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Open House:
General Plan Open House from 5:00-6:30 p.m. The Planning Commission Meeting will start
directly following

AGENDA
OF A MEETING OF THE HURRICANE CITY PLANNING COMMISSION
6:30 p.m.
Thursday, January 14, 2021
Notice is hereby given that the Hurricane City Planning Commission will hold a Regular Meeting commencing at
6:30 p.m. in the Hurricane Fine Arts Center 92 S 100 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 States: +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
Public Hearings
1. The proposed new General Plan and General Plan Map Update
2. A Zoning Map amendment request on 0.37 acres located at 228 W 200 North from RM-1,
Multifamily 6 units per acre to RM-2, Multifamily 10 units per acre.

3. A Zoning Map amendment request on 320.88 acres located at approximately 3200 W and north
of 600 North from M-1 Light Industrial, and RA-1 Residential Agriculture one acre to M-2, Heavy
Industrial and M-1, Light Industrial
4. A Zoning Map amendment request on 0.25 acres located at approximately 66 N 520 West from
RM-3, Multifamily 15 units per acre to HC, Highway Commercial
5. A Zoning Map amendment on 0.40 acres located approximately 2200 W 600 North from R1-10,
Residential 1 unit per 10,000 to PF, Public Facility
2021-GPA-01

Consideration and possible recommendation of about the proposed new General
Plan and General Plan Map Update

2021-ZC-01

Consideration and possible recommendation of a zoning map amendment request
on 0.37 acres located at 228 W 200 North from RM-1, Multifamily 6 units per acre
to RM-2, Multifamily 10 units per acre. Parcels H-333-B-1-A. Dace Goulding
Applicant.

2021-ZC-02

Consideration and possible recommendation of a zoning map amendment request
on 320.88 acres located at approximately 3200 W and north of 600 North from M1 Light Industrial, and RA-1 Residential Agriculture one acre to M-2, Heavy
Industrial and M-1, Light Industrial. Parcels H-3-1-30-31021, H-3-31-431, H-4-1-252202, J-4-1-36-100. Interstate Rock Products Applicant, Chase Stratton Agent
Consideration and possible recommendation of a zoning map amendment request
on 0.25 acres located at approximately 66 N 520 West from RM-3, Multifamily 15
units per acre to HC, Highway Commercial. Parcels H-265-A and H-265-B-1-A-1-B.
Brandon Adams Applicant.
Consideration and possible recommendation of a zoning map amendment on 0.40
acres located approximately 2200 W 600 North from R1-10, Residential 1 unit per
10,000 to PF, Public Facility. Parcels H-3-1-28-3302 and H-3-1-28-3301. Hurricane
City Power Applicant.
Consideration and possible approval of a conditional use permit for a Greater
height and size Accessory Building at 304 S 1515 W, Boyd Barney Applicant.
Consideration and possible recommendation of a preliminary plat and preliminary
site plan for The Estates at Sand Hollow, a 216 lot subdivision located in the west
section Sand Hollow PDO at Sand Hollow Parkway and 3150 S. Hurricane Hills
Ranch Estates LLC Agent, Valerie Espinoza Agent.

2021-ZC-03

2021-ZC-04

2021-CUP-01
2021-PP-01
2021-PSP-01
2021-FSP-03
2021-FSP-05
2021-FSP-06

Consideration and possible approval of a final site plan for the Bash Facility, an
Automotive, Retail, and Storage Facility located at Sand Hollow Road and Abbey
Road. Western MRG and Realty Applicant, Brent Moser Agent.
Consideration and possible approval of a final site plan for the Zion Gates Phase 4,
an PDO Subdivision located at 175 N and 3600 W. DRP MGMT INC, MJS REAL
PROPERTIES Applicant, Vince Blackmore Agent.
Consideration and possible approval of a final site plan for Shadow Ridge
Apartments, located at 100 S and 6130 W. Arbizu Family Holdings, LLC Applicant,
Kyle Arbizu Agent.

Planning Commission Business:

-City Council Recap
Approval of Minutes:
Adjournment

STAFF COMMENTS

Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

1/14/2021
2020-ZC-01
Zone Change
Legislative
Dace Goulding
N/A
A Zone Change Amendment from RM-1 to RM-2

Location: 228 W 200 N
Zoning: RM-1
General Plan Map: Mixed-Use
Discussion:
In 2014, the applicant was approved for RM-2 zoning with the condition that they do a road dedication
in front of the property within 120 days. That approval would have allowed up to five total units. That
dedication did not occur within that period, so the zoning reverted back to RM-1 zoning. In 2019, the
applicant dedicated the roadway and is now requested the RM-2 zoning to construct an additional unit.

1/14/2021

2020-ZC-01

North
East
South
West

Zoning
RM-1
RM-1
RM-1
RM-1

Adjacent Land Use
Single Family Homes
Single Family Homes and Duplexes
Townhomes
Duplexes

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 mixed-use. Mixed-use development tends to allow
higher density housing and commercial. As discussed in the proposed General Plan, allowing additional
infill within the downtown area may help lead o further commercial growth.

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

1/14/2021

2020-ZC-01

Response: Yes, the surrounding development is mostly multi-family development. Though, the zoning
would be denser than that of the immediate surrounding use. There are several areas zoned within the
area for RM-2 as well.

3. Will the proposed amendment affect the adjacent property?
Response: Yes. The additional unit would have some impact on the neighboring property. However, the
addition of a single unit would likely not have an enormous effect on the area.
4. Are public facilities and services adequate to serve the subject property?
Response: Yes, services in the area are adequate. However, they may need to install a larger transformer
and install a fire hydrant. The applicant will need to submit a preliminary site plan, construction
drawings, and a final site plan before moving forward with any construction on the project and ensuring
they can meet all of the City design standards. One item the applicant will need to provide is a 26'
access to the back section of the lot, and that the unit can meet proper setbacks for the RM-2 zone.
Findings:
Staff makes the following findings:
1. The proposed zone change complies with the intent of the General Plan and the General Plan
Map.
2. The proposed amendment is generally in harmony with the surrounding property's overall
character, but the zoning would be denser than the adjacent neighbors.
3. Public facilities are currently adequate to provide service to the parcels.
4. The proposed amendment will likely not have a significant impact on the surrounding property.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change based on standards and considers residents' comments. Staff recommends approval of the
proposed zone change.

1/14/2021

2020-ZC-01
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Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
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1/14/2021
2020-ZC-02
Zone Change
Legislative
Interstate Rock
N/A
A zone change amendment from M-1 Light Industrial, and RA-1
Residential Agriculture one acre to M-2, Heavy Industrial and M-1,
Light Industrial
Location: 3200 W and north of 600 North
Zoning: M-1 and RA-1
General Plan Map: Residential, but is being considered for change.

Discussion:
The applicant is seeking to rezone their 320.88 acres of property from M-1 Light Industrial and RA-1 to
M-1 Light Industrial and M-2 Heavey Industrial. The applicant is currently using a majority of the
property for a mining operation. The use is currently grandfathered in under State Law 10-9a-9 Vested
Critical Infrastructure Materials Operations. This zone change would bring the zoning in alignment with
the current use for most of the property. However, the zone change request would also allow the
applicant to expand their mining operation further east.

North
East

Zoning
Public Land and RA-1
M-1, R1-8 PDO, PF

South
West

R1-6, NC, R1-8 PDO
RA-1

Adjacent Land Use
Natural Open Space and Virgin River
Land adjacent is undeveloped M-1, but there are
neighborhoods further east. There is also a power
substation.
Subdivisions
Natural Open Space

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

1/14/2021

2021-ZC-02

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 conflict
with the proposed zone change. However, the General Plan Map is currently under review and the
applicant has recommended that since their use is established, that the Planning Commission make the
change to the map as part of the General Plan Update. The applicant is also proposing to leave buffering
along the south of the property as M-1 in order to provide some buffering of the heavy industrial use as
recommended by the current and proposed General Plan.
D. Heavy industrial should not be located near residential areas or should be naturally or
physically buffered from them. (Hurricane, City of Hurricane General Plan, 2011, p. 32)

1/14/2021

2021-ZC-02

Gravel pits have some special protection under state law that can be found in 10-9a-9 Vested Critical
Infrastructure Materials Operations as mention above. Any new subdivision plats in the area 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."

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, undeveloped industrial
zoning, and BLM Open Space. The majority of the property is currently under heavy industrial use, but
the rezone would also some expansion of the use to the east. Perry Homes, who had previously
requested the parcel to the East to be rezoned to R1-6, but withdrew the request during the City Council
meeting on Dec 17, 2020. They submitted a letter requesting that a 300’ buffer be placed along the East
side of the proposed rezone property.

3. Will the proposed amendment affect the adjacent property?
Response: Yes. Even though the property is currently being used for mining activity, and has been for
dozens of years, the rezone would allow the expansion of the use to the east.
4. Are public facilities and services adequate to serve the subject property?
Response: Yes, services in the area are adequate. It is noteworthy that that JUC did not have any
comments on the proposed zone change excluding plans for a future trail along the river.
Findings:
Staff makes the following findings:
1. The proposed zone change conflicts with the current General Plan Map, but the applicant has
requested the City make changes to the General Plan Map that is under review by the City.

1/14/2021

2021-ZC-02

2. The proposed amendment is generally in harmony with the overall character of existing use on
the property. There should be adequate buffering between the mining use and local
neighborhoods.
3. Public facilities are currently adequate to provide service to the parcels.
4. The proposed amendment will likely not have a significant impact on the surrounding property
since the use is currently taking place.
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 types of uses.

1/14/2021

2021-ZC-02

Stephen Nelson
From:
Sent:
To:
Subject:

mark@marksimons.com
Tuesday, January 5, 2021 1:55 PM
stephen@cityofhurricane.com
1/14/21 Planning Commission Meeting.

Stephen,
Please add my “short” comments of approval for Interstate Rock’s request for M2.
As we recently saw with the sneaky way Perry Homes was trying to change land from M1 to R1‐6 and deny Interstate
Rock their grandfather rights to M2 the request was withdrawn after Perry Homes withdrew their 300 foot buffer on
THEIR land.
Now comes Interstate Rock to sadly have to correct the zoning that they are already allowed from M1 to M2.
My neighbors and I approve of this change, Interstate Rock was there before our homes. They are a valuable partner to
our community, we decided to move near them knowing what they did on their property. We have ZERO room to
complain about it. Perry Homes has zero room to complain about it and the requirements but they are now having the
HOA company email all home owners to try and deny this request at their greedy behalf. Please approve the request.
Thank you,
Mark & Pamela Simons
627 N 3000 W
Hurricane UT 84737

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.

1

Metal and Nonmetal Mine Safety Alert
Electronic Detonators are NOT the same as Electric Detonators
Electronic and electric detonators may look similar and serve the same function, but they are
very different.
Key Differences
Lead wire attachment - As demonstrated in the figure below, the wire leads of the electronic detonator do
not attach directly to a match head or bridge wire, like electric detonators. In the case of electric
detonators, the direct connection of the wire leads to the matchhead or bridge wire makes them
susceptible to initiation from static, stray current and/or radio frequency (RF) energy, whereas electronic
detonators are not.
Added protection - Electronic detonators
have other components to increase
protection from extraneous energy sources:
a spark gap device to protect against static
discharge events (high voltage spikes from
static build up on personnel, equipment,
etc.), the use of current limiting resistors,
amongst other devices or design features.
EMP - Both electric and electronic
detonators can be damaged by an
electromagnetic pulse (EMP). However,
electronic detonators generally have built-in
protection from this type of extraneous
energy.
Pressure induced damage - Both electric and
Source: IME SLP 17
electronic detonators can incorporate dynamic
and static pressure resistance, however electronic detonators (which use microchip technology and logic
to provide timing and firing control) may have a higher susceptibility to damage.
Enhanced control systems - Electronic Blasting Machines are the only devices designed to provide
password protection, programming capability and the energy levels needed to charge the electronic
detonators in a circuit and send a fire command.
Interchangeability - Electronic detonating systems are unique and system components must NEVER be
interchanged. Users should read and understand all aspects of the system they use and follow the
manufacturer’s recommendations. Electric detonators can be used with any appropriate firing device.
Training - ALWAYS consult your manufacturer for proper training information before attempting to
operate any Electronic Blasting Initiation System.
Best Practice - ALWAYS clear the blast area of personnel, vehicles, and equipment prior to hooking up
to the firing device or blast controller. In addition, the blast area should remain clear until the charge on
the electronic detonators have had sufficient time to bleed off.

Stephen Nelson
From:
Sent:
To:
Subject:

Sherman, Joanne M <joanne.sherman@csun.edu>
Friday, January 8, 2021 6:30 AM
stephen@cityofhurricane.com
Blasting

Hello,
My newly built home is located at Peregrine Point. My concern with blasting is foundation of home. I did live
in Santa Clara and blasting occurred during my time there and it shook my home. What do I do to make sure
my home is protected if there is damage?
Thank you,
Joanne Sherman
831 N 2840 W
661‐373‐2891

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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Stephen Nelson
From:
Sent:
To:

Subject:
Attachments:

Stephen Nelson <stephen@cityofhurricane.com>
Thursday, December 10, 2020 4:21 PM
'Nan City Council'; Brienna Spencer; 'Chris Christensen (chris.k.christe@gmail.com)'; 'Darin Larson
(darin.larson10@gmail.com)'; 'Darrin LeFevre'; 'Dayton Hall (daytonlhall@gmail.com)'; 'Fay Reber';
'Mark Borowiak (markboro1@gmail.com)'; 'Mark Sampson'; 'Mark Sampson.1'; 'Michelle Cloud'; 'Paul
Farthing'; 'Ralph Ballard (rocketeer135@hotmail.com)'; 'Rebecca Bronemann'; 'Shelley Goodfellow';
'Stephen Nelson'
FW: State Mining Vested Use
MSHA Safety Alert Electronic Detonators_final proposed.pdf

Planning Commission,
Please see the below email I have received from a couple of state officials about rules regarding blasting and mining near
residential areas.
Please let me know if you have any questions, and I will see you tonight.

Stephen Nelson
Hurricane City
Planning Director
Office: (435) 635‐2811 ext 118

From: Kim Coburn <kcoburn@utah.gov>
Sent: Thursday, December 10, 2020 3:29 PM
To: Paul Baker <paulbaker@utah.gov>
Cc: Stephen Nelson <stephen@cityofhurricane.com>; Bill Keach <billkeach@utah.gov>; Wrobel, Bart ‐ MSHA
<Wrobel.Bart@dol.gov>
Subject: Re: State Mining Vested Use
Hello Paul,
I am very familiar with this area. I am also adding Bill Keach of UGS to this who is also very familiar with Seismic
monitoring and has a house near this mine that may have valuable insight.
As far as I am aware, we do not have any particular guidance for blasting where we default to the County/national rules
for blasting certification. There was a proposal several years ago by a representative along an area known as Beck Street
in North Salt Lake (shown below) because of Blasting done in proximity to housing. However, this proposal failed to gain
traction. In fact, it was just the representative's vote for the subcommittee and it never made it to the floor of the House
floor.
https://le.utah.gov/~2012/bills/static/HB0102.html

1

https://le.utah.gov/asp/votes/comvotes.asp?sessionid=2012GS&voteid=1427&sequence=11851

The area down in Hurricane for Instate Rock blast basalt which recently exempted mines 50 acres and below in House
Bill 294. If you include the existing alluvial gravel operation then it would be greater than 50 acres but we were not sure
if the law meant 50 acres of Basalt Mining which in this case the mine would be under that allotment.
https://le.utah.gov/~2020/bills/static/HB0294.html
When I have talked with the operator in the past it was my understanding they sent out notices to houses prior to
blasting and endeavor to be compliant with MSHA. They also work heavily with the Town for changing zoning over the
last 3 generations and last several decades.
I know that MSHA has standards for blasting where in another area in Washington County I am thinking about they
fined the company, the blasting contractor, and the company improperly trained that was using the blast companies
certification for improper unsafe blasting (a rock went through a neighbors roof). MSHA also has several guidance
documents on blasting safely such as the attached from 10 days ago. I have also included Bart with MSHA whom is the
manager over this area that may have more guidance.
Overall, the best tools that I know of for being by residential units is transparency and lots of communication.
Please let us know if there is anything else I can do to help,

On Thu, Dec 10, 2020 at 9:39 AM Paul Baker <paulbaker@utah.gov> wrote:
Here's the link.
https://le.utah.gov/xcode/Title17/Chapter41/17‐41‐S101.html

2

This references Oil, Gas and Mining's rules. Without going into detail, sand and gravel is basically loose, alluvial
material that doesn't need to be blasted. Sand and gravel is exempt from OGM's regulations.
Kim, Mr. Nelson and I talked about Interstate Rock's operations and best management practices for an operation near a
housing development. We discussed blasting (the operator should do seismic monitoring if they're anywhere close to
houses or other development), air quality, and landscaping (berms and plants to create visual, sound and dust
barriers). What else can you think of that you might pass along? You're familiar with the site and the surrounding area
and probably have some insights.

On Thu, Dec 10, 2020 at 8:46 AM Stephen Nelson <stephen@cityofhurricane.com> wrote:
Paul,

This email is just a reminder about our conversation. Please send me the vested use state code for a mining operation.

Thank you so much for your time.

Stephen Nelson
Hurricane City
Planning Director
Office: (435) 635‐2811 ext 118

‐‐
The Minerals Regulatory Program staff is telecommuting as much as possible in an attempt to slow the
spread of COVID-19. I am checking emails frequently, or you may call me at 801-745-6017.
Paul Baker
Minerals Program Manager
Utah Division of Oil, Gas and Mining
801‐538‐5261
Normal schedule is MTWF, but it often varies
3

‐‐
Kim Coburn, P.E.
Staff Engineer - Minerals
Utah Division of Oil, Gas and Mining
Office: 801-538-5310
ogm.utah.gov

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 Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request

1/14/2021
2020-ZC-03
Zone Change
Legislative
Adams Brandon
N/A
A Zone Change Amendment from Residential Multifamily-3 to
Highway Commercial
Location: 545 W 100 N
Zoning: RM-3
General Plan Map: Highway Commercial and Multi-Family Housing

Discussion:
In October of 2020, the Planning Commission granted a final site plan approval for Quick Quack
Carwash. Quick Quack would like to expand onto the property to the north to allow a better-designed
site, in addition, the extra space would likely allow the preservation of Fizz on the property.

North
East
South
West

Zoning
RM-3
HC
HC
HC

Adjacent Land Use
Vacant
Commercial Development
Commercial Development
Commercial Development

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 has this parcel listed as multi-family, however since the zone change
request is to be able to expand the commercial zone 60’, staff does not feel like there is any conflict.
2. Is the proposed amendment harmonious with the overall character of existing development in the
vicinity of the subject property?
Response: Yes. The majority of the surrounding property is for commercial use.

1/14/2021

2021-ZC-03

3. Will the proposed amendment affect the adjacent property?
Response: There will be no significant change in the area.
4. Are public facilities and services adequate to serve the subject property?
Response: Yes. The JUC did not have any comments on the proposal. The applicant would need to
provide updated construction drawings and an amended final site plan.
Findings: Staff makes the following findings:
1. The proposed amendment is compatible with the goals and policies of the General Plan.
2. The proposed amendment is in harmony with the overall character of the existing development.
3. Public facilities are adequate.
4. The proposed amendment will not have any significant impact on the surrounding property.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change amendment standards and take into consideration the comments from residents that will be made
in the public hearing before making a recommendation to the City Council. Staff recommends approval.

1/14/2021

2021-ZC-03

E

1

AS
PH

2

PH

AS

E

LEGEND

NORTH

SCALE: 1" = 20'
0

10

20

30

40

60

STAFF COMMENTS

Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

1/14/2021
2020-ZC-04
Zone Change
Legislative
Hurricane Power
N/A
A Zone Change Amendment from R1-10 to Public Facilities

Location: 2200 W 600 N
Zoning: R1-10
General Plan Map: Public Facilities and Mix Use

Discussion:
The City in May of 2020 granted a zone change request from the power department for a new substation
on 1.14 acres located on 600 N. However, after some discussion with the adjacent property owner,
Hurricane Power and the Toughqureville Enterprises have agreed to a lot line adjustment to move the
new substation over 70’ to make room for a new roadway. This means that the City will need to approve
a zone change for the 70’ to allow Hurricane Power to be able to construct the substation within the new
boundary.

North
East
South
West

Zoning
R1-10
R1-10
RM-3
R1-8 PDO

Adjacent Land Use
Vacant
Vacant
Retreat at Sky Mountain Apartments
Vacant

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 includes the following. Goal VII: Public Services Ensure that public
facilities, services, and utilities are adequate to meet the needs of present and future residents.

1/14/2021

2020-ZC-04

Additionally, the capital facilities plan for Power anticipates the construction of this substation.
2. Is the proposed amendment harmonious with the overall character of existing development in the
vicinity of the subject property?
Response: This amendment is for property located along a major road, under a major power
transmission line, and surrounded by vacant property on three sides. The overall character of the only
development in the vicinity is the apartments to the south, which represent a need for power services.
3. Will the proposed amendment affect the adjacent property?
Response: The proposed amendment will immediately affect adjacent property when the subject
property is utilized for a power substation. Since the property is vacant, any future owners will have a
notice of the property’s use or intended use by seeing the correct zoning. There is already a large power
transmission line running along the front of the property, so the impact will be to expand the current
impact, not necessarily a new impact.
4. Are public facilities and services adequate to serve the subject property?
Response: Yes. 600 North frontage improvements will be required.
Findings: Staff makes the following findings:
1. The proposed amendment is compatible with the goals and policies of the General Plan
pertaining to public facilities.
2. The proposed amendment is in harmony with the overall character of the existing development.
3. Public facilities are adequate.
4. The proposed amendment will affect adjacent property but not as much as typical commercial
and residential uses.
Recommendation: Staff recommends the Planning Commission review this application and the zone
change amendment standards as well as take into consideration the comments from residents that will be
made in the public hearing before making a recommendation to the City Council. Staff recommends
approval.

1/14/2021

2020-ZC-04

STAFF COMMENTS
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Application Number:
Type of Application:
Action Type:
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Agent:
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1/14/2021
2021-CUP-01
Conditional Use Permit
Administrative
Boyd Barney
N/A
A conditional use permit for a building with a greater height

Location: 304 S 1515 W
Zoning: RA-1
General Plan Map: N/A
Discussion: The applicant proposes constructing a 1,550 sq. ft. and 25’ 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 25’.
1/14/2021

2020-CUP-01

2. The proposed building is planned to have an exterior composed of masonry on the
side, but the front façade will be brick to match the house.
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.

1/14/2021

2020-CUP-01

STAFF COMMENTS
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1/14/2021
2021-PP-01 and 2021-PSP-01
Preliminary Plat and Preliminary Site Plan
Administrative
Hurricane Hills Ranch Estates LLC
Valerie Espinoza
An application for a preliminary plat and preliminary site plan for
the west side of Sand Hollow PDO
Location: West section of Sand Hollow PDO at Sand Hollow Parkway and
3150 S
Zoning: R1-10 PDO
General Plan Map: Planned Community

Discussion: The applicant is seeking approval for a preliminary site plan and preliminary plat for a 216
lot subdivision located within the Sand Hollow PDO's west side.

1/14/2021

2021-PP-01 and 2021-PSP-01

JUC Comments
The following items will need to be addressed with the construction drawings:
1. Sewer: There may be some capacity issues, but Ash Creek thinks that can be worked through.
2. Water: There will need to be a water model performed and ensure there is proper looping. The south
end loop will require further review.
3. Fire: Need to make sure that the south end has a second access.
4. Engineering: Road J might have some access issues. Will need to get special approval for the
different road cross-sections. There will need to be a design study for traffic and drainage.
5. Power: 3150 S closest to power on the north will need to connect and improve the site's power.

Staff Comments:
1. The Sand Hollow Preliminary Site Plan shows this area as single-family, allowing up to just over
four units an acre. The application contains all single-family units with 1.5 units an acre with lots
ranging from .32-1.14 acres in size. The overall density and housing types match the approved
PDO.
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2. The proposal provides greenways in the form of trail spaces running behind several lots and a
large detention area at the entryway into the development, with a total trail area of 3.6 acres and
14.25 acres of open space with desert landscaping.
3. The applicant will need to identify potential geotechnical constraints on the project site.
4. One of the 80' ROW (right-of-way) and the 60' ROW do not meet current standards. The 80' has
a 10' trail along one end, with a large buffer adjacent. The 60' only provides a pedestrian facility
along one end. These do not match any of the City's pre-approved cross-section and will need
special approval. For the 80' ROW, staff would recommend that a park strip be placed between
the pedestrian facilities and the asphalt to provide buffering of the walkways and provide for
traffic calming.
5. Hurricane does not have a 43' ROWcross-section. The City has a 41' and 45' cross-section that
may be used.
6. The lots listed on the plat do not contain dimensions, though they do contain total size.
7. The applicant needs to supply a letter from Hurricane Water and Ash Creek, indicating service
availability.
8. The development does not contain any phasing lines, which is required on a preliminary plat that
is going to be phased.
9. The plat needs to state if it is located in a desert tortoise take area.
10. There are a few golf cart crossings areas shown. These will need to be designed to meet best
practices and City standards. The primary concern is about the one at the entrance of the
developer on Sand Hollow Parkway. There are grading concerns, and that crossing may need
additional improvements.
11. The south loop (Road J) does not comply with accessibility standards since there will be more
than 30 units down a single access. The applicant should show a tentative plan on how to provide
that access. There is also concern about providing water without making a proper loop.
Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff recommends the Planning Commission recommends approval
with the following conditions:
1. The applicant update the preliminary plat and site to comply with staff and JUC comments.
2. A recommendation on the roadways to the City Council.
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STAFF COMMENTS

Agenda Date:
Application Number:
Type of Application:
Action Type:
Applicant:
Agent:
Request:

1/14/2021
2020-FSP-03
Final Site Plan
Administrative
Western MTG and Realty Co.
Brent Moser
Final Site Plan

Location: Sand Hollow Road and Abby Road
Zoning: General Commercial
General Plan Map: Planned Comunity

Discussion: The applicant is seeking to construct a business with storage for rental and
maintenance of recreational vehicles, some retail, food truck locations, and storage units. These
uses are permitted in the General Commercial Zone.
JUC Comments:
As of this writing’s date, the applicant has not secured all the signatures on the construction set.
The applicant is working with the City and utility companies to get the remaining signatures
needed.
Staff Comments on Final Site Plan:
1. The applicant has submitted a landscaping plan. Though it shows the landscaping, some
information is missing:
a. There needs to be a 10’ landscape buffer along the ROW. There is buffering along
the ROW, but there are no measurements listed.
b. At least 7% of the parking area needs to be landscaped. It appears the property
meets these criteria. A note on the Landscape Area Table would be helpful to
determine if it meets the code.
2. Outdoor Lighting: The applicant is proposing full cutoff lighting but will need to ensure
light fixtures remain at 3,000 K color temperature or less.
3. With the mix of uses, parking is difficult to determine the minim required parking spaces.
With the proposed size of the building, the City code would require 68 parking spaces.
The applicant has proposed 93, three of which comply with ADA.
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4. The applicant has submitted the building renderings as required.
Recommendation: If the construction drawings have not been approved, the item should be
continued until all signatures are gathered. Otherwise, the application needs to comply with staff
comments.
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2020-FSP-05
Final Site Plan
Administrative
DRP MGMT INC, MJS REAL Properties
Vince Blackmore
Final Site Plan Review and Approval

Location: 175 N and 3600 W
Zoning: R1-6 PDO
General Plan Map: High-Density Single Fam 4-8

Discussion: The applicant is seeking a final site plan approval for Zion Vista Estates Phase 4,
which has already received a preliminary plat application approval and construction drawings
have been signed.
JUC Comments:
The construction drawings have been signed off by the JUC and most of the improvements have
been installed.
Staff Comments on Final Site Plan:
1. The preliminary plat has been approved and the site plan complies with zoning and PDO
standards
2. The applicant has submitted a landscaping plan that complies with the PDO approval.
3. Outdoor light: The applicant has not submitted any outdoor lighting plan, but will need to
ensure light fixture remains 3000 K color temperature or less.
4. The applicant has submitted the building renderings as required.
Recommendation: Staff recommends approval of the Final Site Plan
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2020-FSP-06
Final Site Plan
Administrative
Arbizu Family Holdings, LLC
Kyle Arbizu
Final Site Plan Review for an 18 unit apartment complex

Location: 100 S and 6130 W
Zoning: RM-3
General Plan Map: Multi-Fam Res 6-15

Discussion: The applicant is seeking to build an apartment complex with 18 single bedroom
apartments.
JUC Comments:
The Construction Drawings have been signed off by the JUC on January 9, 2021.
Staff Comments on Final Site Plan:
1. The applicant is seeking to have a total of 18 units. With 15 units an acre, that would
require .066 acres for each unit. The staff has found that the total density does comply
with Hurricane City’s density standards.
2. The applicant needs to provide 1.5 parking spaces for each unit. They have a total of 32
paved parking spaces with overflow parking in the back in a gravel area.
3. The applicant will need to provide one tree and two shrubs for each unit, which is shown
on the landscape plan. However, because the parking lot area has more than ten parking
stalls, they will need to provide a minimum of 10% of the parking area with landscaping.
It is likely they can do a landscape area between the paved parking and gravel parking
area.
4. No outdoor lighting plan has been submitted.
5. The applicant has not submitted the building renderings for the project.
Recommendation: Staff recommends the item is continued until they provide the remaining
information needed as listed in this report.
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