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AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:00 p.m.
Wednesday September 23, 2020
Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing
at 6:00 p.m. in the 147 N 870 W, 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 20.91 acres located at approx. 600 E Hwy 59 from R1-10,
residential 1 unit per 10,000 square feet, and R1-15, residential 1 unit per 15,000 square feet, to
PC, planned commercial, so there can be a mix of both commercial and residential. Parcel
numbers H-348-B1-B and H-296-B-1-A.
Details on these applications are available in the Planning Department at the City Office, 147 N. 870
West
2020-ZC-33

Consideration and possible recommendation to the City Council on a Zoning Map
amendment request on A Zoning Map amendment request on 20.91 acres located
at approx. 600 E Hwy 59 from R1-10, residential 1 unit per 10,000 square feet, and
R1-15, residential 1 unit per 15,000 square feet, to PC, planned commercial,
allowing a mix of commercial and housing units. Parcel numbers H-348-B1-B and
H-296-B-1-A. PMH Leasing LLC and Carla Burton Applicants, Ted Fullerton Agent.

2020-PP-16

Consideration and possible approval and recommendation to the City Council of a
preliminary plat and preliminary site plan for Spendlove Terrace, a proposed 12 lot
development on 1.22 acres located at 100 W and 200 N. Tytanium Development
LLC Applicant.

2020-PSP-12

Planning Commission Business:
Approval of Minutes: August 13, 2020
Adjournment

STAFF COMMENTS
Agenda:

September 23, 2020

File Number: 2020-ZC-33

Type of Application:

Zone Change, Legislative

Applicant:

PMH Leasing LLC and Carla Burton

Agent:

Ted Fullerton

Request:

A zone change from Residential (R1-15) to Planned Commercial

Location:

HWY 59 Hurricane Bench (at the bend in the road)

General Plan:

Mixed Use Neighborhood and Open Space

Existing Zoning:

Residential (R1-15 and R1-10)

Discussion: The applicant seeks to rezone 20.91 acres from R1-15 and R1-10 to Planned Commercial
to develop "both commercial and residential." The agent filed for a zone change on the 54-acre parcel to
the northeast of these parcels. On August 20, 2020, the Planning Commission made a positive
recommendation with the conditions for the applicant to supply a preliminary utility plan, updated and
complete the site plan, and approved a development agreement for the first part of this development. The
Council continued the application to allow the applicant to provide the information as recommended by
the Planning Commission. As the applicant has been working on the full site, utility, and access plan; he
proposes having these parcels combine with the development to help with having proper access points
on the property.
Planned Commercial purpose is as follows:
10-11-2 Zone Purposes: (D)
4. The purpose of the PC zone is to provide areas where a combination of destination oriented business,
retail commercial, entertainment, and related uses may be established, maintained and protected to
serve both residents and nonresidents of the city. Typical uses in this zone include large scale, master
planned commercial centers with outlying commercial pads, big box stores, offices, and various types of
high density residential uses.
This zone allows a variety of uses, including higher density multi-family and commercial uses. These
uses should be planned out to meet the standards listed within the code. The applicant has provided a
preliminary site plan that staff has few concerns about that will be addressed below.
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Zoning
North
East
South
West

R1-10
SR-59 and R1-15
R1-15 and R1-10
R1-10 and HC

Adjacent Land Use
Cliffs and the Virgin River
Single Family Homes and undeveloped property
Single Family Homes and undeveloped property
Cliffs

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

General Plan Map of the Property: Pink is Mix Use and Green is Open Space.

1. Is the proposed amendment consistent with the City's General Plan's goals, objectives, and
policies?
Response: The General Plan Map shows the area as Mixed Use Neighborhood and Open Space. The
Mix Use would allow for multi-family uses and commercial. The application does meet the proposed
future use of the property.
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The Moderate Income Housing Plan states the following for placement of housing density:
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)
Likely, homes located in this area will not be considered affordable based on the location and required
improvements for building on the property. These homes may or may not have commercial around
them.
Staff also feels like the proposed change in the zone is very open-ended and would allow many different
uses. Mixed-Use Neighborhood recommends that a site plan to be required within the area. The
proposed site plan will not necessarily represent the end product since it is not attached to the zoning
unless attached to a development agreement. The applicant is working on a full site plan to accompany
this application and the original application.
The Planning Commission should also consider what development it would like to see on the Hurricane
Cliffs. It may be appropriate to reject the application based on the fact that the City is updating the future
land use map. The vision of the area may change with the new plan.
2. Is the proposed amendment harmonious with the overall character of existing development in the
vicinity of the subject property?
Response: The surrounding area is mostly open space, cliffs, and few single-family homes to the south.
There is very little development in the area. The only access roadway is SR-59. This development would
generally not be in harmony with current development; however, the City General Plan map does show
this area with future commercial and residential growth.
3. Will the proposed amendment affect the adjacent property?
Response: This type of density will have an impact on the surrounding area. It will cause more traffic
on SR-59 and require a full intersection on or near the bend on SR-59. The applicant would be required
to provide a traffic study and work closely with UDOT about improvements and access to the roadway.
The applicant would be required to provide services on the property, therefore bringing service to the
area. These improvements may allow future development of the surrounding property.
4. Are public facilities and services adequate to serve the subject property?
Response: No. There are several concerns about bringing service to the project. Sewer will need to be
brought to the property and bored under the highway from the cliffs' bottom. Ash Creek Sewer District
has also expressed concerns about the applicant’s preliminary sewer layout and feels it's incomplete.
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Water is in the area but has very low water pressure; this may lead to inadequate service. Low water
pressure may even lead to problems with fire suppression systems. Power is very limited in the area and
would need to be expanded and developed to the property. There is no gas in the area, and limited phone
and cable. There are also concerns about second access to meet fire code standards. This zone change
request may help with access, but no plan has been approved by Fire of UDOT.
The applicant has met with utility departments, fire, city staff, and UDOT. The applicant believes they
would be able to bring those services up to City Standards for the development.
Because of these concerns, staff recommends that a preliminary utility plan and a full preliminary site
plan is included with a development agreement to ensure the property owner can complete the project as
presented. These concerns should be resolved before approval be considered.
Findings:
Staff makes the following findings:
1. The proposed amendment is generally compatible with the goals and policies of the current
General Plan, but the zoning request has a wide range of options for development. It may be
appropriate to reject the application based on the fact the City is updating the future land use
map
2. The proposed amendment is generally not in harmony with the overall character of existing
development in the area. However, commercial and residential development is planned for the
area in the General Plan.
3. Public facilities are not adequate to provide service to the development and staff believes need
further study before granting a rezone.
4. The proposed amendment will have a noticeable increased impact on the area, but the growth is
anticipated within the General Plan.
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 would
not recommend a change of zoning for Planned Commercial on this site without a full site plan with a
preliminary utility plan and a development agreement. Staff does not recommend approval of the zone
change at this time.

4

STAFF COMMENTS

Agenda:

September 23, 2020 File Number: 2020-PP-16 and 2020-PSP-12

Type of Application:

Preliminary Plat and Preliminary Site Plan

Applicant:

Spendlove Terrace, Tytanium Development, LLC

Agent:

N/A

Request:

Preliminary Plat and Site Plan for Spendlove Terrance, a 12 lot
subdivision.

Location:

100 W 200 N

General Plan:

Downtown District

Current Zoning:

RM-2

Discussion: This plat is for 1.22 acres, 12 multi-family units, located on 100 W and 200 N. The
applicant recently was awarded a zone change to RM-2 on July 16, 2020, with a favorable
recommendation from the Planning Commission. The applicant has now submitted a preliminary
site plan and the preliminary plat attached.
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JUC Comments:
The JUC made the following recommendations on September 16, 2020.
1. Would recommend that all homes driveway access off the private drive
2. Need a turnaround on the private drive, or needs to be connected to 200 N
3. Water meters should be off the main road; any water line in the private lane will need to
be ductile iron.
4. Sewer would prefer them to come off the 8” line instead of the main in the PROW.
5. Can’t have driveway parking over the sewer line.
6. Cross Section and sidewalk layout need to be updated. The sidewalk should back to the
property line with a park strip out front. A cross-section design has been given to the
applicant.
7. 100 W is 82.5’ wide, 200 N is 66’ wide.
Staff Comments on preliminary plat:
1. The max density for the property is 12 units, at ten units an acre.
2. The applicant is planning on doing six duplexes (12 units). The current proposal has most
of those facing the public street, with a couple accessing off the private roadway.
3. Need a note about desert tortoise take area
4. The distance between buildings needs to be 20’ minimum.
5. Front setbacks need to measured off the front lot line and be a 25’ minimum
6. Needs a full legal description and survey details
Site Plan Comments
1. Will need to address the preliminary plat comments.
2. The applicant is planning on two-car garages, with two-car driveways in addition.
3. There is some shared common space in the center of the project. No plans have been
submitted with any additional amenities.
4. Full landscape plans, outdoor lighting plan, and building renderings will need to be
submitted as part of the final site plan.
5. Buildings may not occupy more than 50% of the project. The applicant will need to
provide information for staff to determine the site meets that standard.
Staff met with the applicant on Thursday, September 17, 2020, and reviewed each one of these
comments. The applicant committed to submit an updated plan before the Planning Commission
meeting.
Recommendation: Staff recommends approval of the preliminary plat and preliminary site plan
based on the conditions that the applicant adequately addresses the comments listed within this
report with the updated site plan.
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