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AGENDA 
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION 

6:00 p.m. 

Thursday, December 10, 2020 
 

Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing at 
6:00 p.m. in the Hurricane City Hall 147 N 870 W, Hurricane, UT.  

The meeting will also be held electronically here:  
Please join my meeting from your computer, tablet or smartphone.  

https ://global.gotomeeting.com/join/378373693 
 

You can also dial in using your phone.  
United S tates : +1 (646) 749-3122 

 
Access Code:  378-373-693 

A roll call will be taken, along with the Pledge of Allegiance and prayer and /or thought by invitation. 
 
Details on these applications are available in the Planning Department at the City Office, 147 N. 870 
West.  
 
Workshop 
 
A workshop to discuss the proposed General Plan Update, including goals and the General Plan Map. 
Logan Simpson Host 
 
Public Hearings 
1. A Zoning Map amendment request on 25.99 acres located at approximately 3300 West 600 
North from M-1, Light Industrial, to R1-6, Single Family Residential up to around six units per acre. Parcel 
H-3-1-30-320 
2. A Zoning Map amendment request on 5.814 acres located at approximately 170 S 1760 West 
from R1-6, Single Family Residential 1 unit per 6,000 square feet and R1-10, Single Family Residential 1 
unit per 10,000 square feet, to PDO, Planned Development Overlay.  Parcels H-POI-1 through H-POI-19, 
H-3-1-33-3323, H-3-1-33-3318, H-3-1-33-3324, and H-3-1-33-3325. 
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3. A proposed Land Use Code amendment to Title 10-chapter 16, table 10-16-1 regarding uses in 
the M-1 zone.  
 
 

2020-ZC-37 Consideration and possible recommendation of a zoning map amendment request 
on 25.99 acres located at approximately 3300 West 600 North from M-1, Light 
Industrial, to R1-6, Single Family Residential up to around six units per acre.Parcel 
H-3-1-30-320. Lagom LLC Applicant, Greg Sant-Perry Homes Agent. 

2020-ZC-38 Consideration and possible recommendation of a zoning map amendment request 
on 5.814 acres located at approximately 170 S 1760 West from R1-6, Single Family 
Residential 1 unit per 6,000 square feet and R1-10, Single Family Residential 1 unit 
per 10,000 square feet, to PDO, Planned Development Overlay. Parcels H-POI-1 
through H-POI-19, H-3-1-33-3323, H-3-1-33-3318, H-3-1-33-3324, and H-3-1-33-
3325. James Duane and Julie White, Stormi LLC, MichaelRay and Sherrie Yvette 
Foote, Cody Olsen, Colten Iverson, TC INV Holdings LLC Applicants; Scott Stratton 
Agent 
 

2020-LUCA-09 Consideration and possible recommendation on a proposed Land Use Code 
amendment to Title 10-chapter 16, table 10-16-1 regarding uses in the M-1 zone.  
Proposed by the Planning Department  

2020-CUP-11 Consideration and possible approval of a conditional use permit for a metal 
building at 1289 S 160 W, Carol Dever Applicant.    

2020-CUP-12 Consideration and possible approval of a conditional use permit for a Greater 
Height and Size Accessory Building at 1289 S 160 W, Heather Lewis Applicant.    

2020-CUP-13 Consideration and possible approval of a conditional use permit for a Greater 
Height Accessory Building at 717 S 775 W, Michael Nielson Applicant.    

2020-APA-08 Consideration and possible recommendation of an agriculture protection overlay 
zone request on 40 acres located at approximately 1100 W and 2700 S, for parcels 
H-3359-A, H-3359-B, and H-3359-C. Milton W Hall Family LC, and Eight Acres, LLC 
Applicants, Mac J Hall and Dayton L Hall Agents. 

2020-PP-23 Consideration and possible recommendation for a Three Lot Preliminary Plat for 
Parkside Subdivision, located at appx at Main Street and 200 N. Laine Matthews 
Applicant, Brown Consulting Engineers Agent. 

2020-PP-24 Consideration and possible recommendation for a 71 Lot Preliminary Plat for Dixie 
Heights Subdivision, located at appx at 3870 W and 2570 S. Western Mortgage 
and Realty Company Applicant, Brent Moser and Karl Rasmussen Agent 

2020-PP-25 Consideration and possible recommendation for a Seven Lot Preliminary Plat for 
Winder Estates Subdivision, located at appx at 1400 W and 400 S. Winder Loretta 
TR Applicant, Kathy Hurst Agent 

 
Planning Commission Business:   

● Consideration and Approval of Planning Commission 2021 Schedule 
Approval of Minutes: Nov 12, 2020 
 
Adjournment          



Draft Goals, Policies, and Strategies for Planning Commission Review 

November 12, 2020Draft Goals, Policies, and Strategies for Planning Commission Review 

November 12, 2020 

  

The Following Goals, Policies, and Strategies have been pulled from the existing 2011 General 
Plan, pulled from public input, and developed through best practices by Logan Simpson, Zions 
Public Finance, and City planning staff. The goals and policies support and advance the vision 
statements that were developed in the summer of 2020 and are supported by the existing 
conditions document put together in the spring. 

Goals are big picture items that were largely created through listening to the community; policies 
support the goals and should be used for policy guidance to assist in decision making; 
strategies are specific steps the City can take to achieve each goal. Strategies will ultimately be 
used alongside the final chapter in the Have Your Say Hurricane document, Implementation. 
The Implementation Chapter combines the strategies from each section and groups them 
together into “tasks” to ensure the most efficient use of City resources. The implementation 
chapter will also list key information such as timeline, priority, cost, and responsibility for each 
grouped task. 

  

Our Character and Heritage 

Goal: Maintain Hurricane's strong sense of place, quality 
of life, and unique character 

Hurricane's setting, history, and built and natural environments make the City unique and 
creates a sense of place that residents and visitors value.  Key components that 
contribute to Hurricane's sense of place and quality of life include its spectacular 
geographic setting; open spaces including natural open lands and farm fields and 
orchards; its historic buildings and places; proximity and access to a variety of 
recreational activities; and its friendly small-town feel. The following policies and 
strategies are designed to support Hurricane's character and quality of life. 

Policies 



1.      Hurricane supports the preservation, restoration, renovation, and adaptive re-use of historic 
buildings. 

2.      Hurricane's history and historic buildings should be accessible to the general public, 
through such means as historical markers, scenic tours, authentic re-creations, and enactments. 

3.      New development should be planned and designed to enhance the qualities and character 
that Hurricane residents and visitors value. 

4.      Hurricane will continue to support and encourage local events and celebrations that bring 
the community together and draw visitors, such as Peach Days, the Easter Car Show, the 
Mountain Bike Festival, equine events at the City’s equine park, and other athletic events. 

Strategies (implementation items) 

1.      Review and revise as necessary the City's codes to incorporate development design 
standards to protect scenic resources, historic structures and places, sensitive areas 
and open spaces. 

2.      Consider adopting form-based design regulations in critical areas of the City and 
along key corridors such as SR-9 and SR-7 to ensure that new development in 
Hurricane’s Historical core  is compatible with the City's historical character. 

3.      Upgrade the Hurricane Historical Museum. 

4.      Develop a "self-guided history tour" highlighting Hurricane's historic landmarks. 

5.      Support and assist the City's new Farmer's Market to ensure its success. 

6.      As part of local development strategy, dDevelop a local trails,  maps, and guides to 
promote Hurricane's adventurous atmosphere. 

Goal: Preserve Hurricane's Agricultural Heritage 

Much of the land area of Hurricane is in open space and agricultural uses. These open 
areas provide a distinct sense of place and historical context that residents value. As 
Hurricane grows, some of these open areas will be put to different uses, while others will 
remain open or in agricultural uses indefinitely. The following policies and strategies are 
designed to protect the City's historical and agricultural character, while allowing for 
well-managed growth.  

Policies 
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1.      Hurricane encourages the preservation of farms and open pastures that recall the 
agricultural heritage of Hurricane and help provide a sustainable local food source. 

2.      The City discourages leapfrog development, which fragments open and agricultural areas 
and places pressure on existing agricultural operations. This has already happened--so should 
we keep this language? 

3.      The City supports flexibility and some diversity in land uses in agricultural areas to promote 
continuing agricultural operations' economic viability. Uses such as produce stands, truck farms, 
event venues, agritourism, seasonal activities, and worker housing may be appropriate in some 
agricultural areas to supplement farmers' incomes. 

4.      The City supports conversion to higher value crops to keep lands in agricultural production. 

5.      The City will work with landowners to provide regulatory agricultural protections where 
desired and feasible. While not restricting public utility corridors. 

 

6.      The City will continue to facilitate low cost water and power to agricultural operations. 

Strategies (implementation items) 

1.      Develop regulatory criteria for reviewing and acting on applications for rezoning land from 
agricultural to other land uses. 

2.      Identify land uses that may be compatible with, and support, continued agricultural 
operations, and include them in the City Code land use tables. 

3.      Identify properties that could qualify for Green Belt Preservation and work with property 
owners to achieve that status. 

4.      Review City codes to identify barriers to continued agricultural production in the City 

5.      Consider long-term protection of farmlands and open spaces through acquisition, bonding, 
conservation easements, tax districts, impact fees, etc. 

6.      Encourage the use of and support applications for agricultural protection overlay zones. 

7.      Work with property owners in key agricultural areas, as shown on the General Plan Map, to 
adopt agriculture zoning to preserve current agricultural land uses. 

Goal: Protect and Revitalize Downtown Hurricane 
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In its historical center, Historic downtown Hurricane is both an 
iconic rural Utah town that gives Hurricane its unique character, and is an 
economic engine for the City of Hurricane, drawing visitors from all over. 

Policies 

1.      Hurricane will strive to preserve the small town feel and rural character of its historic 
Downtown area. 

2.      Hurricane supports infill development and redevelopment in the Downtown,.recognizing that 
some requests may be outside of the current code or land use. 

3.      New development and redevelopment in the Downtown should be planned and designed to 
be compatible with the character of the historic period architecture, and should be landscaped to 
enhance the pedestrian experience and overall look of the area. 

4.      Downtown Hurricane is intended to function as a mixed use village with effective pedestrian 
and bicycle connectivity to the surrounding neighborhoods. 

5.      Hurricane supports the development of unique shops, restaurants, professional offices, 
financial institutions in the Downtown, and supports additional residential options, including lofts, 
apartments, and townhouses. 

6.      The City encourages and sponsors occasional promotional activities (e.g. farmer's market, 
Peach Days) to bring people downtown. 

7.      The City encourages interim uses of vacant lots and buildings Downtown (i.e. holiday 
markets) to draw people to the area. 

Strategies (implementation items) 

1.      Develop a Downtown/historic main street master plan and accompanying zoning or overlay 
development standards to address: 

a.      Mixed Uuses; 

b.      Design Standards; 

Infill Standards; 

c.      Building Facades; 

d.      Public Realm Enhancements; 

e.      Gathering Places 

Commented [8]: Cannot approve outside of code 
either way... Can add strategy to look at infill 
development standards in the downtown area to 
address this? 



2.      Explore the redevelopment of the community center area as a catalyst project to revitalize 
the downtown area. Conduct a fiscal impact study to understand the amount of tax revenue, 
jobs, and other benefits such a project could provide while considering the cost of service. 

3.      Beautify Downtown's public spaces by enhancing landscaping, updating public furnishings, 
and establishing a façade improvement program to incentivize business owners to update their 
storefronts. 

4.      Explore funding grants such as CDBG Block Grants to accomplish downtown vibrancy 
goals. 

5.      Develop a Downtown community arts program and district to display public art. 

6.      Create a Parking Plan for the Downtown area. 

7.      Review City codes to identify possible regulatory barriers to Downtown development, and 
identify possible incentives to support the types of development that the City supports. Options 
could include: 

a.      Consider a Downtown District form-based code 

b.      Evaluate parking requirements 

c.      Waive or reduce local development fees 

d.      Review project permitting processes for redundancies/inefficiencies 

e.   Consider a grant program to help local businesses update facades on 
buildings or provide for additional updates. 

Our Land Use 

Goal: Managed Growth 

The population of Hurricane has been steadily growing over the past ten years, and it is 
anticipated that the growth trend will continue for the foreseeable future. The increasing 
population creates an increased demand for public services, utilities, roads, schools, 
shopping, recreation facilities, and other goods and services. It is vital that growth be 
managed in a way that allows the City to provide needed services effectively and 
efficiently and within the limits of available resources. The Hurricane Future Land Use 
Map identifies areas within the City where new development is anticipated, and generally 
describes the land uses and levels of development that would be appropriate for each 
area. 
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Policies 

1.      New development should be planned and designed to use the land area efficiently; allow for 
efficient delivery of utilities and services; avoid natural hazards; protect open spaces and natural 
features; and respect the historic context and character of the City. 

2.      New development should occur at intensities and in locations that can be reasonably 
served by existing City services and facilities to minimize the financial burden on existing 
residents. The costs of new development should be borne primarily by the developers. 

3.      Hurricane supports expansion and infill development in appropriate locations to utilize 
existing infrastructure and services efficiently. 

4.      New development should be compatible with existing surrounding land uses. 

5.      The City encourages the development of complete neighborhoods with necessary 
amenities to emphasize a sense of community. 

6.      The City supports small scale, convenient neighborhood stores and services throughout the 
City to reduce the need for cross-town traffic. 

Strategies (implementation items) 

1.      Consider amending the City code to require that all new developments larger than 205 
acres be master planned to protect natural features and farmlands; provide open space; and 
utilize efficient development patterns. 

2.      For land development projects located within or near identified geologic or soils hazards, a 
geologist, soil scientist, or civil engineer will identify, delineate, and evaluate those hazards as 
they affect the project area. The City should review and update the Sensitive Lands and Hillside 
Development requirements to help preserve natural areas. 

3.      Update the Capital Facilities Plans as needed to provide guidance in construction of public 
facilities. 

4.      Review and adjust, as necessary, fees to assure that new development pays the total cost 
of the expansion of public utilities and services to support the development. 

5.      Establish concurrency standards to require or secure the installation of required 
infrastructure as a condition of approving rezoning applications. 

6.      Evaluate areas within the City where development impact fees or the creation of service 
areas could finance needed infrastructure. 

7.      ConsiderPursue the addition and/or expansion of a public transportation system 
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8.   Regularly coordinate with public agencies regarding the provision of roads and utilities 
on public lands anticipated to be developed. 

9.   Ensure connectivity of local trails and paths with existing trails systems in the Washington 
County area. 

10.  Ensure that development is coordinated to maintain the character harmony of current land 
uses and isare economically viable as part of the whole Generalmaster Pplan.  

Where We Live 
Low to moderate income families are being priced out of the single family housing 
market based on an average sales price of $295,600 and an affordable monthly 
payment of $1291 including utilities. Allowing the development of more small lot and 
multifamily housing is onea method the City expects to continue to facilitate moderate to 
low income housing. Due to the large number of units already approved, 2021 will help 
the City examine the effect of these additional housing options on access to housing.  
Another method the City expects to continue to facilitate attainable housing is continuing 
to encourage the leasing of accessory dwelling units associated with single family 
homes, which creates affordable apartment-style housing and also provides revenue 
that allows more residents to afford to purchase a single family home.  

The specific tools outlined in Utah State Law that the City will utilize are: 

1.      The City will work on this re-write starting in May of 2020 with a goal of completing 
the re-write by November of 2020. 

Goal: Provide for Choice in Housing Options 
Over the past several years, annual population growth in Hurricane has been between 5.5% 
and 6.5%, with both “for sale” and rental prices having notably increased.  The City desires to 
provide housing opportunities for a range of incomes and family sizes. Historically, most 
residential development in Hurricane has been for owner-occupied single family homes, and the 
large-lot rural residential development patterns in some areas of the City support the agricultural 
history and character of the area. 

In recent years, the City has recognized the need to approve zoning changes and project plans 
that provide a wider variety of housing options for Hurricane residents. A number of new multi-
family housing units have been approved in recent years and are in various stages of 
construction and occupation. These multi-family homes are a mixture of rental apartments, 
rental and owner-occupied townhomes, and duplex housing. 
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In 2018, the City adopted the Hurricane Moderate Income Housing Plan. The Plan provides 
information on housing costs in Hurricane, local incomes, and the attainability of housing for City 
residents. The Plan also sets policies and identifies strategies to broaden housing availability. 
The 2018 Plan states: 

"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. The City 
will be starting an amendment of the entire General Plan in 2020 and will ensure 
consideration is given to these factors when finalizing the updated plan."  

City policies to support an expanded and robust choice of housing options include: 

Policies 

1.      The City encourages the preservation of areas suitable for a rural lifestyle consistent with 
the City's agricultural heritage. 

2.      The City supports the preservation and protection of stable existing residential 
neighborhoods. ( what about airbnbs?). 

3.      The City encourages the development of affordable and proportionally priced and sized 
homes to meet all community residents and workers' needs. New residential developments 
should include options for affordable housing. 

4.      The City encourages innovative approaches to provide affordable housing, and will partner 
with developers to develop affordable housing implementation strategies.  The city will consider 
available economic development tools and statewide resources to encourage development of 
affordable housing 

5.      Medium and high density residential developments should be planned near support facilities 
such as collector and arterial roads, schools, shopping, and employment centers. 

6.      Medium and high density residential developments should be planned and designed to 
minimize impacts to nearby existing developments, while providing high-quality, attractive 
housing options. 

7.      Planning for the proposed St. George to Zion bus system should include housing options 
near projected stops along the route. These stops may be located in areas already built up with 
older housing stock that can be utilized by lower income households. 

8.      The City encourages well planned and managed manufactured homes as a way to provide 
affordable single family housing. 
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9.      The City supports the development of senior living facilities that can accommodate different 
levels of care. 

Strategies (implementation item) 

1.      Consider adopting regulations to provide a bonus of one additional housing unit for each 
affordable unit provided, up to 5% of the total number of residential units. 

2.      Ensure that developments that receive incentives for affordable housing provide plans to 
maintain the affordability of the units beyond the first occupants or a minimum of a ten year time 
period. 

3.       Allow for moderate income residential development in mixed-use zones and planned 
commercial and neighborhood commercial zones based on guaranteed low to moderate income 
rental or ownership rates for the next 15 years. 

4.       Zone for affordable housing near major investment corridors such as SR-9. 

5.      Continue to allow for accessory dwelling units for full-time renters. What about airbnbs? 

6.      Consider allowing forAllow for single bedroom occupancy developments with lower parking 
requirements. 

7.      Consider revising the land use code for mixed use and planned commercial zones to set 
specific densities and percentages of residential uses in commercial zones, with density 
bonuses available for deed restricted rent and sales prices. 

8.      Begin a study on the per-acre density standards in multi-family zones and consider how to 
rewrite the land use code to more easily accommodate more single bedroom units with less 
parking on the same size parcels, Consider amending the land use code to adjust density per 
acre standards to be based on number of bedrooms and parking requirements rather than unit 
count. 

9.      Coordinate with Washington and St. George to include SunTran routes in Hurricane. 

10.    Consider locations for future park-and-ride lots for public transportation and ride sharing. 

11.   Create a plan to enforce Short Term Rental violations with civil penalties to increase 
regulation authority. 

12.   Adopt a policy regarding the implementation of Public Infrastructure Districts (PIDs), as well 
as a vision for enacting Community Reinvestment Areas (CRAs) to support a variety of housing 
stock. 
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13.   Consider the impact of a transferrable developmental rights (TDR) program to ensure 
preservation of agricultural land and open space in exchange for increased intensity of 
uses in key, supportable areas 

Our Economy 
Goal: Sustain a Diverse and Resilient Economy 

Policy 

1.      The City supports the revitalization of the downtown area. 

2.      The City strives to create an environment that will attract new business and employment to 
Hurricane. 

3.      The City strives to attract clean, non-polluting industries. 

4.      The City supports industrial uses with convenient access to transportation and other 
services. 

5.      The City encourages commercial development in "walkable" (pedestrian - oriented) centers. 

6.      The City supports private investments in workforce development, training, technology, and 
education for the evolving needs of a diverse workforce and changing economy. 

7.      The City supports the redevelopment of existing commercial and industrial sites in both 
urban and rural areas. 

8.      The City supports provision of basic and enhanced services needed to foster local 
employment opportunities. 

9.      The City supports secondary-income options on agricultural land through home and 
accessory rural occupations. 

10.   The City supports the development of businesses that will pay living wage jobs. 

11.   School sites should be located in such a manner that they provide educational services in 
convenient and safe locations. 

12.   The City shall work with the School District to ensure that schools are designed to minimize 
negative impacts on surrounding neighborhoods. 

13.   The City shall continue to work with Dixie State College to expand programs and facilities in 
the Hurricane Valley. 



14.   The City continually collaborates with municipalities, economic development, business 
groups, non-profit organizations, and educational institutions on a coordinated regional 
approach to economic and workforce development. 

Strategies (implementation item) 

1.      Coordinate with Intermountain Health Care companies to expand their medical facility in 
Hurricane. 

2.      Create a downtown master plan that will guide the City in redevelopment and recommend 
standards for public infrastructure, streets, sidewalks and trails, bike lanes, housings, and 
commercial uses. 

3.      Create an economic development master plan that will outline strategies for attracting 
business and retaining current business within the City. 

4.      Create a retail strategy plan that understands current sales tax generators and where areas 
of growth might be best accommodated. 

5.      Create a financial sustainability model that projects key future expenditures and revenues to 
best understand city capacity and future development potential/impacts. 

6.      Support creating commercial spaces in population Centers in the City to provide services to 
those areas. 

7.      Create a citywide understanding of the financial implications of each development type, 
clearly outlining fiscal impacts and costs of services for all commercial and residential uses. 

8.      Support mix uses developments in key areas to support future commercial growth. Require 
a minimum percentage of those developments be retained as commercial space. 

9.      Support continued industrial growth and zone changes in appropriate areas of the City. 

10.   Support the Zion Regional Collaborative to bring infrastructure improvements into the area 
that will help attract tourists. 

11.   Create activities in the downtown area to attract people to commercial sites. 

12.   Adopt a policy regarding the implementation of Public Infrastructure Districts (PIDs), as well 
as a vision for enacting Community Reinvestment Areas (CRAs) to support a variety of 
commercial and residential properties. 

Our Open Space and Trails 
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Goal: Increase Access to Recreation Amenities 

Policies 

1.      The City will work to provide a variety of park types and sizes to meet the broadest possible 
spectrum of recreational needs, readily available to serve all residents of the City. 

2.      The City promotes joint development of City/School park sites. 

3.      The City supports the transition of 100 West (from State Street to 100 South) from a 
vehicular road to a plaza, provided that the transition is accompanied by the development of 
additional, adequate parking. 

Strategies (implementation item) 

1.      The City will evaluate the locations, amount, and quality of recreation and open space 
frequently to assure that current and future populations have adequate access to these 
amenities. 

2.      The City will periodically review development impact fees and/or land dedication 
requirements to ensure they accurately reflect the true costs to the City of providing parks and 
recreation facilities for its residents. 

3.      Consider cost effective and self-sustaining upgrades to/expansion of the Community 
Recreation Center or a phased approach to expansion. 

4.      Review standards for level of service, proximity and service areas for pocket/neighborhood 
parks to expand residential access to recreation. 

5.      Explore feasibility of using 100 West (from State Street to 100 South) as a pedestrian 
oriented plaza. 

6.      The City will update Hurricane’s Sensitive Land and Hillside Ordinance to ensure the 
protection of sensitive lands and open space. 

7.  Develop a specific Virgin River master plan to allow and protect this sensitive area.   

Goal: Interconnected Trail System 

Policies 

1.      The City encourages the development of walking and bike paths/lanes in new development 
to contribute to an interconnected system that links major destinations. 
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2.      Neighborhoods should be designed to provide safe pedestrian connectivity. This may 
include trails between lots, wider sidewalks, and connections through open space, parks, and 
common areas. 

3.      The City encourages pedestrian connectivity to improve safety and quality of life, enhance 
the sense of community, encourage people to walk or bike, and increase the opportunity for 
neighbors to interact. 

4.      New trail systems shall provide access to adjacent neighborhoods, open spaces, and 
employment centers and tie in with the Washington County  trails system . 

5.      The City coordinates closely with surrounding land owners, such as BLM, to ensure local 
and regional trail systems are connected. 

Strategy (implementation item) 

1.      Update the City's trails and active transportation master plan to include: 

a.      Timeline, funding, and partners for proposed/planned trail projects 

b.      Identify trailheads for upgrades 

c.      Identify key locations and trailheads for wayfinding signage and maps 

d.      Standards for bike lanes and locations for future bike routes 

2.      Consider revising City codes to require master planning to provide open spaces and 
recreation facilities for all residential projects larger than 5 acres. 

3.      Improve key intersections where trails cross major roads with enhanced crosswalks. 

4.      Coordinate with canal companies to explore the possibility of canal trails. 

5.      Apply for grants to achieve trail connectivity goals. 

6.      Propose an annual trail development and acquisition budget. 

7.      Pursue purchasing or dedication of waterways, floodplains, and washes for trails within the 
City. 

8.      Assist in the organization of an Active Transportation Committee for hikers and bikers to 
engage the community in trails planning. 

Our Natural Resources 



Goal: Preserve Hurricane's Natural Beauty 

Policy 

1.      New development should not obstruct views of scenic vistas and the natural quality of the 
SR-9 and SR-7 City gateways. 

2.      New development should preserve ridges, escarpments, river washes, and other natural 
features where possible; and provide open spaces for natural and public benefit. 

3.      The City supports and encourages the preservation of natural open space. 

Strategy (implementation item) 

1.      Review and revise City codes, as necessary, to implement project planning and design 
standards to protect scenic vistas, natural open spaces, and wildlife habitats. 

2.      The City will continue to monitor air quality standards set by the State Board of Air Quality 
and petition for standards particular to Washington County. 

develop a sensitive areas master plan that addresses preservation of key natural spaces and 
wildlife corridors 

Goal: Water Quality Protection and Conservation 

Policy: 

1.      The City will work with the Corps of Engineers to obtain advance wetland identification to 
aid in prevention of wetland encroachment by public and private projects. 

2.      Development projects that could have adverse impacts on significant wetlands should be 
designed to eliminate or adequately mitigate such adverse impacts. 

3.      The City will coordinate closely with the Washington County Conservancy District to 
educate residents and promote available water-wise incentives to the public and to developers. 

4.      Consider revisions to the City codes to: 

a.      Require that new developments use turf grass sparingly, eliminating it where 
possible to reduce water use 

b.      Require new developments to use local/native plants for landscaping to 
reduce water use 
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5.      Consider updatingUpdate the City's landscaping and irrigation standards to conserve water usage. 
Techniques could include landscaping standards, approved plant lists, rainwater harvesting 
(where allowed), encouraging use of hydrozones, and others. 

6.      Ensure that City properties use xeriscaping as appropriate and water-wise irrigation 
methods. 

Strategy (implementation item) 

1.      The City will work with the Corps of Engineers to obtain advance wetland identification to 
aid in prevention of wetland encroachment by public and private projects. 

2.      Development projects that could have adverse impacts on significant wetlands should be 
designed to eliminate or adequately mitigate such adverse impacts. 

3.      The City will coordinate closely with the Washington County Conservancy District to 
educate residents and promote available water-wise incentives to the public and to developers. 

4.      Consider revisions to the City codes to: 

a.      Require that new developments use turf grass sparingly, eliminating it where 
possible to reduce water use 

b.      Require new developments to use local/native plants for landscaping to 
reduce water use 

5.      Consider updatingUpdate the City's landscaping and irrigation standards to conserve water usage. 
Techniques could include landscaping standards, approved plant lists, rainwater harvesting 
(where allowed), encouraging use of hydrozones, and others. 

6.      Ensure that City properties use xeriscaping as appropriate and water-wise irrigation 
methods. 

Goal: Preserve Dark Skies 

Policies 

1.      The City values our night-sky views and recognizes our regional role in preserving them. 

2.      New development shall utilize outdoor lighting that is shielded downwards to minimize 
upward light dispersal. 

3.      The City supports the conversion of street lighting to energy efficient LEDs. 

Strategies (implementation items) 



1.      Develop a  "dark hours"" campaign encouraging when commercial properties to should shut 
off bright, unused interior lights 

2.      Convert street lighting to energy efficient LED bulbs. 

3.      Ensure outdoor lighting on City properties uses energy efficient LED lighting and is directed 
downward. 

4.      Develop a pallet of Dark Sky friendly lighting fixtures for new development. 

5.      Consider updatingUpdate current Dark Sky ordinances to contain “shall” wording, including 
exceptions for safety and security lighting. 

6.   Dark sky lighting policies should also be part of the Residential zoningbuilding codes and 
regulations [I propose this instead: “Consider adding Dark Sky components to the Residential 
zoningbuilding codes for new residential developments, including exceptions for safety and 
security lighting.” 

 

  

The Following Goals, Policies, and Strategies have been pulled from the existing 2011 General 
Plan, pulled from public input, and developed through best practices by Logan Simpson, Zions 
Public Finance, and City planning staff. The goals and policies support and advance the vision 
statements that were developed in the summer of 2020 and are supported by the existing 
conditions document put together in the spring. 

Goals are big picture items that were largely created through listening to the community; policies 
support the goals and should be used for policy guidance to assist in decision making; 
strategies are specific steps the City can take to achieve each goal. Strategies will ultimately be 
used alongside the final chapter in the Have Your Say Hurricane document, Implementation. 
The Implementation Chapter combines the strategies from each section and groups them 
together into “tasks” to ensure the most efficient use of City resources. The implementation 
chapter will also list key information such as timeline, priority, cost, and responsibility for each 
grouped task. 

  

Our Character and Heritage 

Goal: Maintain Hurricane's strong sense of place, quality 
of life, and unique character 
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Agricultural and Residential Uses 

Agricultural 

Property used for keeping or pasturing of animals or raising of crops with supporting residential 
use. Appropriate residential density should be between one unit per 40 acres to one unit per five 
acres. {Note: The current AG zones run from 1 per forty to one per single 5 acres. 

Rural Residential 

These areas are adjacent to properties in the Agricultural Protection Overlay or agricultural 
properties. These areas should serve as a transition from agricultural to traditional 
neighborhoods or commercial uses. Appropriate residential densities for this land use are one or 
two units per acre. 

Single Family Residential 

Residential neighborhoods characterized by single-family homes. These uses should be located 
near supporting community uses such as, but not limited to churches, schools, and parks. 
Appropriate residential densities for this land use are from three to seven units per acre. 

Moderate to High Density Residential 

Residential neighborhoods with a combination of small-lot single family and multi-family 
residences that include designated shared open spaces. These uses are appropriate in near 
proximity to transportation, schools, and shopping. The specific conditions for each project 
would be addressed during the approval process. Appropriate residential densities for these 
land uses are six to ten units per acre. 

Planned Community 

Master planned communities should be complete communities that offer a mixture of housing 
types and supporting uses such as neighborhood and supporting commercial uses, offices, 
churches, schools, and parks within the development project area. Development in this use 
designation should take into account the character of existing surrounding development. 

Commercial Uses 

Mixed Use  

Mixed use areas should be developed as distinct districts or community centers offering a mix of 
retail, dining, entertainment, employment, and supporting residential uses. These developments 
should be easy and safe to navigate on foot and located in areas with access to major roads 
and surrounded by appropriate residential densities to support these uses. 
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General Commercial 

Commercial uses that provide retail, employment and service uses for the City. These 
developments should be located along or adjacent to major road corridors. 

Neighborhood Commercial 

Retail and service uses scaled to be compatible with surrounding existing and planned future 
residential uses at strategic locations throughout the City. 

Downtown 

This land use is concentrated in Hurricane’s historic downtown district. Desired uses downtown 
include retail, residential, dining, public uses, and entertainment. Development in this area 
should build on Hurricane’s unique character and heritage, reusing existing buildings where 
possible. This area is held to a higher standard of design and strives to create a safe and 
inviting environment for pedestrians. 

Gateway Commercial 

The “Gateway” shall be any property aligned with main arteries, such as SR -9 and  SR-7 
at or near entrances to the city. The “Gateway,” as established by area and definition in 
the Hurricane  commercial district master plan, is where a combination of retail, 
professional businesses and related activities are encouraged and established  

Office and Industry 

Business/Light Industrial 

Uses including general business operations, employment centers, and small-scale warehousing 
or assembly facilities with automobile and truck access. BMP and M-1 zone designations are 
most appropriate for this use. 

Industrial/Heavy Manufacturing 

Uses including heavy manufacturing and large-scale warehousing within large, predominately 
single or two story, structures. Use includes vehicular access for large trucks for raw materials 
and finished product shipping. The M-2 zone designation is most appropriate for this land use. 

Airport 

Land uses in the area around the Hurricane Airport are limited in both use and scale to protect 
area residents and ensure safe use the airport. 

Public and Open Space 
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Public 

Uses including municipal services, public or private schools and campuses, playing fields, 
recreational facilities and similar public facilities. 

 

Natural Open Space 

Areas within the City of undeveloped open space, such as hillsides, ridge lines, river corridors, 
habitat, and drainage channels left in a predominately undisturbed state with minimal use 
impacts. These areas may include uses such as trails, trailheads, and small pavilions. 

Recreational Open Space 

Areas designated for private or public open space used for managed recreational activities 
including but not limited to playgrounds, splash pads, golf courses, and sports fields. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020    File Number:  2020-ZC-37 
 
Type of Application:   Zone Change, Legislative 
 
Applicant:   Lagom, LLC 
 
Agent:    Greg Sant- Perry Homes 
  
Request: A zone change from M-1 Light Industrial to Residential 1-6 

Location:   3300 W 600 N 
 
General Plan: High-Density Single Family 4-8 Units and Acre 
 
Existing Zoning: M-1 
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Discussion: 
The applicant is seeking to rezone their 25.99 acres of property from M-1 Light Industrial to Residential 
1-6, 6,000 sq. ft. lots. 
 
   Zoning   Adjacent Land Use 
 
 North  M-1    Gravel Pit and Open Space 

East  R1-8    PDO Peregrine Pointe Subdivision 
 South  R1-8 and PDO   Open Space, future townhomes, and single-family 
 West  M-1    Open Space and Future Gravel Pit 
  
  
 
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 high-density single-family, which would comply 
with R1-6.  
 
To the North and West, Interstate Rock has voiced concerns about having residential units near their 
mining operation. Hurricane's General Plan does state the following:  
 

D. Heavy industrial should not be located near residential areas or should be naturally or 
physically buffered from them. 

 
Mining is currently taking place, which would be a heavy industrial use. Mining is not permitted within 
M-1 Zones but is grandfathered in the area. Gravel pits have some special protection under state law that 
can be found in 10-9a-9 Vested Critical Infrastructure Materials Operations. New subdivision plats must 
follow the rule below: 
 
Effective 5/14/2019 
10-9a-904.  Notice. 
     For any new subdivision development located in whole or in part within 1,000 feet of the boundary of 
a vested critical infrastructure materials operations, the owner of the development shall provide notice 
on any plat filed with the county recorder the following notice: 
     "Vested Critical Infrastructure Materials Operations 
     This property is located in the vicinity of an established vested critical infrastructure materials 
operations in which critical infrastructure materials operations have been afforded the highest priority 
use status. It can be anticipated that such operations may now or in the future be conducted on 
property included in the critical infrastructure materials protection area. The use and enjoyment of this 
property is expressly conditioned on acceptance of any annoyance or inconvenience that may result 
from such normal critical infrastructure materials operations." 
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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 property owners are single-family residents, and some roadways are 
stub into the property. However, to the North and West is an active mining facility. This pit uses blasting 
and other mining methods to extract rock and gravel. The City has already received complaints about 
mining use.  
 
The staff has received two phone calls from residents to the east who voiced support for this 
development.  
 
3. Will the proposed amendment affect the adjacent property?  
 
Response: Yes, but there is some growth anticipated in the area. There will be the average impacts of 
any development, but some may be mitigated by connectivity requirements within the Hurricane City 
Code. Additional homes will likely experience some adverse effects adjacent to the mining.  
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: There are services in the area that are adequate to serve the parcel if developed as an R1-6. It 
is likely and anticipated that some improvements to the area's utility system will be needed with 
development.  
 
Findings:  
Staff makes the following findings: 
 

1. The proposed amendment is generally compatible with the goals and policies of the current 
General Plan Map. Still, the General Plan also recommends that heavy industrial activity is 
separated from residential zones. 

2. The proposed amendment is generally in harmony with the overall character of existing 
development to the east and south, but conflicts with the development to the north and west.  

3. Public facilities are currently 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, and the neighborhoods to the east have been stub 
into the property to anticipate the growth. 

 
Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and considers residents' comments. Staff is currently doing some additional 
research about home development that is adjacent to these type of uses.  
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Stephen Nelson

From: Greg Sant <greg.perryhomesutah@gmail.com>
Sent: Monday, November 30, 2020 11:00 AM
To: Stephen Nelson; Greg Sant; Arthur LeBaron
Subject: Perry Homes Zone change

Stephen, 
As a follow up to the meeting we had with the JUC, I have talked to Interstate Rock to see why they 
care about the zone change. They told me that they intend on mining their minerals all the way up to 
our property boundary and they don't want our future residents complaining.  This surprised me 
because I did not think that they could do that. I have looked at the Zoning map and ordinance as well 
as the General Plan and what I discovered is that their property next to ours is currently zoned Light 
industrial and this does not all for mineral mining.  Furthermore, the General Plan shows medium 
density residential and open space for future uses.  Finally, The sewer line runs from our property into 
their property and I do not believe that the Sewer district would like to have mining 
operations happening around their regional sewer line. 
 
Based on this I find Interstate rocks opposition a non-issue.  Furthermore, the zoning that we are 
asking for follows the General Plan and matches the zoning that is next to us in Peregrine 
Pointe.  Even though Peregrine Pointe is zoned PDO R-1-8, this PDO allows us to have lots as low at 
6,000 s.f. in size, and in fact, most of the lots that abut the proposed zone change are in the 6,000 s.f. 
size.  If you have any questions, please call me on my cell phone. 
 
Thank you, 
 
Greg Sant 
Land Development Specialist 
Perry Homes Utah, Inc. 
435-414-4444 Cell 
435-251-9090 Office 
greg.perryhomesutah@gmail.com    

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.

 
               

 
Teach InfoWest Spam Trap if this mail is spam: 
Spam 
Not spam 
Forget previous vote 
 
REMEMBER: Never give out your account information, password, or other personal information 
over e‐mail. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020    File Number:  2020-ZC-38 
 
Type of Application:   Zone Change, Legislative 
 
Applicant: James Duane and Julie White, Stormi LLC, Michael Ray, and Sherrie 

Yvette Foote, Cody Olsen, Colten Iverson, TC INV Holdings LLC 
Agent:    Scott Stratton 
  
Request: A Planned Development Overlay Request 

Location:   1760 W and 200 S 
 
General Plan: High-Density Single Family 4-8 Units and Acre 
 
Existing Zoning: R1-6 and R1-10 
 
 
Discussion: 
The applicant is seeking a PDO overlay zone for the Point Break Subdivision and the South 4 Lots. The 
main reason is to secure less severe setbacks. The applicant is not proposing any changes to housing 
types or density. 
 
   Zoning   Adjacent Land Use 
 
 North  RA-1 and HC   Undeveloped Property and Open Space 

East  HC    Open Space and Undeveloped Property 
 South  R1-10    Open Space and Single-Family Homes 
 West  RM-2    Townhomes 
  
  
Setback: 
 
The following is a table that shows the setbacks for the proposed PDO and existing zones:  
 
Setback R1-10 R1-6 PDO 
Front 25 ft 25 ft 19' from the back of 

curb, Garages 20' from 
the back of sidewalk 

Back 20 ft 10 ft 10’ 
Side 10 ft 8 ft 5' min, 15' Aggregate 
Side-Street 20 ft 20 ft 10' min (15' standard), 

15' Aggregate 
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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: Yes, since the PDO application does not change any of the density from the underlying 
zones. 
 
2. Is the proposed amendment harmonious with the overall character of existing development in the 
subject property's vicinity? 
 
Response: Yes, most of the development around contains single-family homes, townhomes, and some 
agriculture use. 
 
3. Will the proposed amendment affect the adjacent property?  
 
Response: No, there will be minimal impact to adjacent property and property owners.  
 
4. Are public facilities and services adequate to serve the subject property? 
 
Response: The main concern that was raised by the Joint Utility Company is that the construction 
drawings were approved based on the 20' side yard and 25' front setbacks. Dominion raised concerns 
about how close structures could be to the gas line, located about 9' off the property line within the 
public utility easement. This could put some of the homes one or two feet off the gas line if only built 
10' off the property line. For other PDO's, the City has required 15' to help set the home off the Public 
Utility Easement. 
 
Some in the JUC also raised concerns about driveway depth of only 20' off the sidewalk. 
 
Findings:  
Staff makes the following findings: 
 

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

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

 
Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and consider residents' comments. Staff would recommend approval but 
would recommend requiring a 15' side yard street setback to make sure that homes are a few feet off the 
gas line. 
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STAFF COMMENTS  
 
Agenda:    December 10, 2020  File Number: 2020-LUCA-09 
 
Ordinance    
 
Action Type:  Ordinance Change, Legislative 
    
Applicant: Staff 
 
Request: Modify Hurricane City Code 10-16-1 Use Table 
 
 
Discussion 

The City has been asked by a trucking company to examine the City Code to allow them to move 
into Hurricane City Industrial Zone on Old Hwy 91 and allow for the sale of commercial trucks. 
To do that, vehicle sales must be changed to a permitted use within the M-1 Zone. Staff has 
made the change for the Planning Commission to consider. 

Recommendation: Discuss proposed changes and make any additional desired changes. Make a 
positive recommendation to the City Council 



10-16-3: USES ALLOWED: 
   A.   Permitted And Conditional Uses: Permitted and conditional uses allowed within 
business and industrial zones shall be as set forth in table 10-16-1 of this section. 
Permitted and conditional uses are indicated by a "P" or "C", respectively, in the 
appropriate column. Uses not permitted are indicated by "N". Any use not shown 
on table 10-16-1 of this section shall be prohibited unless the zoning administrator 
determines the use is substantially the same as a permitted or conditional use as 
provided in subsection 10-7-18E4 of this title. 

TABLE 10-16-1 
PERMITTED AND CONDITIONAL USES ALLOWED IN BUSINESS AND 
INDUSTRIAL ZONES 

  
 

Zones 
Uses BMP PO M-1 M-2 

Agricultural uses: 
    

Accessory building P P P P 
Agricultural business N N N N 
Agricultural industry N N P N 
Agriculture N N N N 
Agriculture residential N N N N 
Animal specialties N N P N 
Animals and fowl for recreation and family food 
production 

N N N N 

Stable, private N N N N 
Residential uses:         
Accessory building P P P P 
Assisted living facility N N N N 
Boarding house N N N N 
Dwelling, earth sheltered N N N N 
Dwelling, multiple-family N N N N 
Dwelling, single-family N N N N 
Dwelling, single-family with accessory apartment N N N N 
Dwelling, two-family N N N N 
Guesthouse N N N N 
Manufactured and mobile home park N N N N 
Manufactured and mobile home subdivision N N N N 
Manufactured home N N N N 
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Protective housing facility N N N N 
Rehabilitation/treatment facility P P P P 
Residential facility for elderly persons1 P P N N 
Residential facility for persons with a disability1 P N N N 
Residential facility for troubled youth N N P N 
Transitional housing facility N N P N 
Public and civic uses:         
Airport N N N N 
Auditorium or stadium N N N N 
Bus terminal P N N N 
Cemetery N N N N 
Church or place of worship P P N N 
Club or service organization P P N N 
College or university P P N N 
Convalescent care facility P N N N 
Correctional facility N N N N 
Cultural service P P N N 
Golf course N N N N 
Government service P P N N 
Hospital P P N N 
Operations center P N P P 
Park P P P P 
Post office P P P P 
Protective service P P P P 
Reception center P P N N 
School, elementary, middle, or high N N N N 
School, vocational P P P P 
Stable, public N N N N 
Utility, major3 N P P P 
Utility, minor3 P P P P 
Commercial uses:         
Agricultural sales and service P N P P 
Animal hospital P P N N 
Bail bond service P P P P 
Bank or financial institution P P N N 



Bed and breakfast, home N N N N 
Bed and breakfast inn N N N N 
Business equipment rental, services, and supplies P N P N 
Club, private P N N N 
Construction sales and service P N P P 
Convenience store P N P P 
Family child daycare facility2 N N N N 
Family child group daycare facility2 N N N N 
Family child residential certificate care facility2 N N N N 
Family childcare center P N P N 
Funeral home P N N N 
Garden center P N N N 
Gas and fuel, storage and sales N N P P 
Gasoline service station P N P P 
Hostel P N N N 
Hotel P N N N 
Kennel P P P P 
Kennel, residential N N N N 
Laundry or dry cleaning, limited P N N N 
Liquor store P P P P 
Media service P P P P 
Medical or dental laboratory P P P P 
Medical service P P N N 
Motel P N N N 
Office, general P P N N 
Parking garage, public P P P P 
Parking lot, public P P P P 
Pawnshop P N N N 
Personal care service P P N N 
Personal instruction service P P N N 
Printing and copying, limited P P P N 
Printing, general P N P P 
Produce stand N N N N 
Recreation and entertainment, indoor P N N N 
Recreation and entertainment, outdoor P N N N 



Recreational vehicle park N N N N 
Repair service P N P N 
Research service P P P P 
Restaurant, fast food P N N N 
Restaurant, general P P N N 
Retail, general P N N N 
Secondhand store P N N N 
Shopping center N N N N 
Tattoo establishment P N N N 
Tavern P N N N 
Temporary trailer P P P P 
Transportation service P N P P 
Vehicle and equipment rental or sale P N NP N 
Vehicle and equipment repair, general P N P P 
Vehicle repair, limited P N P P 
Vehicle wash P N P P 
Veterinary service P N N N 
Warehouse, self-service storage P N P P 
Wireless telecommunication facility See section 10-50-5, table 10-50-1 of this title 
Industrial uses:         
Automobile wrecking yard N N C C 
Freight terminal N N P P 
Heavy industry N N N P 
Junk or salvage yard N N N N 
Laundry services P N P P 
Manufacturing, general P N P P 
Manufacturing, limited P N P P 
Mineral extraction N N N P 
Wholesale and warehousing, general P N P P 
Wholesale and warehousing, limited P N P P 

  

   Notes: 

      1.    See chapter 46 of this title. 

      2.    See chapter 42 of this title. 

      3.    See chapter 45 of this title. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020  File Number: 2020-CUP-11 
 
Type of Application:  Conditional Use Permit, Administrative 
 
Applicant:   Carol Dever 
 
Request: A Conditional Use Permit for a pre-engineered metal building in 

an R1-15 Zone 
 
Location:   1289 S 160 W 
   
General Plan:   N/A  
 
Existing Zoning: Single Family Residential R1-15 
 
Discussion:  The applicant proposes constructing a 24’x 35’ pre-engineered metal garage in 
a residential location. The land-use code states this requires a conditional use permit:  
 
10-33-3: BUILDING DESIGN 
5. Preengineered metal buildings: 
a. Shall be permitted in all agricultural, residential agriculture, industrial, and public facility 
zones; 
b. Shall be allowed by conditional use permit in all commercial and residential zones. 
 
Standards for approval 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: 
 
g. Standards for metal buildings: 
(1) In residential (R-1) zones the height and size may not be greater than permitted in the 
zone. 
(2) The building must meet the following design standards: 
 
(A) Exterior building materials shall be durable, require low maintenance, and be of the 
same or higher quality as surrounding developments. 
 
(B) Details of proposed colors and materials, including color chips, samples, and colored 
building elevations, shall be shown on building plans when a development project 
application is submitted. Colors shall be compatible with surrounding structures. 
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(C) Reflective surfaces or colors which may produce excessive reflections or glare that may 
create a potential safety problem are prohibited. 
The building must meet the following design standards: 
 
1. The proposed building will be a metal building and roof, all materials are durable, require 

low maintenance, and are of the same quality as surrounding development.  
2. The building will be a gray color. 
3. The building size and height is less than the allowed maximum, at 840 sq. ft. 
4. The building is not expected to produce excessive reflections or glare. 
 
 Findings: 

1. The proposed building is of durable, low maintenance materials. 
2. Colors are compatible with surrounding structures. 
3. No problems with glare or reflectivity are anticipated.  
4. The building will be under the max height and size. 

 
Recommendation:  Based on the above findings, staff recommends approval of a conditional 
use permit for the proposed pre-engineered metal building subject to the applicant meeting all 
setbacks and building permit requirements. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020  File Number: 2020-CUP-12 
 
Type of Application:  Conditional Use Permit 
 
Applicant:   Heather Lewis 
 
Request: A Conditional Use Permit for an accessory building in an RA-1 

Zone 
 
Location:   1442 S 700 W 
   
General Plan:   N/A  
 
Existing Zoning: RA-1 
 
Discussion:    The applicant proposes constructing a 4,420 sq. ft., 31’ tall accessory building. 
Hurricane City Code (HCC) 10-14-4 allows the max square feet and height of an accessory 
building to be 2,000 sq. ft. and 20' 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, but it is taller than a normal 
two-story building at 31’.  
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2. The proposed building is planned to have an exterior composed of stucco to match the 
home. 

3. The building is set back a minimum of 5' from the side property lines and 5' off the 
back at 12’ from the back and closest side yard property line. 

4. There currently is not a home on the lot, but the applicant is planning on filing for a 
building permit for both at the same time. 

 
 
  
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:   December 10, 2020  File Number: 2020-CUP-13 
 
Type of Application:  Conditional Use Permit 
 
Applicant:   Michael Nielson 
 
Request: A Conditional Use Permit for an accessory building in an RA-

0.5  Zone 
 
Location:   717 S 775 W 
   
General Plan:   N/A  
 
Existing Zoning: RA-0.5 
 
Discussion:    The applicant proposes constructing a 1,848 sq. ft., 29’ 2” tall accessory 
building. Hurricane City Code (HCC) 10-14-4 allows the max square feet and height of an 
accessory building to be 2,000 sq. ft. and 20' 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 29’ 2” 
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2. The proposed building is planned to have an exterior composed of split-face block 
and stucco. 

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

  
Recommendation:  Based on the above findings, staff recommends approval of a 
conditional use permit for the proposed accessory building as presented.  
 

 

 













STAFF COMMENTS 
 
Agenda:   December 10, 2020  File Number:  2020-APA-08 
 

Type of Application:   Agricultural Protection Overlay 
 

Applicant:   Milton W Hall and Eight Acres 
 

Request: A report for the City Council on a proposal to create 
an Agricultural Protection Area 

Location:   1100 W and 2700 S 
 

General Plan:    Agricultural/Rural Residential 5+ Acres  
 

Existing Zoning: RA-1 
 

Discussion:  This request is not to change the zone but protect the land with an Agricultural 
Protection Area. The total size is 40 acres. State and City code sets the standards for review by 
the Planning Commission and the County Agricultural Protection Area Advisory Committee. An 
Agricultural Protection Area grants certain legal protections to the property, including preventing 
rezoning the property, providing a defense against nuisance actions, notice to new subdivisions, 
and limiting eminent domain actions. These protections are found in Utah Code, sections of 
which are included in this report.  
 
The Dixie Conservation District reviewed the application on November 24, 2020, and gave a 
favorable recommendation to the City Council.  
 
   Zoning    Adjacent Land Use 
 
 North  RA-1 & Ag Protection Fields and Sparse Housing    
 East  PF    Hurricane Airport 
 South  RA-1    Fields and Sparse Housing 
 West  RA-1 & Ag Protection Fields and Sparse Housing 
 
The criteria set by State law (17-41-303) for a “written report to the legislative body” is that it: 

1. Analyzes and evaluates the effect of the creation of the proposed area on the planning 
policies and objectives of the ….municipality….:  
This proposal appears to support objectives to maintain agricultural properties and to 
develop in a generally open and low profile way.  

2. Analyzes and evaluates the proposal by applying the criteria contained in Section 17-41-
305 – 
  In evaluating a proposal and in determining whether or not to create or recommend the 
creation of an agriculture protection area, industrial protection area, or critical 
infrastructure materials protection area, the advisory committee, planning commission, 
and applicable legislative body shall apply the following criteria: 



(1) whether or not the land is currently being used for agriculture production, 
industrial use, or critical infrastructure materials operations, as the case may be; 
(2) whether or not the land is zoned for agriculture use, industrial use, or critical 
infrastructure materials operations, as the case may be; 
(3) whether or not the land is viable for agriculture production, industrial use, or 
critical infrastructure materials operations, as the case may be; 
(4) the extent and nature of existing or proposed farm improvements, the extent and 
nature of existing or proposed improvements to or expansion of the industrial use, or the 
extent and nature of existing or proposed improvements to or expansion of critical 
infrastructure materials operations, as the case may be; and 
(5)  
(a) in the case of an agriculture protection area, anticipated trends in agricultural 
and technological conditions; 
(b) in the case of an industrial protection area, anticipated trends in technological 
conditions applicable to the industrial use of the land in question; or 
(c) in the case of a critical infrastructure materials protection area, anticipated 
trends in technological conditions applicable to the critical infrastructure materials 
operations of the land in question.   
 
The current agriculture uses include irrigated pasture for livestock, livestock feeding and 
housing, hay/crop/produce production, and storage. The Zoning is RA-1. 
 

3. Recommends any modifications to the land to be included in the proposed agricultural 
protection area. 
 
The Planning Commission members should discuss any modifications they might 
recommend with the application. 
 

4. Analyzes and evaluates any objections to the proposal.  
 
No objections to the proposal have been received at the time of this report. 
  

5. Includes a recommendation to the ….legislative body to either accept, accept and modify, 
or reject the proposal.  
 
 

Recommendation: Staff recommends the Planning Commission review the evaluation criteria, 
discuss the application with the applicants, and approve the draft letter which recommends 
approval. 
 













City of Hurricane 
Planning Commission 

 
 

147 North 870 West • Hurricane, UT • 84737 
Phone: (435) 635-2811 • Fax: (435) 635-4284 

WEB: www.cityofhurricane.com 

 

 
 
December 10, 2020 

Subject: Report to City Council on proposed Agricultural Protection for Parcels H-3359-A, H-
3359-B, H-3359-C  

 

Hurricane City Council, 

The Planning Commission forwards the following findings regarding Agricultural Protection 
Overlay 2020-APA-08: 

1. The land is currently being used for agricultural production or has plans to be used for 
immediate agricultural production. 

2. The land is zoned for agricultural uses, RA-1  
3. The land is viable for agricultural use 
4. The property is congruent with agriculture protection zones 
5. Approving the use of this land for agriculture is consistent with current and expected 

technological trends in agriculture. 

Future Use  

1. The General Plan maps have the area listed as Agricultural Use 
2. 1100 W is located adjacent to the property. Most roadways are not fully developed until 

the property is developed.  

 
Recommendation 

The Planning Commission recommends that the City Council approve the overlay request.  
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STAFF COMMENTS 
 
Agenda:   December 10, 2020           File Number:  2020-PP-23 
 
Type of Application:   Preliminary Plat Administrative 
 
Applicant:   Laine Matthews 
 
Agent:    Brown Consulting Engineers 
  
Request: Preliminary Plat Review and Recommendation 

Location:   Main Street and 200 North 
 
General Plan:     Downtown 

Existing Zoning: RM-1 
 
 
Discussion:  The applicant has applied for a .53 acre preliminary plat containing three lots.  
 

Zoning   Adjacent Land Use 
 
 North  R1-10    Single Family Homes 
 East  R1-10    Single Family Homes   
 South  PF and R1-6   Park and Homes 
 West  RM-2    Townhomes 
 
 
JUC Comments 
The following items will need to be addressed with the construction drawings: 
  

1. The City currently has a Parkside Subdivision at Grandpa’s Pond, recommends changing the 
name. 

2. Water is in the area. 
3. There is a fire hydrant located on the corner. 
4. There is a transformer across the street; they may have to make some improvements to connect. 
5. There are no major utility concerns. 
6. They will need to update the cross-section, will need to speak to engineering about the proper 

section.  
 

Planning Review Notes: 
1. The applicant is proposing to do single-family homes in multi-family zoning. RM-1 does allow 

for single-family homes.  
2. A scale needs to be added, “Scale shall be of sufficient size to adequately describe in legible 

form all required elements.” 
3. Contours need to be added. Contours at vertical intervals not greater than five feet (5'). 
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4. The plat needs to provide “identification of potential geotechnical constraints on the project site 
(such as expansive rock and soil, collapsible soil, shallow bedrock and caliche, gypsiferous rock 
and soil, potentially unstable rock or soil units including fault lines, shallow groundwater, and 
windblown sand) and recommendations for their mitigation.” 

5. The applicant needs to provide a letter from both the local sanitary sewer provider and culinary 
water provider indicating the availability of service. However, both services are in the area. 

6. The plat needs to contain information on whether the property is located in a desert tortoise take 
area. 

7. The applicant should remove the PUE from the rear and side property lines. Hurricane City 
requires a 10’ PUE along the ROW only unless there is a planned utility line the requires it 
otherwise. 

  
Recommendation:  
Staff recommends the Planning Commission review this application based on standards with Hurricane 
City Code. Staff recommends the Planning Commission make a positive recommendation with the 
condition that the applicant address all JUC and Staff comments. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020           File Number:  2020-PP-24 
 
Type of Application:   Preliminary Plat Administrative 
 
Applicant:   Western Mortage and Realty Company 
 
Agent:    Brent Moser and Karl Rasmussen 
  
Request: Preliminary Plat Review and Recommendation 

Location:   3870 W and 2570 S 
 
General Plan:     Planned Community 

Existing Zoning: R1-10 (our zoning maps currently states PF, but it was approved R1-10 
with Elim Valley Zone Change) 

 
 
Discussion:  The applicant has applied for a 24.859-acre preliminary plat containing 74 lots. The 
applicant was recently given a zone change from PF to R1-10 as part of the Elim Valley Zone Change. 
 
 

Zoning   Adjacent Land Use 
 
 North  R1-10    Undeveloped 
 East  R1-10 and PF   Single Family Homes and WCWCD 
 South  R1-10    Single Family Homes 
 West  R1-10    Single Family Homes 
 
 
JUC Comments 
The following items will need to be addressed with the construction drawings: 
  

1. The water conservancy district owns a property strip to the south of the development. The 
applicant should work on securing that strip and obtain access.  

2. Fire and Engineering expressed concerns about the cul-de-sac and limited connectivity. 
3. Sewer is in the area. 
4. Water is in adjacent roads. 
5. There is a communication easement covering all of the former Elim Valley Development. Staff 

is reviewing the easement. 
6. Power: The development should begin on the south and end and work north because of the 

capacities of the power lines in the area 
7. Gas and cable are in the area. 
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Planning Review Notes: 

1. The plat should state what the average lot size is for the development. The zone requires an 
average lot size of 10,000 sq. ft., with 8,000 sq. ft. minimum. The plat complies but should state 
that compliance.  

2. The minimum lot width is 80’ in R1-10 Zone. Lots 24-29 do not comply and will need to be 
widened. 

3. The plat does not contain any phasing lines; therefore staff assumes the project is planned to be 
completed in a single phase.  

4. The applicant needs to provide a letter from both the local sanitary sewer provider and culinary 
water provider indicating service availability. However, both services are in the area. 

5. The applicant must meet roadway and connection standards: 
 
10-39-11: SUBDIVISION STREETS AND FENCING: 
A.   Relation To Adjoining Street Systems: 

      1.   The arrangements of streets in new subdivisions shall make provision for the 
continuation of the existing streets to adjoining areas insofar as such may be deemed necessary 
by the Planning Commission for public requirements. New streets within subdivisions shall not 
preclude future access to adjoining properties. 

      2.   Standard residential streets shall approach the arterial or collector streets at an angle of 
not less than eighty degrees (80°). 

      3.   Except as otherwise provided elsewhere in the Hurricane City Code, all subdivision 
streets and roadways shall be constructed and installed in accordance with the Hurricane 
Roadway Construction Standards. 

6. Hurricane City on Cul-de-sacs:  
 
Hurricane Design Standards 3.2.2 ROADWAY NETWORK DESIGN... 
A reduction in the use of cul-de-sacs should be emphasized in order to provide greater traffic 
circulation and less volume on collector roads. Circulation is of the utmost importance; long 
blocks and excessive dead-end streets should be avoided.  
 
The current street lay does not provide the connectivity that is required by Hurricane City Design 
Standards. The applicant would need to link the cul-de-sacs together by continuing the roadway 
on the north through to 2670 S. Also, 2570 S or 2630 S should also stub into the neighboring 
property to the east to ensure better connection if the water district ever develops said property.   

 
  
Recommendation:  
Staff recommends the Planning Commission review this application based on standards with Hurricane 
City Code. Staff recommends the Planning Commission make a positive recommendation with the 
condition that the applicant address all JUC and Staff comments. 
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STAFF COMMENTS 
 
Agenda:   December 10, 2020           File Number:  2020-PP-25 
 
Type of Application:   Preliminary Plat Administrative 
 
Applicant:   Winder Loretta TR 
 
Agent:    Kath Hurst and Pr Value Engineering 
  
Request: Preliminary Plat Review and Recommendation 

Location:   400 S and 1400 W 
 
General Plan:     High Density Single Family 

Existing Zoning: R1-15 
 
 
Discussion:  The applicant has applied for a 3.29 -acre preliminary plat containing 7 lots. The applicant 
was recently given a zone change 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 
 
 
 
JUC Comments 
The following items will need to be addressed with the construction drawings: 
  

1. The current road layout is a concern because it provides three intersections within a few hundred 
feet on 400 S, which is a collector roadway. 

2. Sewer: There is a manhole in at 1400 W, and the sewer 
3. Water is located in 400 S 
4. Power is located in the 400 S right-of-way. 
5. Engineering: Concern about a single cul-de-sac accessing 400 S, should be changed to intersect 

1400 W 
 

Planning Review Notes: 
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1. The plat should state what the average lot size is for the development. The zone requires an 
average lot size of 15,000 sq. ft., with 12,000 sq. ft. minimum. The plat complies but should state 
that compliance.  

2. The applicant needs to provide a letter from the Hurricane City Water Department, indicating 
service availability.  

3. There is an open canal line that the applicant will need to work with an irrigation company to 
preserve water access and update the ditch. 

4.  The applicant will need to complete some improvements to 1400 W.  Hurricane Subdivision     
Standards are as follows:  
 
10-39-11: SUBDIVISION STREETS AND FENCING: 
   A.   Relation To Adjoining Street Systems: 

      1.   The arrangements of streets in new subdivisions shall make provision for the 
continuation of the existing streets to adjoining areas insofar as such may be deemed necessary 
by the Planning Commission for public requirements. New streets within subdivisions shall not 
preclude future access to adjoining properties. 

      2.   Standard residential streets shall approach the arterial or collector streets at an angle of 
not less than eighty degrees (80°). 

      3.   Except as otherwise provided elsewhere in the Hurricane City Code, all subdivision 
streets and roadways shall be constructed and installed in accordance with the Hurricane 
Roadway Construction Standards. 

 

5. Hurricane City on Cul-de-sacs:  

Hurricane Design Standards 3.2.2 ROADWAY NETWORK DESIGN... 
A reduction in the use of cul-de-sacs should be emphasized in order to provide greater traffic 
circulation and less volume on collector roads. Circulation is of the utmost importance; long 
blocks and excessive dead-end streets should be avoided.  
 
Staff is okay with a single cul-de-sac as part of the project but believes the layout should be 
updated. The cul-de-sac access off of 1400 W.  Hurricane Transporation Master Plan states that 
the intersection should have a minimum of 250 ft spacing for collector roadways. Because there 
is already an intersection at 1310 W, staff recommends that the intersection be moved to 1400 
W. Staff and Pro Value sat down to review the layout and develop the redline version attached.  
 

 
  
Recommendation:  
Staff recommends the Planning Commission review this application based on standards with Hurricane 
City Code. Staff recommends the Planning Commission make a positive recommendation with the 
condition that the applicant address all JUC and Staff comments. 











Planning Commission 2021 Meeting Schedule 

Regularly scheduled meetings are held on the 2nd Thursday and the 4th Wednesday of each month  
(as shown below) at 6:00 PM in the City Council Chambers, 147 North 870 West. 

Special meetings such as General Plan Amendments and Joint City Council/Planning 
Commission work sessions are scheduled throughout the year. These meetings will be 
announced and posted on the calendar of this website. 

 

January 14, 2021 
January 27, 2021 

February 11, 2021 
February 24, 2021 

March 11, 2021 (Spring Break) 
March 24, 2021 

April 8, 2021 
April 28, 2021 
May 13, 2021 
May 26, 2021 
June 10, 2021 
June 23, 2021 
July 8, 2021 
July 28, 2021 

August 12, 2021 
August 25, 2021 

September 9, 2021 
September 22, 2021 

October 14, 2021 (Fall Break) 
October 27, 2021 

November 11, 2021 (Veterans Day) 
November 24, 2021 (Day before 

Thanksgiving) 
December 9, 2021 

 

NOTE TO AGENDA ITEM APPLICANTS: Application deadlines vary depending on the 
application. The required deadlines are listed on the individual application or you may contact 
the Planning Department. These deadlines are necessary to allow staff sufficient time to review 
and process each application. Failure to submit ALL required application materials by the 
meeting deadline will delay the consideration of the application. 

 

Commented [S1]: March 11, and October 14 fall on 
Spring and Fall Break for the school direct.  

Commented [S2]: I would proposed we either meet 
Novemeber 10, or 17 for that month. 

Commented [S3]: Generally speaking, we need items that 
require public hearings 14 days before the the meeting, and 
other items by Tuesday 12:00 p.m. the week before the 
meeting. Staff has allowed items like Condtional Use 
Permits (CUPs) to be handed in at least a week before the 
meeting.  


