UNITS PER ACRE
GC: GENERAL COMMERCIAL
| NCr NEIGHBORHOOD COMMERCIAL
] HC: HIGHWAY COMMERCIAL
PC: PLANNED COMMERCIAL
| M—1: UGHT INDUSTRIAL
PF: PUBLIC FACILITY (SCHOOL) W/ R1—10 ZONING
WCWCD,/DIXIE_ REA/HURRICANE CITY (PUBLIC FACILITIES)
PROPOSED TRAIL

mw\,\mu.wbﬁgymm//// n

19

OWNERS 1L.LEGEND:

[A] WESTERN MORTCAGE, & REALTY COMPANY — 20 PARCELS — SCE PARCEL NUMBERS IN TABLE TO THE LEFT.
[B] CYPRESS CAPITAL X LLC, ET AL — PARCELS H—4~2—~1—1105&1106, H—3—2—6—
€l JM5 HOLDINGS LLC: PARCELS H—3-2—6—1406 & H—3-2-6—1408 & H—4—2—1—4203.

ID] ELIM VALLEY PLANNING & DEV, LL — PARCELS H—3-2-6-340, H—4—2—1—1104 & H—d—2—13—1410,
[E| WESTERN MORTGAGE' & REALTY COMPANY — PARCELS H—4-2—1—1123 & H—4-2—1—1107.

[E] DIXIE ESCALANTE RURAL ELECTRIC ~ PARCELS H—4—2—13—1407—SA & H—4—2—11—240.

[C] WASHINGTON CO. WATER CONSERVANCY DISTRICT — PARCELS H—4—2—13—1405 & H—4—2—13—1491,
| HURRICANE CITY — PARCELS H—-3—2—6-3100 & H-3—2—6-3101.

] WASHINGTON CO. BOARD OF EDUCATION — PARCEL H—4—2—13—1492.

| NOT USED |

K| REV INVEST 1 LP, PERRY J FALK, ET AL — PARCEL H-3—-2-6—1407.

[L[1DOS RIOS LC — PARCEL H—3-2-6—1409.

M VIRTUS INVESTMENTS 1 — PARCELS H-3-1-31-220 & H-3—1-31-221.

[N| SMF EASEMENT LLC '— PARCEL H—4-2—1—1108

[O] SECURE PRIVATE FUND LLC — PARCEL H—4~2-1-234.

IE| JASON & HOLLY CURTIS — PARCEL H—4—2-1-240.

Q| BIG SPRINGS PROPERTIES LLC — PARCELS H—4—2-2-120012 & H—4—2—1-1114.

[l QUESTAR GAS — PARCEl. H—4—-2—1-131

1403, 1404,& 1405 & H—4-2~11-126,1275128.

HURRICANE, WASHINGTON COLNTY, UTAH

ZONE CHANGE MAP CONRICHT @ #013 provelue_enginearing Inc.
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ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo. 2020-2C-| ¥
(435) 635-2811 Receipt No._F.L,6FY ¢

FAX (435) 635-2184

Name: Sku Mountoun ﬂﬂoﬂ/ﬁ[//s [/ vetephone: 455 —ééé'of‘z‘é/ 195-862-5i91/

Address: 7?) S 750 {/\)"#Z(H St George, uT H?P—{;x No
LDW(7

Agent (If Applicable): DWN ){,ﬁ?\!\f fj /p u Telephone

_ 2 XD M . (A Agent Email:
Address/Location of Subject Property: Zq"'/ }\/ ?Zéﬁ M//
Tax ID of Subject Property: |- - - 37 -0 Existing Zone District: GC

Proposed Zoning District and reason for the request (Describe, use extra sheet if necessary)

Mff/:ﬂ\/ b&ﬁ%ﬁ Kl dre ML’ iestep @r‘yﬁ% Z0E .

Submittal Requirements: The zone change application shall provide the following:

/ The name and address of every person or company the applicant represents;

An accurate property map showing the existing and proposed zoning
classifications;

All abutting properties showing present zoning classifications;

An accurate legal description of the property to be rezoned;

Stamped envelopes with the names and addresses of all property owners within
250 feet of the boundaries of the property proposed for rezoning.

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

/
P

N

>
jal

N

Note: It is important that all applicable information noted above along with the fee is
submitted with the application. An incomplete application will not be scheduled for
Planning Commission consideration. Planning Commission meetings are held on the
second Thursday and fourth Wednesday of each month at 6:00 p.m. Contact the
Planning Department for the deadline date for submissions. Once your application
is deemed complete, it will be put on the agenda for the next Planning Commission
meeting. A deadline missed or an incomplete application could result in a month’s

delay.
s s s e s fse s e fe o el s st sl o ool i R R o ok o ook o o s e sl e sl oo o ks s o e o o ok
(Office Use Only)
Date Received: Application Complete: YES l:l NO |:|
Date application deemed to be complete: Completion determination made by:



STAFF COMMENTS

Agenda: July 9, 2020 File Number: 2020-ZC-17
Type of Application: Zone Change, Legislative

Applicant: Sky Mountain Properties LLC

Request: A zone change from GC and PC to MH/RV and PC
Location: Approximately at 294 N 2260 W

General Plan: Mixed Use

Existing Zoning: RA-1 and HC

Discussion: The property owner is applying to have a zoning change from General Commercial to
Mobile Home and RV, while decreasing the Planned Commercial area from 7.70 to 6.8 acres. The shift
in zone boundary is to allow the MH/RV zone to be a minimum of 5 acres, which is required for an RV
Park. The applicant had a preliminary site plan approved for the parcel on April 9, 2020, by the Planning
Commission (attached for reference). The approved preliminary plat had an RV Park located on the
south Planned Commercial section and commercial buildings on the General Commercial Section. This
zone change would allow for an RV Park to be contained on the whole property. If the zone change is
approved, the applicant would need to submit a new preliminary site plan. The standards for MH/RV
Zone can be found in Hurricane Cily Code 10-15-1 and 10-43. The applicant is proposing the change
"because RVs are requested for this zone" (Zone Change Application Form).

Zoning Adijacent Land Use
North M-1 and RM-3 Light Industrial Buildings and Apartments
East RM-3 and RM-2 The Haven and multi-family dwellings
South HC Commercial Development
West M-1 Light Industrial Buildings

In the past, the owners of the light industrial buildings to the west were opposed to any residential
adjacent to their property, which would be allowed for MH/RV Zone. RV Parks are also allowed in HC

Zone.

In order to change the zoning on any parcel of land within the City of Hurricane, the following questions
need to be addressed:

1. Is the proposed amendment consistent with goals, objectives, and policies of the City's General
Plan?



Response: The General Plan Map shows the area as future Commercial Use, which allows for RV
Parks. The General Plan states the following:

Commercial Use Policies:

A. Strip commercial development along collector streets should be avoided. The City will
encourage commercial development in clusters or planned shopping centers to minimize the
proliferation of strip development. Access management policies shall apply.

B. Neighborhood commercial centers should be encouraged throughout the community at
appropriate locations to encourage convenience and reduce the need for cross-town travel.

C. Small, isolated commercial buildings may be considered on a case-bycase basis if the use and
building are compatible with the neighborhood. Safe pedestrian access shall be required,

D. The City strongly supports the development of a regional shopping center, auto dealerships, and
major retail establishments at critical intersections along SR 9. The future junction of SR-9 and
the Southern Parkway is particularly suitable for this type of commercial development,

E. Commercial uses, other than retail, such as professional, office, financial, wholesale, research

and development, technology, and medical are strongly encouraged.

The SR-9 Corridor is managed under a Corridor Management Agreement approved by the City

and UDOT. Development access policies established in this document shall apply.

The City will facilitate landscape agreemenis for developments that front undeveloped UDOT

right of way.

The City recognizes the value of RV parks and campgrounds to provide tourist accommodations

in the commercial zones.

(Hurricane, City of Hurricane General Plan, 2011, pp. 30-31)

Hurricane City Code states that Mobile Home and RV Parks should be located in the following areas:

10-43-6 Development Standards: (A)
2. Location:

a. A manufactured home subdivision may be located on any lot as allowed by the zone where the
lot is located;

b. A recreational vehicle park should generally be located:

(1) Adjacent to or in close proximity fto a major collector or arterial road as shown in the city's
transportation master plan;

(2) Near adequate shopping facilities; and
c. A park model development shall be located on property zoned MH/RV.

2260 W is considered a Minor Collector, though the right-of-way is larger than minor collector
minimum and ties into a lighted intersection on SR-9. Staff does not have any concerns about the
capacity of the roadway.

2. Is the proposed amendment harmonious with the overall character of existing development in



the vicinity of the subject property?

Response: The surrounding land use is multi-family, commercial, and industrial use, which would
generally be considered compatible with an RV Park.

3. Will the proposed amendment affect the adjacent property?

Response: The proposal will have an impact on the adjacent property; the most significant concerns are
that there may be possible future residential development adjacent to light industrial use. However, RV
Parks are typically considered compatible with commercial uses.

4. Are public facilities and services adequate to serve the subject property?

Response: Services are in the area, though there would likely need to be improvements to the power
systems,

Findings: Staff makes the following findings:

1. The proposed amendment is compatible with the general plan map, but staff has some concern
about the possibility of mobile home development within the MH/RV Park.

2. The proposed amendment is generally in harmony with the overall character of existing
development.

3. Public facilities are adequate to provide service to the parcel with some improvements that would
be required during the development process.

4. The proposed amendment will have a noticeable increased impact on the area.

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards as well as take into consideration the comments from residents, Staff
recommends approval of the proposed zone change.



293 N 2260 W Hurricane UT 84737
435.635.0239 info@fx.industries
www.fx.industries UT Contractors Lic # 10974044-5501

SPECIAL@_ LIGHTING @ POWDER COATING  CREATIVE METAL %@ MONUMENT@

Mr Stephen Nelson, Planning Director
Hurricane City Planning Commission
147 N 870 W

Hurricane UT 84737

July 3, 2020
REF: Zone Change request on 11.8 acres approx. 294 North 2260 W

Dear Mr. Nelson and Commission

FX Industries is opposed to the proposed zone changes for the following reasons:
Hurricane UT Code:

Title 1- Land Use Regulations
Chapter 43
Table 10-43-1 Purpose:

C - To protect the integrity and characteristics of zones contiguous to zones where
manufactured/mobile home pars and subdivisions, and recreational vehicle parks are
located, and

D- To protect the integrity of land use values contiguous to and within such parks and
subdivisions. (Ord. 2004-15, 6-17-2004)

The Hurricane Industrial Park has been established since 1979 and is fully developed for
industrial/commercial use. Chapter 43 specifically states that the characteristics of zones
contiguous must be protected. I'm not knowledgable of the ratio of acres zoned commercial
vs residential but our opinion is that the commercial zone acreage must be protected for
future use for commercial purposes to retain the integrity of the historical zoning.

Table 10-43-3 specifically states that A. Permitted and Conditional Use: a manufactured/
mobile home park or subdivision, and recreational vehicle park bay be established inn MH/
RV zone as set forth ins chapter 13, “Residential Zones”, (etc.)

We object to rezoning the property in question as Residential. We believe that would create
precedent for other commercially zoned areas to be rezoned to residential, which again
would diminish the availability of other commercial zoned property in our area. Commercial
zones are important revenue and job creating areas for a City.



The industrial traffic on 2260 W consists of LTL and company owned trucks, some with
trailers, that carry stone, steel, and other industrial materials, along with and other parcel
delivery services for incoming. Adding RV traffic to this mixture would be detrimental to the
existing commercial businesses enjoyment of the free flow of commercial vehicles.

This property has come before the Planning Commission and City Council before for a zone
change. We request that the Planning Commission and City Council deny the zone change
request, and to retain the entire 11.8 acres zoned for commercial use.

Sincerely,

p

Beth Lock, President
Special FX Lighting, Inc.
dba FX Industries



July 9, 2020

To the City of Hurricane, Planning Commission:

We are the owners of Hurricane Industrial Park lots H-HIP-25-RD, H-
HIP-27-RD, H-HIP-28-RD and H-HIP-29-A-RD. These lots are located
directly West of the North five acres that are being considered for a
zone change from general commercial to mobile home/RV.

We are opposed to this change because we feel that any residential use
of this property, right across the street from the Industrial Park will
create many problems, including safety issues for the children who will
want to play in the industrial area. We have already had our
equipment vandalized by kids playing on our property after business
hours. The normal day to day business of the Industrial Park will be
irritating to the proposed residents of the Mobile Home Park, and
result in complaints.

Just like an Industrial Park would never be allowed to locate next to an
established residential area, a residential development should not be
allowed next to an established Industrial Park!
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Phisiocio o Zion Mountain Resort
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752.3 Feet DISCLAIMER: The information shown on this map was compiled from different GIS
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PROPOSED ZONE CHANGE EXHIBIT FOR:
ZION MOUNTAIN RESORT " ,

A PART OF THE SE 1/4 OF THE NE 1/4 OF SECTION 32, T41S, R13W, S.L.B.&M. :

HURRICANE CITY, WASHINGTON COUNTY, UTAH

M 0988 N

Hmm 0 hwa

SCALE IN FEET

LEGAL DESCRIPTION:

BEG INTSEC NLY R/W LN HWY SR-9 &
E LN SEC 32 T41S R13W BEING 515.59
FT S 0*51°05 W FM E1/4 COR SEC 32;
TH N 89*17°37 W 400 FT ALG SD NLY
R/W LN TO WLY B/L TRACT; TH N
0*53'50 E 80 FT ALG WLY B/L; TH S
89*17'37 E180.14 FT; TH S 86*01°23 £

220.12 FT TO E SEC/L AT PT 117.44 FT
PERP NLY FM CNTRL/L HWY PROJ

PROPOSED ZONE LEGEND:

_| HC: HIGHWAY COMMERCIAL

M—1: LIGHT INDUSTRIAL

PC: PLANNED COMMERICAL

RM—2: MULTI FAMILY—10 UNITS PER ACRE
BN ”RM—3: MULTI—FAMILY — 15 UNITS PER ACRE
MH/RV: MOBILE HOME —RV

PROPOSED ZONE CHANGE EXHIBIT

#SP—0009(3)4 ENG STA 394+69.76; TH
S 0*51'05 W 67.44 FT ALG SEC/L TO
POB

OWNERS LEGEND:

(ATl RL THOMPSON FAMILY INV LLC— PARCEL H—HIP—11—RD

RL THOMPSON FAMILY INV LLC— PARCEL H—HIP—12—RD

REEVE CHARLES R & CHERYL S— PARCEL H—HIP-25—-RD

SPECIAL FX LIGHTING INC— PARCEL H—HIP—26—RD

IHC HEALTH SERVICES INC— PARCEL H=3-1-32-1103

IHC HEALTH SERVICES INC — PARCEL H=3-1-32—-1103

RV STORAGE—HURRICANE LLC— PARCEL H=-3—-1-32—-1106-RD
DESERT STAR INV INC— PARCEL H=3—-1-32-1107

SKY MOUNTAIN PROPERTIES LLC~ PARCEL H=3-1-32-1102

PATEL PRAVINCHANDRA C— PARCEL H—PDHC—-2

SATYAM LLC— PARCEL H—PDHC—1

RETREAT AT SKY MOUNTAIN PHASE I LC—PARCEL H-3-1-33-44301
RETREAT AT SKY MOUNTAIN PHASE ] LC— PARCEL H—-3—1-33—44331
ZITTING SAM TR— PARCEL H—3—1-33—43361

HAVEN PROJECT DEV LLC— PARCEL H=3—-1-33-44512

SR—9 RETAIL CENTER LLC— PARCEL H=3-1-33-3401
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PROFPOSED ZONE CHANGE EXHIBIT FOR:

ZION MOUNTAIN RESORT

A PART OF THE SE I/4 OF THE NE I/4 OF SECTION 32, T4ig, RIBW, SLB.4M.
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EXISTING ZONE EXHIBIT FOR:

M 0928 N

M—1: LIGHT INDUSTRIAL
L | PC: PLANNED COMMERICAL

| RM—=2: MULTI FAMILY—10 UNITS PER ACRE
RM—3: MULTI—FAMILY — 15 UNITS PER ACRE
GC: GENERAL COMMERCIAL

EXISTING ZONE ExHIBIT

ZION MOUNTAIN RESOR1 ' m
A PART OF THE SE 1/4 OF THE NE 1/4 OF SECTION 32, T41S, R1I3W, S.LB.&M. 5
HURRICANE CITY, WASHINGTON COUNTY, UTAH 158 0 50

LEGAL DESCRIPTION:

BEG INTSEC NLY R/W LN HWY SR-9 &
E LN SEC 32 T415 R13W BEING 515.59
FT S 0*51°05 W FM E1/4 COR SEC 32
TH N 89¥17°37 W 400 FT ALG SD NLY
R/W LN TO WLY B/L TRACT: TH N
0*53'50 E 80 FT ALG WLY B/L; TH S
89*17°37 E180.14 FT: TH S 86*01'23 £

220.12 FT TO E SEC/L AT PT 117.44 FT
PERP NLY FM CNTRL/L HWY PROJ
#SP—-0009(3)4 ENG STA 394+69.76: TH
S 0*51°05 W 67.44 FT ALG SEC/L TO
POB

OWNERS LEGEND.

S

RL THOMPSON FAMILY INV LLC— PARCEL H—HIP—11—RD

RL THOMPSON FAMILY INV LLC— PARCEL H—HIP—12—-RD

REEVE CHARLES R & CHERYL S— PARCEL H—HIP—25—-RD

SPECIAL FX LIGHTING INC— PARCEL H—HIP—26—RD

IHC HEALTH SERVICES INC— PARCEL H=3—1-32-1103

IHC HEALTH SERVICES INC — PARCEL H=3-1-32-1103

RV STORAGE—HURRICANE LLC— PARCEL H=3-1-32-1106-RD
DESERT STAR INV INC— PARCEL H—3—1-32—1107

SKY MOUNTAIN PROPERTIES LLC— PARCEL H=3-1-32-1102

PATEL PRAVINCHANDRA C— PARCEL H—PDHC—2

SATYAM LLC— PARCEL H—PDHC—1

RETREAT AT SKY MOUNTAIN PHASE Il LC—PARCEL H=3-1-33-44301
RETREAT AT SKY MOUNTAIN PHASE Il L.C— PARCEL H=3-1-33—44331
ZITTING SAM TR— PARCEL H—-3—1-33-43361

HAVEN PROJECT DEV LLC— PARCEL H=3—-1-33—-44512

SR—9 RETAIL CENTER LLC— PARCEL H-3—1-33-3401
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N
FIELDING RV AND INDUSTRIAL ownErs: . E
A PART OF THE SE 1/4 OF THE NE 1/4 OF SECTION 32, T415, R13W, S.LB.A&M, CONTACT: FIELDINGS
HURRICANE CITY, WASHINGTON COUNTY, UTAH
8
| .
i | 1] F . m e
ZONED: =3 1R ‘ 7 w SCALE IN FEET
s |
T 589°47'55"E | 2 |
367.00" =
e P / v ’ ? LEGEND
5
: | ;; | m ® M ' na’ S @ PROPERTY LINE
| g | ADJACENT PROPERTY LINE
| e < | | | p x x—— EXISTING FENCE
[ Ie—g] I ! | [ Qn d’ S SECTION LINE
I S R | | W———w—— EXISTING 12" WATER LINE
- ZONED: RT-10 | | | a — s EXISTING SEWER MAIN
- 5 el ! | | ’ a 4 SECTION CORNER AS DESCRIBED
ZONED: M—1 4 = |
| 3.27 ACRES N - e SET PROVALUE ENGINEERING REBAR & CAP
me "8
g% | M @
& s | o] FOUND MONUMENT AS DESCRIBED
ol Irn | L]
= J | 0 I l J RV SITE (PLANNED COMMERCIAL), 8.56 ACRES
I [y |
| :
I | F 4 ’ }o | LIGHT INDUSTRIAL, 3.27 ACRES
@ | I ’ J = DUMPSTER
2
| & | | | NARRATIVE
| 7V UNITS = 89
| | SIZE 1 : 36 FOOTERS = 15 UNITS
| SIZE 2 : 46 FOOTERS = 8 UNITS
‘ | | SiZE 3 : 51 FOOTERS = & UNITS
. ' SiZE 4 : 55 FOOTERS = 44 UNITS
| [ e r SIZE 5 : 98 FOOTERS = 14 UNITS
| | LIGHT INDUSTRIAL = 47,940 SO. FT. (21 UNITS)
£Ene | PARKING STALLS IN LIGHT INDUSTRIAL = 85 STALLS
N l | PARKING REQ'D IN LIGHT INDUSTRIAL = 21x500 S.F/250 S.F./STALL + 37440 S.F./1000
| | | S.F./STALL = 80 STALLS
S, 30.00°
< H-3-1-33-4336
e, ey | B LEGAL DESCRIPTION
\ 2§ | J J S: 32 T: 415 R: 13W BEG AT PT 5 1275.86 FT FM NE COR SEC 32 T41S RI3W TH W 400
=t | d FT; TH S 1870.70 FT M/L TO R/W HWY U—17; TH E ALG HWY 400 FT M/L TO E LN SEC
& L 32 TH N ALG SEC/L 1870..70 FT M/L TO POB.
@, ’J,uﬂ)—

1 > P e | | LESS: BEG INTSEC NLYR/W LN HWr SR—9 & E LN SEC 32 T41S RI3W BEING 515.59 FT 5
B ! e \ 051'05 W FM E1/4 COR SEC 32 TH N 8917'37 W 400 FT ALG SD NLY R/W LN 70O WLY
(%] @ T | | B/L TRACT; TH N 0°53'50 E 80 FT ALG WLY 8/1; TH S 89'17'37 E180.14 FT: TH §
§ e — | 86°01'23 E 220.12 FT TO E SEC/L AT PT 117.44 FT PERP NLY FM CNTRL/L HWY PROJ

& | me S89'55'55E. ; | #SP-0009(3)4 ENG STA 394+69.76; TH S 0'51'05 W 67.44 FT ALG SEC/LTO POB
Fo got—" 433.00" [ N e e
% el | LESS: LAND IN 2000 WEST STREET & 100 NORTH STREET.
Rlz 12 e”\i | l LESS: LAND IN PAINTED HILLS COMMERCE CENTER.
/ | | TOTAL ACREAGE: 11.83 ACRES
L - 2 |
_.f—u*‘l"’": 3 . { |
- T I E~ F
B ¢ g Il &
= & | B 600 N
[pua ' f |
e _— - E\.| IS | L PROJECT
= i —~
TITTTNTTTTIT ~ N I & LOCATION
o ZONED:  PC I |
7.58 ACRES 20 ZONED: PDO |
I % ) ‘ | 350 N _|
1 . i E
30.00° e =
/ % J | i ‘ S =
% N &
= sl @
% - 2 | | §
L2
i *——?’fg | |
7 |
4 A | |
° J
ORI > |l
—1 o g by & 2 _“9 =
| 0.25 ACR el Ve | i Z o
_ JOINT USE [} e @ Lo ) IS
156.83 77350 b | 3 ~
“NBT4SITH =Xy 3 I z
E ™~ \. B il ] , o
_ _ ~ Sz i E)
! 100 NORTH T ' _
_ - _ I S

PRELIMINARY SITE PLAN FOR:

4

H

—PDHC—1

FOUMD P NAL 3.30° SOUTH OF RNG#

ﬁ/
% |
|

WEST 114 oM SEETON 33

COPYUGHT © 2011 provalue_engineering inc,

REVISIONS

DESCRIPTION

414-DS| ZONE CHANGE 4P

=id

DATE

r.
c No

IN(

Karl

22 South 850 Wast, Sulta |
Hurricana City, Utah 84737

PROVALUE ENGINEERING,
Engineers- Land Surveyors - Land Planners
Fhona: 435/

FIELDING RY ¢ INDUSTRIAL

PRELIMINARY SITE PLAN FOR:
HURRICANE CITT, WASHINGTON COUNTT, UTAH

DATE: 4/872220
SCALE: I'=T0

JOB NO.
44-221

10F 1




ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For Office,Use Only:
Hurricane, UT 84737 FileNo. 2020 - 2¢-1b
(435) 635-2811 ReceiptNo. ‘7. 343

FAX (435) 635-2184

Name: /. OU/sE 7 Spenpte v Telephone: 2/0-~473-79(, 9
adaress: (YgpreTon UTHH Fax No.

Agent (If Applicable): | YL E2.  MEvE B Telephone: 135-7 73- 0707

Email: SPND LYY ngma: l. com Agent Email: f;, é2¢é¢ Qﬁé]g@g(gﬁéﬁ.cc’/}?

Address/Location of Subject Property: H: | C’l‘-{ Zoo W \Op N
Tax ID of Subject Property: H* qu'f Existing Zone District: E M- |

Proposed Zoning District and reason for the request (Describe, use extra sheet if necessary)

KM- 2

Submittal Requirements: The zone change application shall provide the following;

v a The name and address of every person or company the applicant represents;

v~ b An accurate property map showing the existing and proposed zoning
classifications;

v~ _C. All abutting properties showing present zoning classifications;

v d An accurate legal description of the property to be rezoned;

L— & . Stamped envelopes with the names and addresses of all property owners within
250 feet of the boundaries of the property proposed for rezoning.

£ Warranty deed or preliminary title report or other document (see attached Affidavit)

showing evidence that the applicant has control of the property

Note: 1t is important that all applicable information noted above along with the fee is
submitted with the application. An incomplete application will not be scheduled for
Planning Commission consideration. Planning Commission meetings are held on the
second Thursday and fourth Wednesday of each month at 6:00 p-m. Contact the
Planning Department for the deadline date for submissions. Once Your application
is deemed complete, it will be put on the agenda for the next Planning Commission
meeting. A deadline missed or an incomplete application could result in a month’s

delay.
(Office Use Only)
Date Received: Application Complete: YES I:I NO l:l

Date application deemed to be complete: Completion determination made by:

1



Agenda:

Type of Application:

Applicant:
Agent:
Request:

Location;
General Plan:

Existing Zoning:

STAFF COMMENTS

July 9, 2020 File Number: 2020-ZC-16
Zone Change, Legislative

Louise Spendlove

Tyler Meyers

A zone change from RM-1 to RM-2

100 W and 200 N
Downtown District

RI1-M

Discussion: The property owner is applying to have a zoning change from RM-1 to RM-2, which
would allow up to 10 units an acre instead of 6. The size of the parcel is 1.22 acres. The applicant wants
to do a multi-family development on the property similar to the development located at 200 N and Main

St.

North
East
South
West

Zoning Adjacent Land Use

R1-6, R-10, and RM-2 Single-Family and Multi-Family Development
RM-1 Single-Family and Multi-Family Development
GC Commercial Residential Development

RM-1 Commercial Residential Development

In order to change the zoning on any parcel of land within the City of Hurricane, the following
questions need to be addressed:

1. Is the proposed amendment consistent with goals, objectives and policies of the City's General

Plan?

Response: The General Plan Map shows the area as the Downtown District, which matches the

applicant's request.

Downtown District Policies:
A. Developed and Redeveloped areas should center around a particular theme determined by a

Downtown Commitiee.

B. A plan to set guidelines for pedestrian friendly walkways, planted medians, historic period
lighting, and street 'furniture' shall be developed.
C. Plan to allow for ample, convenient parking. Shared parking is encouraged.



D. Encourage and preserve the character of the historic period architecture. Continue to
cultivate a sense of pride in the community.

E. Encourage development of unique shops, restaurants, professional offices, financial
institutions along with additional residential options including lofis, apartments, and

townhouses.
F. Provide for distinctive landscaping consistent with a historic period theme.
G. Encourage and sponsor occasional promotional activities (e.g. farmer's market, Peach Days)

to bring people downtown.
H. Develop a distinctive identity of the downtown area through a unique graphic symbol and

name.
1 This area is intended as a mixed use area and the goal is to create a village atmosphere with

sufficient pedestrian and bicycle connectivity to the surrounding neighborhoods.
(Hurricane, City of Hurricane General Plan, 2011, p.- 30)

The Moderate Income Housing Plan also states the following:
While the City cannot control the housing market, it can take steps to ensure housing options
continue to be available for all residents of all income ranges and ages. These include locating
appropriate land use designations for multi-family housing, manufactured home communities,
and townhome development. Ensuring these land use designations are located in areas

convenient to shopping, transportation, and jobs will help families keep transportation costs
lower. (Hurricane, Moderate-Income Housing Plan, 2019, p. 6)

The proposed area is near services, commercial and public uses, including schools and park space.

2 Is the proposed amendment harmonious with the overall character of existing development in
the vicinity of the subject property?

Response: The project is located adjacent to other multi-family, single-family, and commercial
development.

3. Will the proposed amendment affect the adjacent property?
Response: The increased density will have an increased impact on the surrounding neighborhood.
However, the limited size of the project will mitigate the effect of the zone change. In addition, the
location in the center of town should also help reduce increased traffic by the project.

4. Are public facilities and services adequate to serve the subject property?

Response: There are services adjacent to the property. The applicant will need to make improvements
to City standards if a development is approved.

Findings: Staff makes the following findings:

1. The proposed amendment is compatible with the goals and policies of the General Plan.



2. The proposed amendment is generally in harmony with the overall character of existing
development.

3. Public facilities are adequate to provide service to the parcel.

4. The proposed amendment will likely not have a noticeable increased mmpact on the area.

Recommendation: Staff recommends the City Council review this application and the zone change
based on standards as well as take into consideration the comments from residents. Staff recommends
approval.
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7/10/2020

SPENDLOVE TERRACE
200 North & 100 West

Del Beatty o«d Tyler Meyers




7/10/2020

HOME SWEET HOME

Spendlove Terrace

144 W, 200 Narth ’
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7/10/2020

SPENDLOVE TERRACE
200 North & 100 West

Thank You!
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ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For O_[ﬁcq ve Only: N
Hurricane, UT 84737 File No. ﬁo%* 2.(-\p
(435) 635-2811 ReceiptNo. } .(,5F 3G (»

FAX (435) 635-2184

Name: ?’{/L{m‘m,:'mj Fft;m,u{.j Veuhies LLC Telephone:

Address: 34\ W 75305 Humeane _UT 84737 Fax No.

Agent (If Applicable): | {'1_;\;(-. i ) Telephone: 706¢ J2u Sjos
Email:_ylecon ) msu.co Agent Email:__ ey, Lo & yalnoo cows

Address/Location of Subject Property:

Tax ID of Subject Property: [I-%-1-33- 27 (4 Existing Zone District: 2514""' /

Proposed Zoning District and reason for the request (Describe, use extra sheet if necessary)
!a—jk' = 1o v'\-'\-.‘»jf\’.'ll,-s '}\\:. SAVWLE ZOLLE as 1le TSt of 1 l .

: i ] |
1‘:‘{' L Wt Cﬁh Surroutividg LA i ~‘5 =) L I.‘_:‘.: 2D o0SE L_' as 159 k [PAr FOLVLY
7. T T

Submittal Requirements: The zone change application shall provide the following;

a. The name and address of every person or company the applicant represents;

v b. An accurate property map showing the existing and proposed zoning
classifications;

) All abutting properties showing present zoning classifications;

. : An accurate legal description of the property to be rezoned;

v e Stamped envelopes with the names and addresses of all property owners within
250 feet of the boundaries of the property proposed for rezoning.

A Warranty deed or preliminary title report or other document (see attached Affidavit)

showing evidence that the applicant has control of the property

Note: It is important that all applicable information noted above along with the fee is
submitted with the application. An incomplete application will not be scheduled for
Planning Commission consideration. Planning Commission meetings are held on the
second Thursday and fourth Wednesday of each month at 6:00 p.m. Contact the
Planning Department for the deadline date for submissions. Once your application
is deemed complete, it will be put on the agenda for the next Planning Commission
meeting. A deadline missed or an incomplete application could result in a month’s

delay.
******=§=*********************$*************************************************
(Office Use Only)
Date Received: Application Complete: YES I:I NO D

Date application deemed to be complete: Completion determination made by:



STAFF COMMENTS

Agenda: July 9, 2020 File Number: 2020-ZC-15
Type of Application: Zone Change, Legislative

Applicant: Kennedy Family Ventures LLC

Request: A zone change from RA-1 to HC

Location: Approximately at 1481 W State Street

General Plan: Single Family 4-8 units an acres

Existing Zoning: RA-1 and HC

Discussion: The property owner is applying to have a zoning change from single-family RA-1 to
Highway Commercial (HC). This zone change would allow for an RV Park and other commercial uses
to be developed on the proposed property. The standards for RV Parks can be found in Hurricane City
Code 10-43, and the standards for HC can be found in 10-15. The applicant is proposing the change "To
match the same zone as the rest of the lot and surrounding lots. To be proposed as RV parking" (Zone
Change Application Form). There will likely be about 40 stalls available at the park. It is also important
to note that an RV Park must contain a minimum of 5 acres, which the total applicant's property is 4.72,
therefore they would need additional property to meet the minimum standards before a preliminary site

plan could be submitted.

Zoning Adjacent Land Use
North HC SR-9 and Commercial Development
East HC and RA.05 Empty Lots and Farm Land
South RA-1 and RA-.05 Single Family Homes
West HC and RA-1 Church, Empty Lots, and Commercial Development

In order to change the zoning on any parcel of land within the City of Hurricane, the following questions
need to be addressed:

1. Isthe proposed amendment consistent with goals, objectives, and policies of the City's General
Plan?

Response: The General Plan Map shows the area as a future single-family, but most of the area along
SR-9 is zoned for HC. This is one area the City is currently looking at in the General Plan Update.

Hurricane City Code states that Mobile Home and RV Parks should be located in the following areas:



10-43-6 Development Standards: (A)

2. Location:

a. A manufactured home subdivision may be located on any lot as allowed by the zone where the
lot is located;

b. A recreational vehicle park should generally be located:

(1) Adjacent to or in close proximity to a major collector or arterial road as shown in the city's
transportation master plan;

(2) Near adequate shopping facilities; and
c¢. A park model development shall be located on property zoned MH/RV.

SR-9 would serve as the primary access road, with 1515 W likely serving as a secondary access. There
is very limited retail in the area.

The General Plan states the following:

Commercial Use Policies:

A. Strip commercial development along collector streets should be avoided. The City will
encourage commercial development in clusters or planned shopping centers to minimize the
proliferation of strip development. Access management policies shall apply.

B. Neighborhood commercial centers should be encouraged throughout the community at
appropriate locations to encourage convenience and reduce the need for cross-town travel,

C. Small, isolated commercial buildings may be considered on a case-bycase basis if the use and
building are compatible with the neighborhood. Safe pedestrian access shall be required,

D. The City strongly supports the development of a regional shopping center, auto dealerships, and
major retail establishments at critical intersections along SR 9. The future junction of SR-9 and
the Southern Parkway is particularly suitable for this type of commercial development.

E. Commercial uses, other than retail, such as professional, office, financial, wholesale, research

and development, technology, and medical are strongly encouraged.

The SR-9 Corridor is managed under a Corridor Management Agreement approved by the City

and UDOT. Development access policies established in this document shall apply.

The City will facilitate landscape agreements for developments that front undeveloped UDOT

right of way.

The City recognizes the value of RV parks and campgrounds to provide tourist accommodations

in the commercial zones.

(Hurricane, City of Hurricane General Plan, 2011, pp. 30-31)

Q™

2, Is the proposed amendment harmonious with the overall character of existing development in
the vicinity of the subject property?

Response: The proposed zone change already has half of the parcel zoned for HC, but the southern half
that is proposed for rezone is adjacent to single-family homes. To the north, east and west are some
commercial development with some vacant properties.



3. Will the proposed amendment affect the adjacent property?

Response: The increased use may have an impact on the development to the south. The Fire District
will likely require the developer to provide a second access for any RV Park, and the likely option
would be 1515 W, which runs through single-family neighborhoods. Any development would also need
to dedicate land for future road improvements along the southern border.
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4. Are public facilities and services adequate to serve the subject property?

Response: Services are in the area, though there would likely need to be improvements to the power
and water systems. Also, access to SR-9 would probably need to be improved, and improvements to
Master Plan Roadways that are standard with development.



Findings: Staff makes the following findings:

1. The proposed amendment is not compatible with the general plan map, but does meet some goals
of the general plan.

2. The proposed amendment is generally not in harmony with the overall character of existing
development to the south, but is compatible with other development in the area.

3. Public facilities are adequate to provide service to the parcel with some improvements that would
be required during the development process.

4. The proposed amendment will have a noticeable increased impact on the area.

Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards as well as take into consideration the comments from residents.



Brienna Spencer

From: Stephen Nelson <stephen@cityofhurricane.com>
Sent: Friday, July 10, 2020 8:28 AM

To: Brienna Spencer

Subject: FW: Zion Tiny Rvs Zone Change

This comment came in late last night.

Stephen

From: Dale Grange <3stateatv@gmail.com>
Sent: Thursday, July 9, 2020 7:40 PM

To: stephen@cityofhurricane.com

Subject: Zion Tiny Rvs Zone Change

Stephen, | am responding to your letter of June 26, 2020 concerning the proposed zone change for parcel H-3-1-33-3218
from RA-1 to HC or highway commercial. | apologize for not submitting these comments by the 3 pm deadline as |
previously thought I had 10 days to submit.

In rereading your letter to prepare for the meeting, | realized that | had missed the deadline for making timely
comments. | do not oppose the zone change to commercial as | can see that property will be zoned commercial at some
point moving toward Highway 9. | do, however, have two requests that | would appreciate being considered as part of
your deliberations. | live in a quiet neighborhood. Changing the bordering property to commercial would have
potentially devastating but certainly huge undesirable impacts to myself and my neighborhood. To reduce future
negative results resulting from this zoning change (and for others similar such as for parcels H-3-1-33-3202 or H-3-1-33-
3222), | would ask that the commercial owners construct a six foot block wall along the southern border where the
zoning will remain residential. Also, | would request that the city street 1515 West be permanently terminated at its
present location at the requestors southern boundary and any future consideration for extending it past its current
termination be eliminated from any future planning.

This would allow for the rural quality of my neighborhood to remain peaceful. | appreciate your consideration.
Respectfully, Dale and Maria Alexandra Grange, (H-3-1-33-32131)

Teach InfoWest Spam Trap if this mail is spam:

REMEMBER: Never give out your account information, password, or other personal information
over e-mail.

Teach InfoWest Spam Trap if this mail is spam:
Spam
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PROPOSED ZONE CHANGE EXHIBIT FOR:
ZION TINY RVs N

LOCATED AT 1481 WEST STATE STREET
HURRICANE, WASHINGTON COUNTY, UTAH W B

H
9 0 90

SCALE IN FEET

OWNER LEGEND:

CAR BARN LLC— PARCEL: H—3—1-33-24401

LEWIS JOEY LYLE— PARCEL: H-3—1-33—2445

SUNDALE INV L C— PARCEL: H—3—-1-33-2454

DFA LLC— PARCEL: H-3—1-33-2449

DFA LLC— PARCEL: H-3-1-32-2443

DFA LLC— PARCEL: H-3-1-32-2410

HOLLAND REAL ESTATE HOLDINGS LLC— PARCEL: H-3-1-33-3222

TWO TAILS PROPERTIES INC— PARCEL: H—3-1-33-3221

DONG JIU— PARCEL: H—-3—1-33-32201

KENNEDY FAMILY VENTURES LLC— PARCEL: H-3—1-33-3219

KENNEDY FAMILY VENTURES LLC— PARCEL: H-3-1-33-3218

STOUT DUANE R— PARCEL: PARCEL: H-3—1-33-3217

LOFTHOUSE CASEY & REBECCA S— PARCEL: H-3-1-33-3216
HOLLAND REAL ESTATE— PARCEL: H-3-1-33-3202

GRANGE DALE M & MARIA ALEXANDRA TRS— PARCEL: H-3—1-33-32131
BISHOP JAMES CLARK & JENNIFER W TRS— PARCEL: H-3—-1-33-3200
WILBURN DAVID GENE & COLLEEN— PARCEL: H-PE-8-B

COX SHAUN & KARA— PARCEl: H—PE—-8-A

COX DOWANNA KAY— PARCEL: H—PE-7

STATE ROUTE 9

belel=lH =SS EERERRR

LEGAL DESCRIPTION

HURRICANE FIELD SUR BLK 12 (H) Lot: 22 BEG AT SW COR LOT 22, BLK 12 HFS; TH N
570.50 FT, TH E 231.00 FT; TH S 34.50 FT; TH E 99.0 FT; TH 5§ 536.25 FT: TH W 330.0
FT TO POB. LESS: ANY POR LYING WITHIN FOL: BEG NO'0'59" E ALG L/L 537.58 FT FM SW
COR LOT 22, BLK 12 HFS, TH NO'0'S9" E ALG L/L 188.50 FT TO PT ON S R/W/L HWY
U-17; TH N89'52'01" E ALG SD R/W/L 123.76 FT; TH S0°0'59" W 188.50 FT; TH
589'52'01" W 123.76 FT TO POB.

TOTAL ACREAGE: 4.25 ACRES

PROPOSED ZONE LEGEND:

HC: HIGHWAY COMMERCIAL

| RA—1: RESIDENTIAL AGRICULTURAL—1 UNIT PER ACRE
RA—0.5: RESIDENTIAL AGRICULTURAL—2 UNITS PER ACRE
| PF: PUBLIC FACILITIES

R1—10: RESIDENTIAL—1 UNIT PER 10,000 Sqg.Ft.

NOT SHOWN OK THE PLANS.

PROPOSED ZONE CHANGE EXHIBIT

corrmicnr © 7913 PROVALUE ENGINEERING INC.
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20 South 85 West, Sults |
Hurricana City, Utah 84137
Phonea: (435) 668-8327

PROVALUE ENGINEERING,
Engineers- Land Surveyors - Land Planners

PROPOSED ZONE CHANGE EXHIBIT FOR:

ZION TINY RVs

LOCATED AT 148| WEST STATE STREET,
HURRICANE, WASHINTON COUNTY, UT

DATE: pemaoze
SCALE: I's 4"
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EXISTING ZONE EXHIBIT FOR:
ZION TINY RVs N

LOCATED AT 1481 WEST STATE STREET
HURRICANE, WASHINGTON COUNTY, UTAH w B

]
[0 0 0

SCALE IN FEET

OWNER LEGEND:

CAR BARN LLC— PARCEL: H-3—-1-33-24401

LEWIS JOEY LYLE— PARCEL: H-3—1-33-2445

C | SUNDALE INV L C— PARCEL: H—3—1-33—2454

DFA LLC— PARCEL: H-3—1-33-2449

DFA LLC— PARCEL: H—3-1-32—2443

DFA LLC— PARCEL: H-3-1-32-2410

HOLLAND REAL ESTATE HOLDINGS [LC— PARCEL: H-3-1-33-3222
TWO TAILS PROPERTIES INC— PARCEL: H—3—1-33-3221

DONG JlU— PARCEL: H-3-1-33-32201

KENNEDY FAMILY VENTURES LLC— PARCEL: H-3—1-33-3219

KENNEDY FAMILY VENTURES LLC— PARCEL: H-3—1-33-3218

STOUT DUANE R— PARCEL: PARCEL: H-3—1-33-3217

LOFTHOUSE CASEY & REBECCA S— PARCEL: H-3-1-33-3216
HOLLAND REAL ESTATE— PARCEL: H-3-1-33-3202

GRANGE DALE M & MARIA ALEXANDRA TRS— PARCEL: H-3—1-33-321.
BISHOP JAMES CLARK & JENNIFER W TRS— PARCEL: H-3-1-33-320(
WILBURN DAVID GENE & COLLEEN— PARCEL: H-PE-8-B

COX SHAUN & KARA— PARCEL: H—PE-8-A

COX DOWANNA KAY— PARCEL: H—PE-7

lel=l<HASHEERPHHERER

LEGAL DESCRIPTION

HURRICANE FIELD SUR BLK 12 (H) Lol: 22 BEG AT SW COR LOT 22, BLK 12 HFS; TH N
57050 FT, TH E 231.00 FT; TH S 34.50 FT; TH E 99.0 FT; TH § 536,25 FI: TH W 330.0
FT T0 POB. LESS: ANY POR LYING WITHIN FOL: BEG NO'0'S9” E ALG L/L 537.58 FT FM SW
COR LOT 22, BLK 12 HFS, TH NO'0'59" E ALG L/L 188.50 FT TO PT ON 5 R/W/L HWY
U-17; TH N8g'52'01" E ALG SD R/W/L 123.76 FT; TH S0'0'59" W 188.50 FT: TH
589°52'01" W 123.76 FT T0O POB.

TOTAL ACREAGE: 4.25 ACRES

EXISTING ZONE LEGEND:

HC: HIGHWAY COMMERCIAL

__| RA—1: RESIDENTIAL AGRICULTURAL—1 UNIT PER ACRE
RA—0.5: RESIDENTIAL AGRICULTURAL—2 UNITS PER ACRE
__| PF: PUBLIC FACILITIES

R1—10: RESIDENTIAL—1 UNIT PER 10,000 Sq.Ft.

NOTICE!

NOT SHOWN ON THE PLANS.

COPYRICHT @ 2013 PROVALUE TNOINTERING INC.

REVISIONS
DESCRIPTION

[ pare | r
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PROVALUE ENGINEERING,
Engineers- Land Surveyors - Land Planners
20 South S5O Wast, Suita |
Hurrleans Clty, Utah 84731
Fhena: (435) e68-8321

EXISTING ZONE EXHIBIT FOR:
ZION TINY RVs

LOCATED AT M8l WEST STATE STREET,
HURRICANE, WASHINTON COUNTY, UT

EXISTING ZONE EXHIBIT
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Agenda:

Type of Application:

Applicant:
Request:
Location:
General Plan:

Existing Zoning:

STAFF COMMENTS

July 9, 2020

File Number: 2020-PW-01

Parking Modification, Administrative

Michael Katz

Modified Parking Requirements for an Existing Commercial Building

48 N Main St.

Downtown District

General Commercial

Discussion: The applicant is seeking to start a new business (smoothie bar with meeting space for health

classes) in an existing building located at 48 N Main St.

The applicant use would be considered Fast Food Restaurant for parking as defined below:

RESTAURANT, FAST FOOD: An establishment that sells ready to eat food and beverages quickly and

which has one or more of the following characteristics:

A. Food and beverage orders are not taken at the customer's table;

B. Food and beverages are generally served in disposable wrapping or containers; or

C. Food and beverages are offered directly to the customer in a motor vehicle from a "drive-up"

service window.

The following are the parking requirements:

Restaurant, fast
food

1 space per 100 square feet of
gross floor area

Plus stacking spaces per subsection 10-34-6D4
of this chapter

The building is a total of 1,820 sq ft. Though there is parking around the building, some of it is shared,
and the other is street parking. There may be sufficient parking by code once the applicant remodels the
building; however, the applicant has asked the Planning Commission to modify the parking
requirements before he moves forward.

The Planning Commission may modify the parking requirements for an existing commercial building
under the following guidelines:




10-34-9: PARKING MODIFICATIONS:

A. Modification Permitted: The number of parking spaces required under section 10-34-6 of this
chapter may be modified in accordance with the provisions in this section. The purpose of such
modifications is to avoid creating unnecessary parking areas that will be essentially unused. In
considering a modification, the Planning Commission may require a parking study to be completed as
provided in subsection F of this section. (Ord. 03-5-1, 5-1-2003, eff. 6-1 -2003)

B.  Existing Commercial Buildings: The Planning Commission may authorize modified parking
requirements for new commercial uses in existing commercial buildings in order to Joster economic
development.

Recommendation: Staff recommends the Planning Commission to modify the required parking that the
existing parking be sufficient for the proposed use.
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[ ] Parcels

Ownership

U.S. Forest Service

U.S. Forest Service Wilderness
Bureau of Land Management
Bureau of Land Management Wilde
National Park Service

Shivwits Reservation

Utah Division of Wildlife Resources
Utah Division of Transportation
State Park

State of Utah

Washington County

Municipally Owned

School District

Privately Owned

188.1 0 94.04 188.1 Feet

WGS_1984_Web_Mercator_Auxiliary_Sphere

DISCLAIMER: Thae information shown on this map was compiled from different GIS
sources. The land base and facility information on this map is for display purposes only
and should not be relied upon without independent verification as to its accuracy.
Washington County, Utah will not be held responsible for any claims, losses or damages
resulting from the use of this map.

o Water
Water Conservancy District
7] Stale Assessed Oil and Gas
Mining Claim
Notes
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Ideas for Code Update

1.

Dark Sky Requirements
a. Alot of the code states that a developer “should” comply, instead of “shall”

Need to review and clean up nuisance laws
a. Bringinto compliance with state code update
Sensitive Lands
a. This code needs to be updated to clarify certain requirements and to allow easier

compliance.
10-37-12 (B)(2) Lots and Yards
a. This code is designed to allow a lot owner to be allowed to build on their lot if the City
or other government takes some of their property. Staff recommends this is change to
exclude subdivisions. There is at least one case where the City allowed smaller lot sizes
because of this code because of a subdivision dedication. If the City started to allow
dedicated ROW to count toward lot size, that could highly undermine lot size
requirements.
10-37-13 for Private ROWSs
a. Clear up what a Private ROW is
b. Add Flag Lot reference
10-46 Residential Facilities for Elderly Persons and Persons with Disability
a. Needs to be updated. Does not comply with Fair Housing Laws
Side Yard Setbacks for Residential Units
a. City Council stated they would be interested in seeing all
Animal code and sections
a. Just needs more clarification
Ag protection overlay zone
a. Uses need some clarification

General Plan Update: | have submitted these ideas to our consultants to be reviewed as part of our
General Plan Update.

Mix Use Zones and Providing zoning for services throughout the City (Planned Commercial and
Planned Development Overlay Review)

o There seem to be support for the City to work on the Down Town Area based on the
survey. | know this is politically difficult, but one idea | have had thinking about that is
the creation of Down Town Zoning to increase mixed-use. This could including mixed
housing types, additional commercial, street and pedestrian improvements, and
beautification.

o This zoning could be applied to other large projects. It is likely that as Hurricane
Develops in the future, there might be a few commercial areas scattered through the
City. This could create the need for “villages” and “village centers”. | think of the Dixie
Springs Subdivision and the development that is happening out there as an
example. There will likely be a couple of thousand homes in the area soon. There are no
commercial services yet and could be viable for some commercial growth.

Open Space and Trails

o It might be appropriate to create an open space subdivision that creates more trails and

preserve open space that is available to more property owners and developers. This



could take place for a by-right development where we allow clustering or some type of
trade for higher density for open space and amenities.
We could maybe even increase the trail connections requirements within the master

plan and for new developments
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