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AGENDA 
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION 

6:00 p.m. 

Wednesday, October 28, 2020 
Location at Hurricane Fine Arts Center 

Mask Required 
 

Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing 
at 6:00 p.m. in the Hurricane Fine Arts Center 63 S 100 W, Hurricane, UT.  A roll call will be taken, along with the 

Pledge of Allegiance and prayer and /or thought by invitation. 
Public Hearings: 

 
1. A Zoning Map amendment request located at approximately Sand Hollow Rd (future SR-7) and 

3900 S from RA-1, residential agriculture 1 unit per acre, to R1-10, residential 1 unit per 10,000 
square feet. Parcel #'s: H-3399-A, H-3399-B, H-3399-C, H-3399-D, H-3399-I, H-3409-H, H-3409-I, 
H-3409-J, H-3410-F, H-3410-G, H-3410-H, H-3410-I, H-3410-J, H-3400-A, H-3400-B, H-3400-D, H-
3400-E, H-3400-F, H-3400-G, H-3400-H, H-3400-I, H-3400-J, H-3400-K, H-3400-L, H-3400-M, H-
3400-P, H-3421, H-3421-C, H-3421-D, H-3421-E, H-3421-F, H-3421-G, H-3421-H, H-3421-I, H-
3421-J, H-3421-L, H-3421-K, H-3422, H-3422-B. 

2. A Zoning Map amendment request located at 1367 W 400 S from RA-1, residential agriculture, 
to R1-15, residential 1 unit per 15,000 square feet. Parcel # H-3-2-4-144311. 

3. A Zoning Map amendment request located at 367 W 300 N from R1-10, residential 1 unit per 
10,000 square feet, to RM-2, multifamily 10 units per acre. Parcel # H-334-14-A-1. 

4. Zoning Map amendment request on 20 acres located at approximately 3150 S 1100 W from RA-
0.5, residential agriculture 1 unit per 0.5 acres, to R1-10, residential 1 unit per 10,000 square 
feet, for single family homes. Parcel # H-3394-B-1. 

5. A proposed Land Use Code amendment to Title 10-chapter 39 section 15 regarding enforcement 
& permits. 

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

City of Hurricane 
   Mayor                         City Manager 
   John W. Bramall       Clark R. Fawcett                                                           



2020 CUP-08 Consideration and possible approval of a conditional use permit for a greater 
height and size accessory buildings located at 380 W 2150 S. David A Robinson 
Applicant 

2020-ZC-34 Consideration and possible recommendation on a Zoning Map amendment 
request located at approximately Sand Hollow Rd (future SR-7) and 3900 S from 
RA-1, residential agriculture 1 unit per acre, to R1-10, residential 1 unit per 10,000 
square feet. Parcel #'s: H-3399-A, H-3399-B, H-3399-C, H-3399-D, H-3399-I, H-
3409-H, H-3409-I, H-3409-J, H-3410-F, H-3410-G, H-3410-H, H-3410-I, H-3410-J, H-
3400-A, H-3400-B, H-3400-D, H-3400-E, H-3400-F, H-3400-G, H-3400-H, H-3400-I, 
H-3400-J, H-3400-K, H-3400-L, H-3400-M, H-3400-P, H-3421, H-3421-C, H-3421-D, 
H-3421-E, H-3421-F, H-3421-G, H-3421-H, H-3421-I, H-3421-J, H-3421-L, H-3421-K, 
H-3422, H-3422-B. Toquerville Enterprises LLC Applicant, Matt Ekin Agent 
 

2020-ZC-35 Consideration and possible recommendation on a Zoning Map amendment 
request located at 1367 W 400 S from RA-1, residential agriculture, to R1-15, 
residential 1 unit per 15,000 square feet. Parcel # H-3-2-4-144311. Winder Loretta 
TR Applicant, Kathy Hurst Agent. 
 

2020-ZC-36 Consideration and possible recommendation on a Zoning Map amendment 
request located at 367 W 300 N from R1-10, residential 1 unit per 10,000 square 
feet, to RM-2, multifamily 10 units per acre. Parcel # H-334-14-A-1.  Isom Clinton 
Floyd and Lillian Jone Family LLC 
 

2020-ZC-37 Consideration and possible recommendation on a Zoning Map amendment 
request on 20 acres located at approximately 3150 S 1100 W from RA-0.5, 
residential agriculture 1 unit per 0.5 acres, to R1-10, residential 1 unit per 10,000 
square feet, for single family homes. Parcel # H-3394-B-1. SandRock Development 
Applicant, Chad Palmer Agent 
 

2020-LUCA-07 Consideration and possible recommendation on a proposed Land Use Code 
amendment to Title 10-chapter 39 section 15 regarding enforcement & permits. 
Fairway Vista Estates Applicant, Alliance Consulting (Mike Bradshaw) Agent.  

2020-FSP-15 Consideration and possible approval of a final site plan for Quick Quack Carwash, 
located at 540 W State St, Hurricane. QQUV Investments 4, LLC Applicant. 

2020-PP-19 

2020-HIL-03 

Consideration and possible recommendation of a Preliminary Plat Application and 
sensitive land application for Angell Heights Estates Phase 5&6, containing 21 
single family lots, located at South of Angell Heights Dr and North East of 2300 N in 
Hurricane. Iverson Julie TR Applicant, Robert Iverson Agent. 

2020-PSP-13 Consideration and possible approval of a Preliminary Site Plan for Sand Hollow RV 
Resort and Storage, an RV Park and Storage Unit Complex located at North West 
Corner of Sand Hollow Road and Tuf Sod Rd.  Western MTG and Realty Co 
Applicant, David Crowther Agent.  

2020-FSP-16 Consideration and possible approval of a final site plan for Town Home 
Development, The Villas at the Haven, located at 2170 W 100 N. Brad Oliverson 
Applicant. 



2020-PP-20 Consideration and possible recommendation for a 32 Lot Preliminary Plat for 
Apple Fox Hollow Subdivision, located at appx at 5200 W Turf Sold RD. Jame 
Gregory C TR Applicant, Orin Bliss Agent.  

2020-PSP-14 Consideration and possible approval of a Preliminary Site Plan for Neilson RV 
Resort, located on Sand Hollow Road, across from Diamond Valley Ranch 
Academy. Western MTG and Realty Co Applicant, Scott Neilson Agent.  

2020-PSP-15 Consideration and possible approval of a Preliminary Site Plan for The Bash 
Facility, a mix between storage units and commercial, located on Sand Hollow Rd, 
Northwest of Abbey Road. Western MTG and Realty Co. Applicant, Brent Moser 
and Karl Rasmussen Agent. 

2020-PSP-16 Consideration and possible approval of Preliminary Site Plan for Sand Hollow 
Gateway Resort, a Recreation Resort with a proposed 885 Units, located at Sand 
Hollow Rd Secure Private Fund LLC and Western MTG and Realty Co. Applicants, 
Brent Moser and Karl Rasmussen Agent. 

2020-PSP-17 Consideration and possible approval of a Preliminary Site Plan for Bash Resorts, a 
378-unit recreation resort, located on Sand Hollow Rd, Northwest of Abbey Road. 
Western MTG and Realty Co. Applicant, Brent Moser and Karl Rasmussen Agent. 

2020-PP-21 Consideration and possible recommendation of a Preliminary Plat for Hurricane 
Hollow, a 136 Unit PDO, located at 600 N and 870 W.  John Cheney and Forte 
Cland Co. Applicant, HR Brown Agent.  

 
Planning Commission Business:   
Approval of Minutes: September 23, 2020 
 Adjournment          
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STAFF COMMENTS 
 
Agenda:   October 28, 2020  File Number: 2020-CUP-08 
 
Type of Application:  Conditional Use Permit 
 
Applicant:   David A Robinson 
 
Request: A Conditional Use Permit for an accessory building in an R1-15 

zone 
 
Location:   380 W 2150 S 
   
General Plan:   N/A  
 
Existing Zoning: Single Family Residential R1-15 
 
Discussion:    The applicant proposes constructing a 1,540 sq. ft., 19' 8" tall accessory 
building. Hurricane City Code (HCC) 10-13-4 allows the max square feet and height of an 
accessory building to be 1,200 sq. ft. and 16' tall. A property owner may apply for a 
conditional use permit to be able to build a taller building. The standards to obtain a 
conditional use permit are as follows: 
 
10-7-9: CONDITIONAL USE PERMIT E. Approval Standards: The following standards 
shall apply to the issuance of a conditional use permit: 
1. A conditional use permit may be issued only when the proposed use is shown as 
conditional in the zone where the conditional use will be located, or by another provision of 
this title. 
2. Standards for each use must be reviewed. Specific standards are set forth for each use in 
subsections E2a through E2g of this section:… 
 
e. Standards for greater heights and size than permitted by this Code: 
(1) The height may not be greater than two (2) stories or 1.5 times the average height of the 
immediately adjacent buildings, whichever is greater and the building must be of compatible 
architecture with immediately adjacent buildings. 
(2) When a greater height accessory building is approved, the building must be set back a 
minimum of five feet (5') from side and rear property lines when the adjoining property is for 
single family residential use. 
(3) The greater size building desired must be of compatible architecture with immediately 
adjacent buildings, must leave at least fifty percent (50%) of the lot on which it is located 
free of buildings, and must be for a use permitted in the zone in which it is located. (Ord. 
2018-14, 12-20-2018) 
 
 
Findings: 

1. The proposed building is not greater than two stories at 19' 8".  
2. The proposed building is planned to have an exterior composed of stucco to match the 

home. 
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3. The building is set back a minimum of 5' from the side property lines and 5' off the 
back. 

4. The combined buildings will take 31% of the lot, under the 50% max. 
 
  
Recommendation:  Based on the above findings, staff recommends approval of a 
conditional use permit for the proposed accessory building as presented.  
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STAFF COMMENTS 
 
Agenda:   October 28, 2020    File Number:  2020-ZC-28 
 
Type of Application:   Zone Change, Legislative 
 
Applicant:   Toquerville Enterprises 
  
Request: A zone change from Residential Agriculture-1 (RA-1) to Resdnetial 1-10. 

Location:   3000 S and the new planned SR-7 Interchange (Sand Hollow Rd) 
 
General Plan:     Planned Community 
 
Existing Zoning: RA-1 
 
 
Discussion:  The applicant is seeking to rezone their 700-acres from RA-1, single acre lots, to R1-10, 
10,000 sq ft. lots. On August 20, the City Council approved the 86 acres to the North as an R1-10 zone. 
The applicant had applied for Highway Commercial, multi-family, and R1-6 zoning. The City Council 
felt they would rather see a PDO at the site and be kept under four units an acre for the total density, 
therefore approved R1-10 zoning. The applicant has provided reasoning for the proposed zone change in 
Exhibit B of this application (attached). The applicant's application states they would like to apply for 
PDO. However, after discussion with staff about PDO application requirements, they have chosen to just 
pursue the R1-10 zoning at this time, with the intent of a PDO in the future. The main concern from staff 
is that the City is currently working on updating the City General Plan, in which the SR-7 corridor is one 
of the primary areas under consideration for the update. Staff and the General Plan consultants anticipate 
that this area will likely be the location of significant growth in the future. This zone change may match 
what the City will plan for this area but may conflict with future planning. However, the City Council 
has supported zone changes of R1-10 in this area, anticipating that the applicants will apply for a PDO 
in the future.  
   Zoning   Adjacent Land Use 
 
 North  RA-1    Farm Fields and Open Space 

East  RA-1    Farm Fields and Open Space (Future Codero) 
 South  RA-1    Farm Fields and Open Space 
 West  RA-1    Open Space and Sand Hollow State Park  
  
 
            
* SR-7 is currently being constructed through the center of the zone change request.  
 
Planning Commission Recommendation on their prior application adjacent to this property: 
The Planning Commission gave an evenly split recommendation on this item. Half of the Planning 
Commission voted for a favorable recommendation, while the other half was opposed. The general 
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feeling from the Planning Commission who gave a favorable recommendation was that the application 
zoning match the current General Plan and the zoning would likely match future planning. Those that 
voted against the proposal wanted to wait to see what the updated General Plan Map would have this 
area planned.  
 
 
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 the City's General Plan's goals, objectives, and 
policies?  

 
Response: The General Plan Map shows the area as a mix of uses, including Planned Community. The 
general proposal meets some of the General Plan Map criteria, except that the planned community area 
is not being presented as a fully planned community. Once SR-7 is constructed, it will provide the 
proper amount of transportation through the area to support the uses as proposed.  
 
One of the staff's concerns is the General Plan Map is being updated, and the City is examining what 
uses will best fit within this area. The plan is also looking at future housing and commercial needs 
within this area as well. The change of zoning to R1-10 will allow the property owner to apply for a 
PDO in the future with an R1-10 density after the General Plan map is updated. 
 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
vicinity of the subject property? 
 
Response: Most of the surrounding area is currently farmland or open space, except for Copper Rock, 
half a mile east of the proposal. However, with the SR-7 project, staff anticipates substantial growth by 
the SR-7 and 3000 S interchange, as shown in the General Plan.  
   
3. Will the proposed amendment affect the adjacent property?  
 
Response: Yes. Currently, there is very little development in the area. This proposal will lead to growth 
and impact on the surrounding areas. The new SR-7 will provide traffic mitigation to the surrounding 
roadways, but other routes will see an increasing impact. Any development in the area would need to 
provide a traffic impact study.  
 
However, future growth in the area has been anticipated in Hurricane City general and master plans.  
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: The area currently lacks the infrastructure to support the project, but some services are being 
installed or updated with the SR-7 project. Any development would need to provide a full water model 
to determine how the property would be served. Sewer in the area flows to the east, and any 
development would likely need to work with property owners to the east and pump in some areas. There 
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is no gas, cable, phone, or power adjacent to the property. A couple of master plan roadways in the area 
would need to be developed with any subdivision.  
 
Findings:  
Staff makes the following findings: 
 

1. The proposed amendment is generally compatible with the goals and policies of the current 
General Plan if the applicant follows through with a PDO when planning on developing.  

2. The proposed amendment is not generally in harmony with the overall character of existing 
development, but the development type is anticipated within the General Plan. 

3. Public facilities are currently not adequate to provide service to the parcels.  
4. The proposed amendment will have a noticeable increased impact on the area. However, the 

growth is anticipated within the General Plan. 
 
Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and considers residents' comments. Based on the City Council's direction that 
the area does not increase to over four units an acre, staff believes this zoning is appropriate to that goal. 
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STAFF COMMENTS 
 
Agenda:   October 28, 2020    File Number:  2020-ZC-35 
 
Type of Application:   Zone Change, Legislative 
 
Applicant:   Winder Loretta TR 
  
Request: A zone change from Residential Agriculture-1 (RA-1) to Resdnetial 1-15. 

Location:   1410 W 400 S 
 
General Plan:     High Density Single Family 4-8 Units an Acre 
 
Existing Zoning: RA-1 
 
 
Discussion:  The applicant is seeking to rezone their 3.29-acre parcel from RA-1 to R1-15. 
 
   Zoning   Adjacent Land Use 
 
 North  RA-1 and RA-0.5  Farm Fields and Homes 

East  R1-15    Westfield Esates Subdivision 
 South  RA-1 and PF   Farm Fields and Open Space 
 West  RA-1 and RA-0.5  Farm Fields and Homes 
  
 
            
 
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 the City's General Plan's goals, objectives, and 
policies?  

 
Response: The applicant is seeking to rezone the property for R1-15, which allows for 15,000 sq. ft. 
lots. This type of development usually produces under 2.5 units an acre once fully subdivided and 
developed. An example is Westfield Estates Subdivision, which contains 10 units for a 4.58 
development, a total of 2.18 units an acre. 
 
It is important to note that the City is currently updating the general plan map, and the proposed uses in 
this area may change. 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
vicinity of the subject property? 
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Response: Most of the surrounding area are quarter-acre to five-acre lots, with single-family home and 
farm fields. 
   
3. Will the proposed amendment affect the adjacent property?  
 
Response: Yes.  However, future growth in the area has been anticipated in Hurricane City General and 
Master Plans. Growth will also be limited by the size of the project. 
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: The area currently has most of the utilities and other services required. The applicant will 
need to complete 1400 W as part of the project and improve 400 S.  
 
Findings:  
Staff makes the following findings: 
 

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

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

3. Public facilities are currently adequate to provide service to the parcels, but some improvements 
will be needed. 

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 
recommends approval based on the findings above.  
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STAFF COMMENTS 
 
Agenda:   October 28, 2020    File Number:  2020-ZC-36 
 
Type of Application:   Zone Change, Legislative 
 
Applicant:   Isom Clinton Floyd and Lillian Jones Family LLC 
  
Request: A zone change from Residential 1-10 to Residential Multi-Family 2 

Location:   367 W 300 N 
 
General Plan: Mixed-Use 
 
Existing Zoning: R1-10 
 
 
Discussion:  The applicant is seeking to rezone their 1.59 property from R1-10, single-family 10,000 sq. 
ft lots; to RM-2, multi-family up to 10 units and acre.  
 
   Zoning   Adjacent Land Use 
 
 North  R1-10 and PF   Empty Lots, single-family homes, and a school 

East  R1-10 and RM-1  Single Family and Duplex Homes 
 South  R1-10 and RM-2  Single Family Homes and future townhome  
 West  RM-2, R1-10 and M-1 Future townhome and Industrial Use   
  

 
 
The area has a mix of Industrial, Multi-
Family, and Single-Family Zoning. 
 
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 the City's General Plan's 
goals, objectives, and policies?  
 
Response: The General Plan Map shows 
the area as a mixed-use area. Mix-use 
areas have a combination of commercial, 
high-density multi-family, and single-
family.  
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The City is currently evaluating the General Plan and General Plan Map. Though the property aligns 
presently with the General Plan, that may change when the Plan is updated.  
 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
vicinity of the subject property? 
 
Response: Most of the surrounding area contains residential homes, single-family use, and multi-family 
use.  
The proposal would be within the overall character of existing development. 
   
3. Will the proposed amendment affect the adjacent property?  
 
Response: Yes, but will match the surrounding land use. The development of this property may 
positively affect the surrounding area because of the roadway and other infrastructure improvements that 
will be required with any development.   
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: There are services in the area, but many will need to be improved to provide service to the 
area adequately. Sewer will likely need to connect through the south property. Waterlines will need to be 
looped into the future townhome development adjacent to this property. There will need to be 
improvements to 300 N, including additional asphalt and curb, gutter and sidewalk. Any development 
would need to develop power along 300 N.  
 
Findings:  
Staff makes the following findings: 
 

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

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

3. Public facilities are not currently adequate to provide service to the parcels. However, they could 
be developed as part of any development of this property.  

4. The proposed amendment will have a noticeable increased impact on the area. However, the 
growth is anticipated within the General Plan. The impact will be limited based on the proposed 
zoning and size of the property. Improvements to the ground may even enhance the area on the 
whole. 

 
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 based on the findings above. 
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STAFF COMMENTS 
 
Agenda:   October 28, 2020    File Number:  2020-ZC-37 
 
Type of Application:   Zone Change, Legislative 
 
Applicant:   SandRock Development 
  
Request: A zone change from Residential Agriculture 0.5 to Residential 1-10 

Location:   3150 S 1100 W 
 
General Plan: Low Den Single Family 1-4 Units an Acre 
 
Existing Zoning: RA-0.5 
 
 
Discussion:  The applicant is seeking to rezone their 20.07 acres of property from RA-0.5, single-family 
half-acre lots; to R1-10, single-family 10,000 sq. ft lots.  
 
   Zoning   Adjacent Land Use 
 
 North  RA-1    Farm Land, Some Homes, and Open Space 

East  RA-1 and M-1   Farm Land, Gravel Pit, Open Space 
 South  RA-1 and RM-2  Farm Land, Some Homes, and Open Space 
 West  RA-1    Farm Land, Some Homes, and Open Space 
  
  
 
Copper Rock is south and west of the property. 
 
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 the City's General Plan's goals, objectives, and 
policies?  

 
Response: The General Plan Map shows the area as low-density single-family, allowing up to four units 
an acre. R1-10 would allow for quarter-acre lots. Most R1-10 developments contain about 3.5 units an 
acre. The City Council has discussed this area's future in the past few months, and in those discussions, 
they anticipate that the Bench Lake Area (the farmland north of 3000 S) will remain farmland, while the 
area south of 3000 S will likely be developed. This property falls into the area that the Council has 
considered will likely be developed in the future. 
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The City is currently evaluating the General Plan and General Plan Map. Though the property aligns 
presently with the General Plan, that may change when the Plan is updated.  
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
vicinity of the subject property? 
 
Response: Most of the surrounding area is farmland, with a few scattered homes and a gravel pit. There 
is some residential development further south on 1100 W, including Copper Rock Golf Course PDO, 
and the future Rock View Estates Subdivision.  
   
3. Will the proposed amendment affect the adjacent property?  
 
Response: Yes, but there is some growth anticipated in the area. There would be an increase of cars and 
other traffic in the area. However, some of that development will be offset by future improvements 
planned in the area.  
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: There are services in the area, but many will need to be improved to provide service to the 
area adequately. A sewer line is planned to be put in 1100 W, which will need to be installed to provide 
this property service. The applicant will need to provide a water model to ensure they can provide proper 
flow. 1100 W is planned to be realigned to meet current engineering standards, and any internal roads 
will have to provide connections to surrounding properties. There is power on 1100 W, but will need to 
be upgraded to provide proper service to this parcel when developed.  
 
Findings:  
Staff makes the following findings: 
 

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

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

3. Public facilities are not currently adequate to provide service to the parcels. However, they could 
be developed as part of any development of this property.  

4. The proposed amendment will have a noticeable increased impact on the area. However, the 
growth is anticipated within the General Plan.  

 
Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and considers residents' comments. Staff recommends approval based on the 
findings above. 
 
 













































1 
 

 

STAFF COMMENTS  
 
Agenda:    October 28, 2020  File Number: 2020-LUCA-07  
 
Ordinance   Not assigned 
 
Action Type:  Ordinance Change, Legislative 
    
Applicant: Fairway Vista Estates 
 
Request: Modify Hurricane City Code 10-39-15: Enforcement and Permits  
 
Discussion 
Fairway Vista Estates has applied for the City to consider a change in the City's subdivision 
ordinance. The applicant proposed change would allow a developer to build a "model home 
complex" before completing all improvements. A developer would need to meet the code 
standards; including providing a cash bond worth 125% of the improvements, have water and 
sewer in place, have the complex approved by the City Council, final plat would need to 
approved, and meet fire standards. The proposal would leave out completed roadways, curb, 
gutter, and sidewalks. 
 
Currently, staff is obligated by 10-39-15 to withhold all building permit until all improvements 
have been constructed and "preliminary accepted", and the plat has been recorded. The City 
requires this process to ensure development is completed in full before any homes or buildings 
are constructed. This policy protects the City from needing to complete infrastructure before r 
after individuals move into a development and holds the developer accountable to the 
construction plans they submit. Without these protections, the City would likely need to pull 
developer's bonds to complete projects from time to time. This would also leave some 
development unfinished, with missing sections of sidewalk or roadways. Though the change 
would allow a developer to move on a project quicker, it adds some additional liability and risk 
to the City. From time to time, the City would be obligated to pull bonds and help complete 
projects.    
 
Recommendation: Discuss proposed changes and make any additional desired changes. Staff 
and the Joint Utility Committee recommend that the Planning Commission recommend denying 
the code change application to City Council. 
 





Copper Rocks 
Proposed Ordinance Change 

Model Homes 
Public Works Comments 

 
1. There are no limits placed on the number of model homes a developer can build and as such 

these homes would simply become “spec” homes.  Without limiting the number of model 
homes being built, every single lot in the subdivision could be built upon. 

 
2. A “Certificate of Occupancy” is not an enforcement tool and unless required by a lender, an 

owner can move into a home without a CO.  In this case, the subdivision is recorded and there is 
nothing to prevent the developer from selling a lot, building a customer a home, and moving 
them in before the project is completed.  This, then becomes a liability to the city. 
 

3. Once a utility is installed, and another utility hits it, who is responsible? And more importantly, 
what if the home builder or sub-contractor hits it? 
 

4. At what point in this process does the one-year warranty period required by ordinance start? 
 

5. As written, these improvements could be installed on a lot-by-lot basis if the required 
improvements for each lot have been installed.  Would this not create a patch work quilt of 
concrete, paving, etc. 
 

6. What is the triggering mechanism for executing the bond?  After the first house is built, the 
tenth house? there is no language that describes the mechanism or criteria for the City to 
execute against the bond. 
 

7. This change would be in direct conflict with 10-17-13-E (2). “No building permit shall be issued 
unless the property fronts a dedicated street which meets the width requirements and has been 
improved according to city standards. 
 

The system that is currently in place has been forged from many years of experience in dealing with the 
problems related to subdivision and home construction.  The City of Hurricane has a responsibility to 
prospective home buyers to insure that the subdivision has been built to city standards and 
specifications, that the lots for sale have been correctly outfitted with the required utilities, the setbacks 
are met, the public utility easements are in place and the property is free from encumbrances. 
The only reason that this ordinance is being entertained is so developers can hurry the process and by 
doing such, it most assuredly reduces the City’s ability to control the outcomes. 
We must also remember that Copper Rock is purporting this change, but if it becomes affective, then all 
developers would be able to utilize the process and they most assuredly will. 
 
The ordinance change also speaks to a “Cash bond” but it does not describe or define the criteria which 
would allow the City to execute against the bond, does not provide a time frame governing the 
execution of the bond and as  a result gives the City no way to enforce or execute against the bond. 
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STAFF COMMENTS 
 
Agenda:    October 28, 2020   File Number: 2020-FSP-15 
           
Type of Application:  Final Site Plan Approval, Administrative 
    
Applicant:   QQUV Investment 4, LLC 
 
Agent:    N/A 
 
Request: Final Site Plan for Quick Quack Car Wash  
 
Location:   540 W State ST 
 
General Plan:   N/A 
 
Current Zoning:  Highway Commercial 
 
Discussion:  This is a final site plan to build a new carwash site where Hurricane Car Wash and 
Fizz are located. Quick Quack Car Wash is a chain car wash with several locations within the 
state and around the country. They are planning on tearing down the current car wash, and 
rebuilding the full site.  
 
JUC Comments: 
The full construction set was signed in October 2020. There are no other comments or cocerns.  
 
Staff Comments on Final Site Plan: 
 

1. The site complies with zone standards, including setbacks, use, building height, etc.  
2. The primary item the Planning Commission needs to consider is the applicant is 

requesting a deviation of one of the landscaping requirements. Hurricane City code 
requires the 10’ along the frontage is landscaped, with a tree and three shrubs every 35’. 
The applicant cannot fully provide the 10’ on the east side adjacent to 520 W. The 
Planning Commission may allow a deviation as described below: 
10-32-4: DEVIATION FROM STRICT COMPLIANCE: 
   A.   Deviations Authorized: Since site conditions and development constraints may vary 
greatly among sites, the planning commission may approve landscape plans that deviate 
from strict compliance with the provisions of this chapter. Any proposed deviation from 
the requirements of this chapter shall be: 
     1.   Clearly identified on the proposed landscape plan; and 
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      2.   Accompanied by a written description of the proposed deviation showing how the 
intent of this chapter will be met by the proposed plan. 
   B.   Findings Required: The planning commission may authorize a landscape plan 
deviation only if it finds the deviation: 
      1.   Is consistent with the intent of this chapter; 
      2.   Is justified by site constraints; and 
      3. Is of comparable quality to what would otherwise be required without a deviation. 
(Ord. 2004-15, 6-17-2004) 
 
Staff would recommend approval of the deviation based on the standards above. The 
applicant is providing the proper amount of trees and shrubs for the length but based on 
the requirements for stacking, turn radius, and other site improvements, the applicant 
cannot fully provide the 10’ width. The applicant is also providing additional landscaping 
on the site above what is required within Hurricane City Code. 
 

3.  The applicant has provided additional rendering and outdoor lighting plans as required 
by Hurricane City Code. 

 
Recommendation: Staff recommends approval of the final site plan with an approved deviation 
from 10’ landscaping strip.  
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STAFF COMMENTS 
 
Agenda:   October 28, 2020   File Number:  2020-PP-19 
 
Type of Application:   Preliminary Plat (Administrative)  
 
Applicant:   Iverson Julie TR 
 
Agent:    Robert Iverson 
  
Request: Preliminary Plat  

Location:    South of Angell Heights Dr and North East of 2300 N in Hurricane 
 
General Plan:     Public Use 

Existing Zoning: R1-15 and R1-6 
 
Discussion:  The applicant is seeking to finish the Angell Heights Subdivision and complete the 
connection from Frog Hollow to Angell Heights. This subdivision contains a total of 21 single-family 
lots.  
  
 

Zoning   Adjacent Land Use 
 
 North  R1-15    Angell Heights Subdivision 
 East  R1-15 and Open Space Cliffs and steep slop    
 South  R1-6 and R1-15  Single Family Development 
 West  R1-6    Single Family Development 
 
JUC Comments 
The following will need to be addressed with construction drawings. 

1. The sewer is adjacent and will likely gravity feed out of the project 
2. The waterline is already in place, but connections will need to be reviewed in the construction 

drawings 
3. The road is graded, but the applicant will need to ensure it is adequately compacted 
4. Gas and other utilities are in the area. 

 
Staff Comments 

1. The applicant will need to secure a will serve letter from Ash Creek 
2. Staff's main concern is about potential sensitive lands concern about the project. Along the east 

side, there are quite a bit of hillside and steep sloops. Based on a preliminary review, the 
applicant may need to submit a sensitive lands application. The criteria for when sensitive lands 
is required is as follows: 
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10-24-5: HILLSIDES AND RIDGE AREAS: 

   A.   Applicability: The following procedures, submittal requirements and standards shall apply to 
those projects located on lands identified as having at least one of the following characteristics: 

      1.   Slopes over ten percent (10%) which are: 
         a.   Identified through computer generated programs capable of calculating slopes on 
topographic maps prepared with two foot (2') contour interval accuracy; or 
         b.   Established by profile lines drawn perpendicular to contour lines at intervals no 
greater than one hundred fifty feet (150') apart, when the slope, measured along any one 
hundred foot (100') segment of the profile line is ten percent (10%) or greater. (See section 10-
24-9, appendix diagram A, of this chapter.) 
         c.   A slope shall be subject to this chapter only when a contiguous identified area of ten 
percent (10%) or greater exceeds two (2) acres, or if the site is less than one acre and the entire 
site is ten percent (10%) or greater. 
      2.   Lands located within one hundred (100) vertical feet of a ridgeline measured 
perpendicular from the ridgeline; and 
      3.   Lands located within one hundred feet (100') of an edge of a bluff. 
 
Because of the slops shown on the plat, staff believes a Hillside and Ridge Areas application 
would be required. Staff has forward these criteria to the project engineer for their review and 
responses.  

3. The lots sizes and dimensions comply with the underlying zones. 
4. All other aspect comply with Hurricane City Preliminary Plat standards. 

 
Recommendation: Staff recommends the Planning Commission review the full application. Staff 
recommends that the Planning Commission continue the item until the Hillside status can be reviewed.  
 
 

 

 

 

https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-7012#JD_10-24-9
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-7012#JD_10-24-9
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-7012#JD_10-24-9
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STAFF COMMENTS 
 
 
Agenda:   October 28, 2020  File Number:  2020-PSP-13 
      
Type of Application:  Preliminary Site Plan    
 
Applicant:   Western MTG and Realty Co 
 
Agent:    David Crother 
 
Request: Preliminary Site Plan for an RV Park and Storage 
     
Location:   Turf Sod Road and Sand Hollow Road 
   
General Plan:   Planned Community 
 
Existing Zoning: East is Planned Commercial, West is General Commercial 
 
Discussion:  The applicant is seeking preliminary approval to construct an RV Park and storage 
units. The zoning has recently been approved as part of the Elim Valley Lawsuit. Preliminary 
site plans are required as part of Hurricane City Code 10-7-10 (D). However, that section of code 
also states: 
  
b. A preliminary site plan is not intended to permit actual development of property pursuant to 
such plan but shall be prepared merely to represent how the property could be developed. 
Submittal, review, and approval of an application for a preliminary site plan shall not create any 
vested rights to development. 
  
The site plan is required to allow the City and the applicant to work out any significant problems 
before they submit construction drawings.  
  
RV Park Standards 
  
The standards for an RV Park are in Hurricane City Code 10-43. The rules are as follows: 
  
10-43-6: DEVELOPMENT STANDARDS: 
D. Standards Specific To Recreational Vehicle Parks And Park Model Parks: 
    1. No manufactured homes or site built dwelling units shall be permitted, except for that of the 
owner/manager and permanent maintenance personnel. 
    2. Recreational vehicle parks shall not be used as permanent residences, except for that of the 
owner/manager and permanent maintenance personnel. All recreational vehicles within a 
recreational vehicle park shall display current license plates/tags. 
    3. No "park model" units shall be permitted within a recreational vehicle park except a 
number of park models may be approved in the park to be used as short term vacation rentals. 

https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5408
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5408
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-8588
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-8588
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However, a park model development may be approved to allow recreational vehicles but not 
campers or tents in the development. 
    4. Each park must provide an adequate and easily identifiable office or registration area. The 
location of the office shall not interfere with the normal flow of traffic into and out of the 
recreational vehicle park. 
    5. Each recreational vehicle unit shall be equipped with wheels, which remain on the unit; 
however, the wheels may be blocked for stability. (Ord. 2014-10, 11-6-2014) 
    6. No permanent room addition shall be attached to recreational vehicle nor shall any 
permanent structure be constructed on a recreational vehicle lot except shade structures open on 
three (3) sides that conform to current NFPA standards for recreational vehicle parks and 
campgrounds. (Ord. 2019-04, 5-2-2019) 
    7. Room additions may be permitted on park models if all setbacks are met and pursuant to the 
issuance of a building permit before construction. 
    8. A minimum of one toilet, one sink, and one hot shower, each designed for complete privacy, 
for each forty (40) spaces, or fraction thereof. 
    9. Conversion of an established residential park or park model development to another 
residential use, shall be subject to review and approval based on codes and zones in place at the 
time of conversion. A zone change will be required. (Ord. 2014-10, 11-6-2014) 
  
Site Details 
1. Total Site 19.10 acres 
  
2. Total RV Sites: 116 
  
3. Total Storage Units: 372                              
                                     
  
JUC Comments:  
Construction drawings will have to be submitted, reviewed, and approved before the final site 
plan is approved and evaluated.  

1. A water model will be required to size the connections for the projects properly. The 
internal water pipe will need to be ductile iron. Will need to have a looped system. 

2. Engineering: Traffic memo or a traffic study will be required. There will need to be a 
right-hand turn lane on Sand Hollow Road.  

3. Sewer: Service are there, but the details will need to be reviewed. Will there need to be 
sewer service at the storage units? There is no gravity sewer access at the storage units 
location. 

4. The overhead power lines are not sufficient, so there will need to be off-site 
improvements. Work with Dixie Power to get power to the site. 

  
Planning Staff comments:  

1. An RV Park is a permitted use in a Planned Commercial Zone. It is recommended that RV 
parks be located "adjacent to or close to a major collector or arterial road as shown in 
the city's transportation master plan; (2) Near adequate shopping facilities 10-43-6-
A(2b)." This site meets those requirements. Storage units are permitted in a General 
Commercial Zone 
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2. Use Classification: Recreation Vehicle Park and Self-Storage Units 
3. RV sites must be a minimum of 1000 square feet, with a min lot space depth of 40'. The 

Prime 36 X 24 does not comply. 
4. An RV Park requires "A minimum of one toilet, one sink, and one hot shower, each 

designed for complete privacy, for each forty (40) spaces, or fraction thereof." The 
development would require at least 3 of each. 

5. A preliminary site plan is not intended to permit actual development of property 
pursuant to such a plan but shall be prepared merely to represent how the property 
could be developed. Submittal, review, and approval of an application for a preliminary 
site plan shall not create any vested rights to development (HCC 10-7-10(D)) 

6. The requirement for open space in an RV park is 10%. The applicant is proposing some 
open space, a pavilion, and a playground. It is unclear if the area would meet the 10% 
standard. 

7. A landscaping plan will need to be prepared for meeting the following: 10-43-6C "4. 
Landscaping: Any area not covered by a manufactured home or recreational vehicle or 
park model, hard surfacing, or a building shall be landscaped per an approved site plan." 

8. A lighting plan that complies with dark sky guidelines adopted by the City must be 
submitted with a final site plan. 

9. A parking space will need to be provided for each stall in the RV Park. 
10. Internal roadways for the RV park will need to be a minimum of 30' wide. The plan is 

unclear what size they are. 
11. Will need to identify dumpster locations within the RV Park. 
12. Front setbacks are 20'; the frontage along Turf Sod Road does not comply.  
13. There is a shared-use path along the north end of Turf Sod Road, the applicant will need 

to install it as part of this development. There is also a planned trail for Sand Hollow 
Road that will likely be on the East.  

  
  
  
Recommendation:  
Staff recommends approval of this preliminary site plan with the following conditions: 
  

1. The applicant address staff and JUC comments in the construction drawings. 
2. The applicant provides 10% of the area as open and recreation space.   
3. The plan is updated with proper setbacks 
4. The plan is updated with property stall sizes 
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STAFF COMMENTS 
 
Agenda:    October 28, 2020  File Number: 2020-FSP-16 
           
Type of Application:  Final Site Plan Approval, Administrative 
    
Applicant:   The Villas at the Haven 
 
Agent:    Brad Oliverson 
 
Request: Final Site Plan for Villas at the Haven 
 
Location:   Located at 2170 W 100 N 
 
General Plan:   N/A 
 
Current Zoning:  RM-2 
 
Discussion:  This is the final site plan for the Villas at the Haven. The applicant was awarded 
zone change and an approved preliminary site plan earlier this year. The project is planned to be 
all under single ownership and is not going to be subdivided. 
 
JUC Comments: 
The full construction set has signed off by the JUC in October 2020.  
 
Staff Comments on Final Site Plan: 

1. The placement and general layout of the site plan comply with the preliminary site plan. 
2. Grading plan and lot elevations have been provided. 
3. Landscaping has been submitted and complies with Hurricane City Code. Most trees will 

be planted around the outside of the development and in a few open space areas. The 
main concern staff has with the open space plan is that it does not show any internal 
walkway. Every space listed that is not dedicated for some purpose is proposed to be 
gravel. The plan even lists the space between the club house and the pool as gravel with 
no walkway or patio between the two. There is also walkways from the parking/driveway 
and the pickleball courts. The plan should be updated to be more apparent on the 
intention of the developer.  

4. Parking and driveways have been updated since the Planning Commission reviewed the 
preliminary site plan. Each driveway can now park two vehicles, with an addition of 7 
guess parking spaces. The parking meets City standards 

5. Building Elevations have been submitted, and they comply with Hurricane City 
standards. 

6. An outdoor lighting plan has not been submitted. A plan needs to be submitted and 
comply with Hurricane City Code 10-33-5 (F) 

https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-7488#JD_10-33-5
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-7488#JD_10-33-5
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Recommendation: Staff recommends approval of the final site plan subject to the following 
conditions: 
 
 

1. All outdoor lighting shall comply with Hurricane City Code 10-33-5.  
2. The landscaping plan is updated to show proper walkways to site amenities. 
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STAFF COMMENTS 
 
Agenda:   October 28, 2020           File Number:  2020-PP-20 
 
Type of Application:   Preliminary Plat Administrative 
 
Applicant:   Jon Cheney/ Forte Land Co & CSB Development 
 
Agent:    Forte Land Co & CSB Development 
  
Request: Preliminary Plat Review and Recommendation 

Location:    South of 600 N and 870 W 
 
General Plan:     Mixed Use 

Existing Zoning: PDO RM-2 
 
 
Discussion:  The applicant has applied for a 10-acre preliminary plat 32 lot subdivision. The applicant 
was recently given a zone change from RA-1 to R1-10. 
 
 

Zoning   Adjacent Land Use 
 
 North  RA-1    Opens Space and Farm Property 
 East  A-5 Ag. Protection Overlay Farm Property    
 South  R1-10    Pecan Valley Subdivision 
 West  RA-1    Open Space and Farm Property 
 
 
JUC Comments 
The following items will need to be addressed with the construction drawings: 
  

1. Cul-de-sac is too long. Will need roadway access to adjacent parcels. 
2. Too many units down a single roadway. Can only have 30 units off a single access 
3. Sewer: Need a sewer pump station; the developer will also need to pay a pioneering agreement 

fee. The applicant will need to talk to Ash Creek Special Service District to pay the fee and work 
out details about the sewer pump station. 

4. The waterline will need to be looped. 
5. Gas is likely in the area. 

 
Planning Review Notes: 

1. No lot dimensions are listed on the plat. 
2. A 60’ roadway is planned for the area. The plat needs to show the plan for the access point and 

connections. 
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3. The cul-de-sac is too long. Will need to comply with the following definition found in "HCC 10-
39-3: Street, Cul-De-Sac: A street which originates from a designated city street with no other 
outlet and forcing a radius turn area, not to exceed six hundred sixty feet (660') in length without 
the written approval of the city council, the planning commission and the fire chief." Staff is 
unsure what is the purpose of the lot at the end of the roadway. 

4. Will need to show lots and development on the south side of Turf Sod Road. 
5. The development is adjacent to an Agriculture Protection Area, and a note will need to be 

included on the final plat as follows: HCC 10-21-9 (C) 3. For each new subdivision development 
located in whole or in part within three hundred feet (300') of the boundary of an agriculture 
protection area, the owner of the development shall provide notice on any plat filed with the 
county recorder the following notice: 

            Agriculture Protection Area 
This property is located in the vicinity of an established agriculture protection area in which normal 
agricultural uses and activities have been afforded the highest priority use status. It can be anticipated 
that such agricultural uses and activities may now or in the future be conducted on property included in 
the agriculture protection area. The use and enjoyment of this property is expressly conditioned on 
acceptance of annoyance or inconvenience which may result from such normal agricultural uses and 
activities. 
 

6. It is unclear from the plat where the stormwater local retention basin will be located. 
7. Hurricane City Trail Master Plan shows a shared-use path on the north side of Turf Sod Road. 

This trail should be included in the Turf Sod Road Improvements.  
8. The applicant will need to contact Ash Creek Special Service District to secure a will serve letter 

and address sewer comments listed within the JUC Notes. 
  
Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Staff recommends the Planning Commission not make a positive 
recommendation of the proposed Preliminary Plat to the City Council unless the applicant makes 
significant changes to the proposed plat.  
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STAFF COMMENTS 
 
 
Agenda:   October 28, 2020  File Number:  2020-PSP-14 
      
Type of Application:  Preliminary Site Plan    
 
Applicant:   Western MTG and Realty Co 
 
Agent:    Scott Nielson 
 
Request: Preliminary Site Plan for an RV Park 
     
Location:   North East of Sand Hollow Road, Across from Diamond Valley 

Ranch Academy 
   
General Plan:   Planned Community 
 
Existing Zoning: Planned Commercial 
 
Discussion:  The applicant is seeking preliminary approval to construct an RV Park. The zoning 
has recently been approved as part of the Elim Valley Lawsuit.  Preliminary site plans are 
required as part of Hurricane City Code 10-7-10 (D). However, that section of code also states: 
 
b. A preliminary site plan is not intended to permit actual development of property pursuant to 
such plan but shall be prepared merely to represent how the property could be developed. 
Submittal, review, and approval of an application for a preliminary site plan shall not create any 
vested rights to development. 
 
The site plan is required to allow the City and the applicant to work out any significant problems 
before they submit construction drawings.  
 
RV Park Standards 
 
The standards for an RV Park are in Hurricane City Code 10-43. The rules are as follows: 
 
10-43-6: DEVELOPMENT STANDARDS: 
D. Standards Specific To Recreational Vehicle Parks And Park Model Parks: 
      1. No manufactured homes or site built dwelling units shall be permitted, except for that of 
the owner/manager and permanent maintenance personnel. 
      2. Recreational vehicle parks shall not be used as permanent residences, except for that of 
the owner/manager and permanent maintenance personnel. All recreational vehicles within a 
recreational vehicle park shall display current license plates/tags. 
      3. No "park model" units shall be permitted within a recreational vehicle park except a 
number of park models may be approved in the park to be used as short term vacation rentals. 

https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5408
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5408
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-8588
https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-8588
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However, a park model development may be approved to allow recreational vehicles but not 
campers or tents in the development. 
      4. Each park must provide an adequate and easily identifiable office or registration area. 
The location of the office shall not interfere with the normal flow of traffic into and out of the 
recreational vehicle park. 
      5. Each recreational vehicle unit shall be equipped with wheels, which remain on the unit; 
however, the wheels may be blocked for stability. (Ord. 2014-10, 11-6-2014) 
      6. No permanent room addition shall be attached to recreational vehicle nor shall any 
permanent structure be constructed on a recreational vehicle lot except shade structures open on 
three (3) sides that conform to current NFPA standards for recreational vehicle parks and 
campgrounds. (Ord. 2019-04, 5-2-2019) 
      7. Room additions may be permitted on park models if all setbacks are met and pursuant to 
the issuance of a building permit before construction. 
      8. A minimum of one toilet, one sink, and one hot shower, each designed for complete 
privacy, for each forty (40) spaces, or fraction thereof. 
      9. Conversion of an established residential park or park model development to another 
residential use, shall be subject to review and approval based on codes and zones in place at the 
time of conversion. A zone change will be required. (Ord. 2014-10, 11-6-2014) 
 
Site Details 
1. Total Site 21.116 acres 
 
2. Total RV Sites: 168 Stalls 
                                                                       
 
JUC Comments:  
Construction drawings will have to be submitted, reviewed, and approved before the final site 
plan is approved and evaluated, and a report is sent to the Council. 

1. A water model will be required to size the connections for the projects properly. The 
internal water pipe will need to be a ductile iron pipe. Will need to have a looped system 

2. Engineering: Traffic memo or a traffic study will be required.  
3. Master Planned Roads: The applicant is showing “Master Plan Roadways”, that are not 

reflected in the City Transportation Master Plan. Staff is meeting with the major property 
owners of Elim Valley area to review an overall road master plan. Road sizes may 
change. 

4. Sewer: Services are at Diamon Valley Ranch Academy, but the 8’ line shown on the plan 
will need to be connected to the main sewer line. There will also be challenging 
topography for gravity sewer.  

5. Power in the area is insufficient, the project will require off site improvements to supply 
power to the area.  

Planning Staff comments:  
1. An RV Park is a permitted use in a Planned Commercial Zone. It is recommended that 

RV parks be located Adjacent to or close to a major collector or arterial road as shown 



3 
 

in the city's transportation master plan; (2) Near adequate shopping facilities 10-43-6-
A(2b). This site meets those requirements.  

2. Use Classification: Recreation Vehicle Park 
3. RV sites must be a minimum of 1000 square feet, with a min lot space depth of 40’. 

There are a number of stalls that do not meet this criteria. 
4. An RV Park requires “A minimum of one toilet, one sink, and one hot shower, each 

designed for complete privacy, for each forty (40) spaces, or fraction thereof.” As 
referred above. The development would require at least 4 of each. 

5. A preliminary site plan is not intended to permit actual development of property pursuant 
to such a plan but shall be prepared merely to represent how the property could be 
developed. Submittal, review, and approval of an application for a preliminary site plan 
shall not create any vested rights to development (HCC 10-7-10(D)) 

6. The requirement for open space in an RV park is 10%. The applicant proposing some 
open space, pavilion, playground, and pool. It is unclear if the area would meet the 10% 
standard. 

7. A landscaping plan will need to be prepared for meeting the following: 10-43-6C 4. 
Landscaping: Any area not covered by a manufactured home or recreational vehicle or 
park model, hard surfacing, or a building shall be landscaped per an approved site plan. 

8. A lighting plan that complies with Dark Sky guidelines adopted by the City must be 
submitted with a final site plan. 

9. A parking space will need to be provided for each stall in the RV Park 
10. Internal roadways for the RV park will need to be minimum of 30’ wide.  
11. Will need to identify dumpster locations within the RV Park. 
12. Front setbacks are 20’ the frontage along Sand Hollow Road 
13. There is also a planned trail for Sand Hollow Road, that will likely be on the East. That 

will need to be developed as part of this development.  
14. The applicant is proposed to have a gas station as part of this development. It is unclear 

from the proposed plan if the gas station is open to the general public, or just those 
staying at the resort. That will need to be clarified.  

  
 
 
Recommendation:  
Staff recommends approval of this preliminary site plan with the following conditions: 
 

1. The applicant address staff and JUC comments in the construction drawings. 
2. The applicant provides 10% of the area as open and recreation space.    
3. The applicant fixes the stall sizes so that they comply with the square footage, and depth 

requirements. 
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STAFF COMMENTS 
 
 
Agenda:   October 28, 2020  File Number:  2020-PSP-15 
      
Type of Application:  Preliminary Site Plan (Administrative)  
 
Applicant:   Cypress Capital 
 
Agent:    N/A 
 
Request: Preliminary Site Plan for a Storage Unit Complex and Repair 

Facility 
     
Location:   NE of Sandhollow Rd 
   
General Plan:   Planned Comunity  
 
Existing Zoning: General Commercial 
 
Discussion:  This application is for a 25.93-acre commercial development with storage units. 
This project is located in the Elim Valley area, and the zoning has recently been approved as part 
of the Elim Valley Lawsuit. The applicant is planning to have self-access storage units and 
building to perform repairs for sports vehicles leased at Sand Hollow State Park. Both uses are 
permitted in the General Commercial Zone. 
 
To the west of the project are Ash Creek’s farm property and a few other properties. The 
applicant will need to maintain to access to these properties.  
 
JUC Comments: 
The following items will need to be addressed as part of the construction drawings: 

1. Water Use data and water model will need to be provided to size the meter and water 
line.  

2. Full improvements on Sand Hollow Road 
3. The application provides an access street and a separate exit. The exit may need to be 

right in and right out in the future. 
4. Street access: parcels behind will need to continue to have access to their property. 4400 

W will likely need to remain open to the public.  
5. Sewer Access: from the southern road to the north, the sewer line does not exist and will 

need to be installed 
6. Power is not in the area, and they will need to have off-site improvements for power to be 

brought to the property. The applicant will need to work with Dixie Power for install. 
7. Gas and other utilities are in Sand Hollow Road. 
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 Staff Comments 
 

1. Will need 10' landscaping along the frontage of the development, with at least one tree 
and three shrubs every 35'.  

2. The application does not show any setback measurements. Those need to be added to 
ensure they comply with the underlying zone. The front setback is 20', and it appears the 
buildings on the south do not comply.  

3. Buildings will need to comply with setbacks for the General Commercial Zone. 
4. A preliminary site plan is not intended to permit actual development of property pursuant 

to such a plan but shall be prepared merely to represent how the property could be 
developed. Submittal, review, and approval of an application for a preliminary site plan 
shall not create any vested rights to development (HCC 10-7-10(D)) 

5. There is a planned trail for Sand Hollow Road that will likely be on the road's east side.  
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Recommendation: Review the proposed application, and approve with the conditions that 
preliminary plat and construction drawings reflect staff and JUC Comments   
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STAFF COMMENTS 
 
 
Agenda:   October 28, 2020  File Number:  2020-PSP-16 
      
Type of Application:  Preliminary Site Plan (Administrative)  
 
Applicant:   Secure Private Fund LLC 
 
Agent:    N/A 
 
Request: Preliminary Site Plan for a Receration Resort, Sand Hollow 

Gateway Resort  
     
Location:   NE of Sandhollow Rd 
   
General Plan:   Planned Comunity  
 
Existing Zoning: Recearation Resort 
 
Discussion:  This application is for a 65.17 Acre, 885 Unit Receartion Resort. This project is 
located in the Elim Valley area, and the zoning has recently been approved as part of the Elim 
Valley Lawsuit. The applicant is planning on subdividing the property, for each unit to be sold 
off indivually.  
 
   Zoning   Adjacent Land Use 
 
 North  GC and HC  Vacant Land 
 East  R1-6 and RM 3 Vacant 
 South  R1-8   Vacant and storage 
 West  PDO/NC  Vacant-RV storage 
   PDO/R-1-8  Golf Course – single family homes 
 
 
JUC Comments: 

1. Engineering: Need a traffic impact study, needs to be done by a traffic engineering 
firm 

2. Will need a full water model, no water in sand hollow road, and will need to have 
water be brought in.  Will need to comply with master plan and have a 12” line 

3. The sewer in Sand Hollow is a proposed future line, and the applicant will need to 
deviler sewer to the Ash Creeks lines. Sewer has concerns about if it can be gravity 
feed with toprrophy. It would be a very large private sytems without any public 
roadways within the development. 

4. Conservicy distric:There is a 60” dimanater pipeline in 3700 W 
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5. Power will need to brought up in order to get it to this location. Will require offsite 
improvements. 

6. Gas and other utilities are in Sand Hollow Road 
 

 Staff Comments 
 

1. The applicant will need to need a pool, club house and onsite management. Because of 
the size of the area, staff would recommend multiple pools and recreation areas, so that 
each unit is within a quarter-mile of recreation space. There are multiple recreation 
spaces, what wil be contain in those spaces. At least on club house and pool will need to 
be developed as part of the first phase. 

2. Roadways are all private and no public roadways are listed. Staff’s recommendation is to 
do a circulation rout within the development as roadway, then have parking courts around 
the outside of the development. All the parking in the middle creates longer walking 
distance for internal amitnies, and hampers internal traffic flow. 

3. A preliminary site plan is not intended to permit actual development of property pursuant 
to such a plan but shall be prepared merely to represent how the property could be 
developed. Submittal, review, and approval of an application for a preliminary site plan 
shall not create any vested rights to development (HCC 10-7-10(D)) 

4. Will need a minium of two parking spaces for each unit. 
5. Will need to provide internal walking trails and sidewalks. 
6. Will need to do crossing areas for the pool and clubhouse 
7. Roadways on the outside will need to be built out and dedicated. 
8. The applicant will need to submit a traffic study with construction drawings. 
9. The development will likely be phased and the applicant will need to show phasing plan.  
10. Zoning is currently being posted and updated. Will be in effect in the next few weeks. 
11. Buildings will need meet proper setbacks for the RR Zoneing. No setbacks are currently 

listed on the site plan.  
12. There is a planned trail for Sand Hollow Road, that will likely be on the East and South 

side of the road. That will need to be developed as part of this development.  
13. Buildings will all need to be sprinkled. 
14. The applicant may need to do a sentive land application with the steep hills and slight 

ridges on the property with the preliminary plat. 

 
 
 
Recommendation: Review the proposed application, and approve with the condtions that 
preliminary plat and construction drawings reflect staff and JUC Comments   
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STAFF COMMENTS 
 
 
Agenda:   October 28, 2020  File Number:  2020-PSP-17 
      
Type of Application:  Preliminary Site Plan (Administrative)  
 
Applicant:   Western MTG and Realty Co 
 
Agent:    Karl Rasmussen and Brent Moser 
 
Request: Preliminary Site Plan for a Recreation Resort, Bash Resorts  
     
Location:   West of Sand Hollow Rd, Northwest of Abbey Rd 
   
General Plan:   Planned Comunity  
 
Existing Zoning: Recreation Resort 
 
Discussion:  This application is for a 24.695 Acre, 378 Unit Recreation Resort. This project is 
located in the Elim Valley area, and the zoning has recently been approved as part of the Elim 
Valley Lawsuit. The applicant is planning on subdividing the property for each unit to be sold off 
individually.  
 
 
JUC Comments: 

1. Engineering: Need a traffic impact study, needs to be done by a traffic engineering firm 
2. The drainage plan will need to be reviewed as part of the construction drawings.  
3. Will need a full water model with the construction drawings. 
4. Sewer: Connection point is down on Abby road, and there is capacity and should be able 

to use gravity feed for the sewer. 
5. Water Conservancy District: Drainage is a concern for the overflow of a pipe in the area. 

The applicant will need to work with the Water Conservancy District and Ash Creek to 
ensure drainage is maintained.  

6. Power will need to be extended into the development. Power is in the middle of Marla 
Phase 1 

7. Gas and other utilities are in Marla. 
 
  
  
 Staff Comments 
 

1. The applicant will need to need a pool, clubhouse, and onsite management. At least one 
clubhouse and pool will need to be developed as part of the first phase. 

2. The max density for Recreation Resort is 15 units an acre, which would limit the total 
number of units to 370, which is eight units less than what is being proposed.  
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3. Roadways are all private, and no public streets are listed within the development. Staff’s 
recommendation is to do a circulation route within the development as a public roadway 
system, then have parking courts around the outside of the development. All the parking 
in the middle creates a longer walking distance for internal amenities and hampers 
internal traffic flow. 

4. A preliminary site plan is not intended to permit actual development of property pursuant 
to such a plan but shall be prepared merely to represent how the property could be 
developed. Submittal, review, and approval of an application for a preliminary site plan 
shall not create any vested rights to development (HCC 10-7-10(D)) 

5. Will need a minimum of two parking spaces for each unit. 
6. Will need to provide internal walking trails and sidewalks. Crosswalks and paths should 

connect the resort amenities, outside roadways and sidewalks, and unit buildings.  
7. Roadways on the outside will need to be built out and dedicated. 
8. The applicant will need to submit a traffic study with construction drawings. 
9. The development will likely be phased, and the applicant will need to show a phasing 

plan.  
10. Zoning is currently being posted and updated. It will be in effect in the next few weeks. 
11. Buildings will need to meet proper setbacks for the RR Zoning. No setbacks are currently 

listed on the site plan.  
12. Buildings will all need to be sprinkled. 

 
 
 
Recommendation: Review the proposed application, and approve with the conditions that 
preliminary plat and construction drawings reflect staff and JUC Comments, including 
complying with max density, parking, and setbacks.  
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STAFF COMMENTS 
 
Agenda:   October 28, 2020           File Number:  2020-PP-21 
 
Type of Application:   Preliminary Plat Administrative 
 
Applicant:   Jon Cheney/ Forte Land Co & CSB Development 
 
Agent:    Forte Land Co & CSB Development 
  
Request: Preliminary Plat Review and Recommendation 

Location:    South of 600 N and 870 W 
 
General Plan:     Mixed Use 

Existing Zoning: PDO RM-2 
 
 
Discussion:  The applicant was recently was awarded a Planned Development Overlay for 16.97 acres 
parcel. The applicant is now seeking approval of the preliminary plat. The proposed application is to put 
single-family homes along the south of the property buffering and to phase transition of housing types 
within the parcel and limits the development to a total of 136 units, which comply with the terms of the 
approved Development Agreement.  
 
 

Zoning   Adjacent Land Use 
 
 North  Open Space   BLM Land and Open Natural Space 
 East  R1-6 and HC   Developing Project and property    
 South  R1-8 PDO   Single Family Homes 
 West  Public Facilities  Hurricane Elementary and Valley Academy 
 
 
JUC Comments 
The following items will need to be addressed with the construction drawings: 
  

1. The applicant will need to perform a full water model for the project. 
2. Engineering: the applicant has address comments from their preliminary site plan 
3. Sewer: There are several sewer lines in private alleyways that cross phasing lines. There should 

be no parking over the sewer lines to ensure Ash Creek can gain access if needed. Those items 
will need to be addressed within the construction drawings 

4. Power will need to review and redline construction drawings. 
5. Gas, cable, and phone are in the area. 
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Staff Comments: 
  

1. The Preliminary Plat complies with the approved preliminary site plan and terms of the approved 
development agreement.  

2. Street layout and improvements comply with Hurricane City Transportation Master Plan 
3. The applicant is providing three types of housing units:  
1. Single-family lot line dwellings, Twin Home (listed as patio homes), and Townhouse. These 

units are allowed within PDO. “When a single-family lot line dwelling is placed on a lot line, an 
easement shall be provided which allows the dwelling owner to enter the adjoining property in 
order to maintain the dwelling.” (HCC 10-23-9) 

4. Building must be a minimum of 10’ apart from each other. Those setbacks should be noted on 
the plat. 

5. Driveways contain two parking spaces. 
6. Other setbacks listed on the plat comply with Hurricane City Zoning Code and Standards.  
7. After the applicant has signed construction drawings; each phase will need to have a final site 

plan approval by the Planning Commission. 
  
Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Staff recommends the Planning Commission makes a positive 
recommendation of the proposed Preliminary Plat to the City Council with the condition that a note is 
added stating that all buildings must be a minimum 10’ from each other.  
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