Mayor . .

Johh Eramei City of Hurricane

City Manager City Council

Kaden DeMille Nanette Billings
Darin Larson
Joseph Prete

Dave Sanders
Kevin Tervort

Hurricane City Council Meeting
Agenda

August 19, 2021
4:00 PM
City Council Chambers 147 N 870 W, Hurricane

Notice is hereby given that the City Council will hold a Regular Meeting in the City Council Chambers 147 N 870 W,
Hurricane, UT. This meeting will also be available via GoToMeeting. To join the meeting you can do the following: 1.
Download the GoToMeeting app and enter Access Code 111653501 2. Visit
https://global.gotomeeting.com/join/111653501 3. Dial 1(872) 240-3212 and enter Access Code 111653501
A silent roll call will be taken, followed by the Pledge of Allegiance and prayer by invitation.

THOSE WISHING TO SPEAK DURING PUBLIC FORUM MUST SIGN IN WITH THE RECORDER BY 6:00 P.Mm,

AGENDA

4:00 p.m. Work Meeting with Scott Stratton

5:00 p.m. Pre-meeting - Discussion of Agenda Items, Department Reports
6:00 p.m. - Call to Order

Public Forum — Comments from Public

Please Note: In order to be considerate of everyone attending the meeting and to more closely follow the published agenda, public comments will
be limited to 2 minutes per person per item. A spokesperson representing a group to summarize their concerns will be allowed 5 minutes to
speak. Repetitious commentary will not be allowed. If you need additional time, please request agenda time with Cindy Beteag in writing before
5:00 p.m. the Wednesday one week before the Council meeting.

OLD BUSINESS

1. Consideration and possible approval of a proposed zone change amendment request on 327 acres
from RA-1, residential agriculture one unit per acre, to R1-10, residential one unit per 10,000 square
feet. Parcel ID’s H-3402 and H-3401-A. Silver Flats LLC/ Duane Fielding Applicant, Jon Jensen Agent.

2. Consideration and possible approval on an amended final plat application for Hurricane Storage Units
Partial Amendment A (Lot 4), a 17 lot subdivision located at 130 N Old Highway 91. Jeff Andrus/Jasco
Ind. Park, Ryan Scholes Agent

3. Consideration and possible approval on a zoning map amendment request located at 122 S 200 W
from GC, general commercial, to RM-3, multifamily 15 units per acre. Parcel H-92-A-1-A-1. Sunnie LLC
Applicant, Scott Stratton Agent.

4. Consideration and possible approval for a preliminary plat, Bench Lake Townhomes, a 172-unit
townhome development located on 1100 W and south of 3000 S. Blue Mountain Property Enterprise
LLC, Scott Stratton Agent

5. Consideration and possible approval of a proposed zone change amendment request located at
approx. 160 W and 1200 S, parcel numbers H-L-1-2-B and H-L-1-D-1 to contain a PDO, planned
development overlay. Stormi LLC Applicant, Scott Stratton Agent.

147 North 870 West ¢ Hurricane, UT © 84737
Phone: (435) 635-2811 » Fax: (435) 635-4284
WEB: www.cityofhurricane.com/categories/mayor/city-council/
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NEW BUSINESS

1.
2.
3.

10.

11.

12.

13.

14,

15.

16.
17.

18.

Canvassing of the Primary Election
Consideration and possible approval of the Active Transportation Master Plan
Consideration and possible approval of a proclamation designating September 17 through 23 as
Constitution Week-Karen Shuman, Daughters of American Revolution
Consideration and possible approval of local consent for Red Bull Rampage Reception-Pig’s Ear
American Bistro
Consideration and possible approval to donate lot 38 In Falcon Ridge to Habitat for Humanity
Consideration and possible approval to combine parcels H-3-1-33-3311 and H-3-1-33-33123-Jared
Higgins
Consideration and possible approval of a Resolution appointing Scott Hughes as UAMPS Hurricane
Representative-Dave Imlay
Consideration and possible approval of a preliminary plat, Dratter Estates, located at 650 S and 840
W, containing 8 lots. Peter J Dratter Applicant, Colt D Stratton Agent.
Public Hearing to comments on the following:

a. A Sensitive Land application for Copper Rock Estates located at 1100 West and Copper Rock

Parkway containing 30 lots

Consideration and possible approval of a preliminary plat, Copper Rock Estates, located at 1100 W
and just north of Copper Rock Parkway, for a 30-lot subdivision and a sensitive lands application for
hillside. DAF Development LLC Applicant, Rick Richardson Agent.
Consideration and possible approval for a General Plan Map Amendment request located at 3071 S
1100 W on 57.5 acres from Rural Residential to Single Family Residential. Parcel numbers: H-3343-A-
4, H-3343-A-1, H-3396-A, H-3396-C, H-3396-D, H-3396-E, Troy Catoor and Diamond Edge Construction
LLC and Moses Russ and Judy Applicants. Scott Stratton Agent.
Consideration and possible approval for a Zone Change and preliminary site plan request on 37 acres
from RA-1, residential agriculture 1 unit per acre, to R1-8, residential 1 unit per 8,0000 square feet,
with a PDO, planned development overlay. Parcel H-3386-B. Louise P Spendlove Applicant. Tyler
Meyers Agent.
Consideration and possible approval for a General Plan Map Amendment request located at approx.
2100 W and 2500 S from agriculture to Rural Residential. Parcels H-3345 and H-3346. Nielsen, Kristin
L TR Applicant, Neil Walter Agent.
Consideration and possible approval of a proposed zone change amendment request located at
approx. 2170 W and 600 N. with parcel numbers H-3-1-33-4401 and H-3-1-33-441 from R1-6,
residential one unit per 6,000 square feet, to RR, recreation resort. While parcel number H-3-1-33-
4420 is from R1-10, residential one unit per 10,000 square feet, to contain a split zoning of NC,
neighborhood commercial, and RR, recreation resort. Zion Village Resort LLC, Jay Rice Applicant,
Alpha Engineering, Jared Madsen PE Agent.
Consideration and possible approval of a proposed zone change amendment request located at 475 N
State St from HC, highway commercial, to RR, recreation resort. Parcel ID’s H-286-A-1 and part of H-
30252-A. Shamo Christen D and Charo S and Corporation of the Episcopal Church in Utah Applicant.
Matt Lowe Agent.
Discussion regarding abandoning the eastern portion of 300 North-Stephen Nelson
Consideration and possible approval to purchase historical markers for National Day of Service on
September 11, 2021-Nanette Billings
Consideration and possible approval of a proclamation designating September 13 through 20 as
Ironman Volunteer Week
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19. Consideration and possible approval of electric golf car lease with DLL Finance LLC, in the amount of
$8,098.48-Kaden DeMille

20. Consideration and possible approval of a resolution adjusting building permit rates.
21. Mayor, Council and Staff reports

22. Adjournment

I hereby certify that the above notice was posted to the city website, (www.cityofhurrica ne.com) posted to the state public notice website, and at the
following locations:

1. City office — 147 North 870 West, Hurricane, UT
2. The Post Office — 1075 West 100 North, Hurricane, UT
3. The library — 36 South 300 West, Hurricane, UT
for the City Recorder
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PROCLAMATION

WHEREAS, September 17, 2021, marks the two hundred and thirty-fourth anniversary
of the drafting of the Constitution of the United States of America by the Constitutional
Convention; and

WHEREAS, It is fitting and proper to accord official recognition to this magnificent
document and its memorable anniversary; and to the patriotic celebrations which will
commemorate the occasion; and

WHEREAS, Public Law 915 guarantees the issuing of a proclamation each year by the
President of the United States of America designating September 17 through 23 as Constitution
Week,

NOW, THEREFORE [, John Bramall, by virtue of the authority vested in me as Mayor
of Hurricane City do hereby proclaim the week of September 17 through 23 as

CONSTITUTION WEEK

AND ask our citizens to reaffirm the ideals of the Framers of the constitution had in 1787
by vigilantly protecting the freedoms guaranteed to us through this guardian of our liberties,
remembering that lost rights may never be regained.

IN WITNESS WHEREOF, I have hereunto set my hand and caused the Seal of

Hurricane City to be affixed this 19" day of August of the year of our Lord two thousand twenty-
one.

John W. Bramall, Mayor

[Seal] Attest:

Cindy Beteag, City Recorder



SINGLE EVENT PERMIT
Local Consent

PURPOSE: Local business licensing authority provides written consent to the Alcoholic Beverage Control
Commission to issue an event permit to an organization for the purposes of storage, sale, offer for sale, furnish. or
allow the consumption of an alcoholic product on the event premises

AUTHORITY: Utah Code 32B-9-201

—ﬁu‘(ﬂ Cﬂm ,T\/ICity [ 1Town[ ]County

Local bulsiness license authority

hereby grants its consent to the issuance of a temporary single event permit license to:

Applicant Entity/Organization: ‘ﬁror\‘/\ rHD l/'-/(/ DBA P (’\ g Pﬁ\f ﬁy\/\ﬁh | (] V‘ CDJﬂfD
Event Name: Q{fC %u/” W\ Dﬂ{ /}‘( -

Event location address: 76 N ZDDD \)\) gl't/F (7 'H-u,[fﬂ Cﬂ /\6 MT 8’—(73 7

street city

state

On the KGTIA day(s) of Dd_b lﬂc’\’ , /,_DL ]

dates "~ month

during the hours of ly 13, M — ]D P M . , pursuant to the provision of Utah Code 32B-9.

defihed hours from - 1o

We recommend this entity as conducting a civic or community enterprise* [ | Yes [ | Neo
[ ] Not providing a recommendation

*As Part of local consent required by 32B-9-201(1)(c), the locality may provide a recommendation as to
whether the entity is conducting a civic or community enterprise. A civic or community enterprise means a
function that is in the nature of a temporary special event such as a social, business, religious, political, governmental,
educational, recreational, cultural, charitable, athletic, theatrical, scholastic, artistic, or scientific event. A "civic or
community enterprise" generally is a gathering that brings members of a community together for the common good.
Single event permits may not be issued to or obtained by an entity or organization for the purpose of avoiding or
attempting to avoid the requirement of state retail alcohol licensing.

Authorized Signature

Name/Title Date

This is a suggested format. A locally produced city, town, or county form is acceptable.
AS OF SEPTEMBER 1, 2015, LOCAL CONSENT MUST BE SUBMITTED TO THE DABC BY THE APPLICANT.




Date of Application

Permit Fee $250.00
Application Fee $50.00
Total Due $300.00 .

147N 870 WEST, HURRICANE, UTAH 84737
PHONE: 435-635-2811 FAX: 435-635-2184

www.cityofhurricane.com

¢ SINGLE EVENT BEER PERMIT e

NOTICE: Please complete each statement below. Incomplete applications will not be accepted.

SECTION A — BUSINESS INFORMATION
Name of Business. TROMATTD L\ C Ao ?\ Gr\.{': Eove. PronEACAND %\"D!TKO
susissphone 12635 \4ER  “imfumer_Si0. 220. S6Y
Contact Person._ LERCONDNE DO MNGIE 7

=ORE F/a
Business Address: ?C‘) N 2000 AN A \—\/U mlﬁf\‘\\%@“ W ?\J\ '“Fzz.:}—
(Street Number) (Suite) (City) (State) (le)
Mailing Address (if different): 'H’\j ‘@.&LC_HNC{ UT .:Eu\?% "l—
(Street Number) (City) (State) (Zip)

State Sales Tax Numbcr.{ l k@ l l E ) %OOL\ Does this business have a current DABC license; \‘\@

Business Type (check one):
Proprietorship [ ] Partnership[_| Corporation [] Religious Organization [ ] Non-profit Corporation O

SECTION B — EVENT INFORMATION
EvenName: RED BULL RIAFNMPAGE - PesT€Oenit RO\ 0 N
Event Veme:_ A Ex'5  GAP— ANER\ (AN BLUSTR O
F5 N Zooo W Sy FfG Huedane  UT SAFRE

(Street Number) (Suite) (Clry) (Smle] (Zip)

Date (s) of the event; io / i g [ Z’\ Alcohol Service hours:

PART C — BUSINESS OWNER INFORMATION

A list of all corporate officers or partners must be included. This list must include name, home address, and phone
number.

Owner’s Name: :PEZK?:\?\ Re LA S N7 Title:_ OW W@ /A N B e
Home Address :“ "CJJ\‘; M}CLW;}Q(\'\E' (,(l':‘—) %k'\(’z:l')’5——l-
i tate ip

Home Phone: Cell Phone:

Please add any additional owners/partners on a separate piece of paper and attach.,

APPLICATION MUST INCLUDE A DETAILED PLAN ON AN 8 %” X 11” SHEET OF PAPER
SHOWING ALL CONTROL MEASURES.

(EARNINE Do INCNEZ O WHae/ AN B - R
Yoaaid e O s 1
(<)




STATE OF UTAH)
1 88,
COUNTY OF WASHINGTON )

L LCARIWE  DoNWMWNNGIET

, being first duly sworn,

say as follows:

depose and

1. The foregoing Application and Questionnaire is in all respects true and
correct, to the best of my knowledge and belief and

2. [ am the applicant above-named and have not leased, assigned or entered into
a profit-sharing arrangement of any type with any other person for operation
of the above-named business except as disclosed herein; and

. I have received and read the beer/alcoholic beverage license ordinance of the
City of Hurricane, and believe that this application in all respects conforms to
the requirements thereof and

. I consent to the entry in or upon the business premises by City employees or
representatives at reasonable times for the purpose of inspecting the event
premises to insure compliance with applicable laws, ordinances, rules and
regulation; and

. T'understand and agree that any false information contained in this application
shall be grounds for denial of this application and shall constitute perjury.

SUBSCRIBED AND SWORN TO before me this I \\ é

0 it

(NOTARY PUBLIC OR CITY LICENSE

OFFICER)
TOTAL FEES § % D 0.0D . ‘ii;ﬁ% PAID § 77 OD. 00

DATE % “ b 2) RECEIPT # /) ' {480 7 ZO = X0
CITY LICENSE NUMBER: ’) V?J l"{’] 9~ l 0D
DATE APPLICATION WENT TO CITY COUNCIL: (22’ l 9 ] 74

DATE OF APPROVAL FROM STATE:
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From: Stephen Nelson

To: Cind e

Subject: FW: Habitat for Humanity Lot donation
Date: Monday, August 16, 2021 9:16:46 AM
Cindy,

Could you add this onto the agenda?

Thanks!

Stephen Nelson, AICP
Hurricane City

Planning Director

(435) 635-2811

From: Community Development <community@habitatswu.org>
Sent: Friday, August 6, 2021 2:42 PM

To: Stephen Nelson <stephen@cityofhurricane.com>

Subject: Habitat for Humanity Lot donation

Stephan,

Habitat would like to be put on the City Council agenda in the next month to ask for lot 38
in Falcon Ridge to be donated to Habitat for Humanity. Is there someone besides you that
we should reach out to about this?

Thank you for your help,

Krista Longhurst
Director of Community Involvement

Habitat for Humanity of Southwest Utah

835 South Bluff Street
St George, UT 84770

office phone: (435) 674-7669 cell: (435) 414-5302
community@habitatswu.org What will you build?

Please remember Habitat for Humanity of Southwest Utah in your will, trust or other estate plans.
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APPLICATION TO JOIN TWO CONTIGUOUS LOTS IN A

SUBDIVISION
City of Hurricane Fee: $150
147 North 870 West
Hurricane, UT 84737
(435) 635-2811 For Office Use Only:
FAX (435) 635-2184 —

Owner of Lot 1: Name: :_-:i';\\({' L\ T \‘j( \ A @:\ AN
Telephone: ('(:SS“ (9@% - O\(;; ’
Address: Q s \<D X, L\S\Q \‘\'\/‘ r‘(‘| Chne V\X&qgai KTO.

Email; HO\AH&H M 63\] 9\\/\0{) Lo

Geisiaf Lot 2aName o) Y \Q\R‘g\)ﬁ\ ~
Telephone: N5 - GG R -0\ |

address: 2.0, Bx 459 Wowr! ot AT- 84787 FaxNo.

Email: Hﬂuhdﬂ&ﬂf\ "J ~la \"C’O (o

3-1-32~ 371 33

| L b=
Parcel #’s of Subject Property: H-3“\"33 - 53“ (d‘ Lot numbers:

Subdivision Name: N‘Q . Phase:

Submittal Requirements: 1-large paper copy, and 1-11 X 17

1. Submittal requirements
—a. A description of the properties to be combined

~b. A drawing of the existing configuration of the lots with accurate dimensions and the locations of any

" easements, buildings or other structures.

~~c. A drawing of the proposed new configuration of the lots with accurate dimensions and the locations of any

easements, buildings or other structures.

sk sk dooiok R bk sk ok ok sk ok dokok sekok dok ks ok sokok skdokeisolok ook SOl GROR ROk sk ok shokok sk ok sk ok sk ook ok bk ok ok ok sk ok sk kok ok

(Office Use Only)

Date Received: Application Complete: |_|YES

NO

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



¥ M-0-¥ F S1304vd QINENDT WRETS WOIH SIkLCEC NOUJ3S
= DNINNIO3E 20 NG INHGI ISTHHINGS—
// ZE'BICI 32000685 L1

1.\ A ZEFICT L I00HERS 00HE 02T ZEBIC)  320.06.685

[ET
WFETS MEIY 'Siel TL NOUDIS A20.0kETS
HINGOD 1/1 BN

]

!ammn_.m MELY

SIWIY 0BS'0 4O LS4 IMVNOS FRZ'GZ VANV 35 3ML 40 HINYOD MS
ONINWIDSS 40 INIOd 3HI OF 1734 00'4 1 M.20,CREBN JONTHI (T2 COBE MPGR1.005 SONIHL

33 OFET IZDERSES JINGHL (I CO'EL 3.85,81.008 SINIHL

‘4334 0OSEI M20,CH.EBN JONIHL U324 00E MBS.91.005 TONIHL

U334 0201 ALZD,CHEEN FINFHI U334 00'LE .85,90,008 3N

‘ONINNIDIE IO IMICd 3NE a1 1T1S 65321 J.651.000 NY

1734 1ZS0Z J67 NOUDIS MINOS 3! ONOTY L.2Z0.Fw60S JONTHL NOGIGH ¥ 35%6 301 ITes USH €1 30N WINOS
1# AHSHMO! TC NONIIS 40 #/) ISIMHINGS 3HI 40 kA1 ISVIHINDS FH! 30 H3NHDD ISINKINGS JH1 1Y SNIINIWNDD

‘@ T30UVd HLHON

SNI22IH Iyl

HO4 LTANNS 40 dODFx DNIOr Lo

PLICE-E0-1=£-H

M, 5,310,805
BTSN
R4

ZEEIION

FIEC=(T=1=C=H

HVLN "ALNIOD NOLONIMGYM “ALID SNvORrH

W TS MER ‘SlrL €€ NOILJSS N d3LwooT

LI B %_e

834 0347

'SSWI¥ LD HO LTIF INMOS OEFTF YIHY
DONINNIDIS A0 N0 3H)

0L 1724 0O'FIZ 3] OWS ONOTY WZ0,€%.66N TN LIl GCULI "IN NOUDZS WINCS IHE O WS,81.008 NI NN | (B0lr—o
Cr685 IOMIMI U325 CO'BC AMLS,91.005 JONIHL Lt
)6 F.6HS JONIHL '1334 TO'6L 3.85.91.00N FINFHL
U334 0OFIL 3.CO0KERS FONGMI U334 BCSLL 3.80,91.00N FINIHI FTIEF=C0-1=E-H B T30Mvd
1334 OZ'CCZ 3INMT NOUDIS HINGS 341 ONOTV “2,Z0,00.605 IONTHI NITINIM ¥ 35VE DvT ;-.—.G(.M.Zﬁnwuw.m mﬂmbt.iw_ h—&ﬁﬁpﬁh e H - AR 3 AN
1+ NSNND) T WOUZIS O /| JSIWHINGS THL 40 +/1 LSVIHINDS WL 40 HIMNDD LSINANOS IHL LY SNINIMRCD |
¥ d {—.ooroc ] | g 01T ;
I i = S o . _ . e _REE510s L0521
L e LTO.CHBTH
SINDY /600 HO 1934 INVNOS 69K vaHY / HITE-T -t =E-H
OMIMDIE 40 INDJ L D1 1324 00°+ MLZO.TwEPN JONIHL G314 GESCI MLBS.91.005 IONGHL / vl
WU33d 00'%) 305685 FONIN U334 65921 3,85.91.00M FONFHL \. 3.nﬂl\\ -
ONNNIDIE D INOG ML O / 3 REOtraen
1334 OZSCZ 3NN NOUTIS HINGS FHI ONOTY “2,20,0+.805 FONGHI NI F 35V8 T 17vS 1SIM 01 39N HINOS ooor w . & 3E501ON =
1¢ dlHSNAGI 'TE NOUIIS S0 #/1 ASIWHINGS Si 40 #/1 ISVAHINGS 3W1 40 YIMNDD ISIMHIADS 3HI IV SHONIAROD 520585 e b 2
= e = o 2
(Y-AVM J0 LHOIH} ¥ M-O-H RIREEE =00 m. : & & OFEF=CE—(=C-H mm.
'SINIV 9SEL MO LIS INNMOS 2229 WY =
INIWNIDFT D INOY ML P ————— ——
QL U334 00'FIZ INT OWS DNOTY M, Z0,CF.E8N WHZWE 334 BCBL1 INTT NDUIIS HINOS FHL DI MBS,90.005 FJINIHL 05058
605 FONIML {1334 CO'6L MLBG.01.005 3aMIML I e — = LIS EES

U334 00621 MZ0,MHEEN 3INIHL 1334 0012 MBS 91.008 30MIMI

U334 62011 MTOCHERN FONFHI  'L304 ECLEL GE,01.00N IINGHL

DHNNIDIE 40 INDD 3HI O

1324 DZREZ NN NOUDIS HINOS 3H) DNOTY “LZ0.0r.fRS FONTH! NWOIMIM ¥ S5vF DYl ATVS USIM OF 39W KINOS
¥ SUMOL EE NOLDIS 40 b/t ISTHHINGS ML 40 #/1 ISVAHINGS 3KI 40 HINNOO ISMHINGS 3HL 4V ONDNIANOD | i

4334 O70r LI0CHERS ToNI U3 KOG 2.06,94.00N JNIIL ‘ | AR O

FEEE £ =) =E=H

‘§130HYd G3NIEWOD

WPETS WEIH S1 ET NOUDIS S0 HINHCD MR HINOS 31
QU H3N0D ISINHINDS WL WOUd AIUNSVIN SV U334 PE L9 3.Z0CP.BES 51 ASAUNS SIM| ¥OS SOMMYIE 4O SiSVE INL

—

EOEF=EF—1—F=H ® FEIEC—RF=1=F~H ‘| IFP-TT=1 ~C~H S1304ve NIDF Of 5i A34NS St 40 I50d4Nd IH!

NOLONIHSYA “ALID IWVDHIH NI JAIVDOT "GNV 40 1300Vd ¥ S0 NDUIIHA AW 430W7 30VA AANNS 40 QMO074 ¥
SINISIHeRY VIV SIHI IVHI AAUUH3D ABIUIH LTV ONSNINT SHOLINHNE (W] ON SHINIINI WNOISSIIONS ‘ZE MLV
RS JUU KM IDNVOE0IDV M JENION Y GI0H 'SE9LRE NIANIN HOAIANNS OV WA TVNODISSLONA TN r Gvnia Y

FULVIIHUHID SHOAIAHNS

-

-

-
20 FALLYHHYN

3

s

VIEES
ipgro S39LE0L O 353
fHEER a0 e 7w

ffeis g 1202/95/Z
2y

mmm. ¢8
m W m U334M0D ONV 3Nki 3uv A¥ld ONY SNOLLINISIE TvaIT JHL
m m M AVlg Sl WO Du._zmwubﬁtuk SV O33vid N33 AWM SININNNON £i-CZ-£1 NOUJIS HUM JONYGHOIDY NI ‘HKIA LINNOD

EE

B

8

&

9 YD MYETH N3 INTYAOHG GNAGA 5]
03610530 §¥ ININNOH INTUEINGD GNROS @
SB9LLRLF S Td
rm 1334 NI 3IVOS A0 F WYEIH ONTIONT ITIVACHd 135 hd
2 m an‘nn\mﬂun GIHHIEIA SV HINKOI NOUDIS v
& & 3N ANINISVE — — — —

WRETS MELY SiFl B8 NOLLIIS NI G21VI0T
N NOUDIS HYAN 'AINNOD NOLDNISYM ‘ALID SNVIINENH

b, e SNIDDIH a3V,

N [=CER ‘HOd AJAHNS 40 qHOO3H ONINIOr 107

Eva |

AR




City of Hurricane

Mayor City Council

John W Bramall

Darin Larson Kevin Tervor
Nanette Billngs Dave Sanders

Josaph Prete

RE: Parcels H-3-1-33-3340, H-3-1-33-33123, H-3-1-33-3311, and H-3-1-33-3233

November 5, 2020

Gary L Christensen
Washington County Recorder

RE: Boundary Line Adjustments

In accordance with Utah Code, the proposed application to combine and adjust the boundaries
of Parcels H-3-1-33-3340, H-3-1-33-33123, H-3-1-33-3311, and H-3-1-33-3233. The application
was reviewed by the Hurricane City Council during their meeting held on August 18, 2021. The
Council voted unanimously to approve the combination and boundary line adjustment, and
authorized the owners to record the required documents at the Washington County Recorder
office.

Attest:

Cindy Beteag- Hurricane City Recorder

147 North 870 West = Hurricane, UTe 84737
Phone: (435) 635-2811 e Fax: (435) 635-4284

WEB: www.cityofhurricane.com



RESOLUTION
APPOINTING UAMPS MEMBER REPRESENTATIVE

BE IT RESOLVED by the City Council of Hurricane City, Utah:

1. That is hereby appointed as its Representative to Utah
Assaciated Municipal Power Systems (“UAMPS") effective immediately, together with such alternate or
alternates as the Mayor shall appoint.

2. That the Mayor hereby appoints as its alternate.
3 That this resolution shall remain in effect until repealed by another resolution appointing a
different Representative to UAMPS.
APPROVED AND ADOPTED this day of , 2021.
Mayor
ATTEST:

City Recorder



PRELIMINARY PLAT APPLICATION

City of Hurricane Fee: $150.00
147 North 870 West For Office Use Only;
Hurricane, UT 84737 FileNo. 2021 -CP- 2%

(435) 635-2811 e o RS

FAX (435) 635-2184

Name: Petec T, Dmﬂﬁf Telephone: (435) A6-69%21

Address: _FJ0 S. 200 w2. Huer, tiah RYFTF Fax No.  AYA

Email: _;ldmﬂ.:.-DMM Lot Agent Email:_Colf: Stre b, @ itterstateroels. coe

Agent (If Applicable): Colt D. Sheaffon Telephone: 435-£19- 3599

Address/Location of Subject Property: LSD S and B o

H~3-2-3-4330 -
2-2-3 ¢

A
Tax ID of Subject Property: - B Zone District: R4 -0.5

- -

Proposed Use: (Describe, use extra sheet if necessary. Include total number of lots) __F7 “—%’—t‘j to Le

Subdivided ints a total of O lofs.

Submittal Requirements: The preliminary plat application shall provide the following:

1. Description: In a title block located in the lower right-hand corner of the sheet the following is required:
»/_a.  The proposed name of the subdivision.

v b.  The location of the subdivision, including the address and section, township and range.

v _c.  The names and addresses of the owner or subdivider, if other than the owner.

v _d.  Date of preparation, and north point.

- Scale shall be of sufficient size to adequately describe in legible form, all required conditions

of Chapter 39, City Subdivision regulations.
2 Existing Conditions: The preliminary plat shall show:
v/ _a.  The location of the nearest monument.
/ b, The boundary of the proposed subdivision and the acreage included.
o &

All property under the control of the subdivider, even though only a portion is being
subdivided. (Where the plat submitted covers only a part of the subdivider’s tract, a sketch of
the prospective street system of the unplatted parts of the subdivider’s land shall be submitted,
and the street system of the part submitted shall be considered in light of existing Master

Street Plan or other Commission studies.)

the subdivision and of all prior streets or other public ways, utility rights of way, parks and

v/ _d.  Thelocation, width and names/numbers of all existing streets within two hundred (200) feet of
/ other public open spaces, within and adjacent to the tract.

€.  The location of all wells and springs or seeps, proposed, active and abandoned, and of all
reservoirs or ponds within the tract and at a distance of at least one hundred feet (100') beyond

the tract boundaries.

indicating the pipe sizes, grades, manholes and the exact locations.

f. Existing sewers, water mains, culverts or other underground facilities within the tract,



PRELIMINARY PLAT APPLICATION page 3 (Gencral Information)

PURPOSE

The preliminary plat application is the first step in land development process in those instances where land is divided
for eventual sale. The process is established to insure that all proposed divisions of land conform to the City General
Plan and to adopted development standards of the Land Use Ordinance.

WHEN REQUIRED

The preliminary plat is required any time land is to be divided, re-subdivided or proposed to be divided into two (2) or
more lots, parcels, sites, units, plots or other division of land for the purpose, whether immediate or future, for offer,
sale, lease or development either on installment plan or upon any and all other plans, terms and conditions. It is not
required on agricultural divisions where the agricultural parcel is divided to be combined with another agricultural
parcel, nor is it required when two un-subdivided properties are merged, or where the boundary between two un-
subdivided properties are adjusted.

The preliminary plat must be approved before a final plat can be processed and recorded.
Subdivision approval process:

> Determine current zoning for property.

» If zoning fits desired subdivision, meet with Planning staff to discussed the proposed project.

> Obtain a preliminary plat application form and complete the application and have a plat prepared by an
engineer to meet the requirements on the preliminary plat application.

»  Submit completed application, preliminary plat, and required $150 fee to Planning Department before noon on
the Wednesday two weeks before desired Planning Commission meeting. ( see submittal dates sheet)

» Appear at the scheduled Planning Commission meeting to discuss preliminary plat, hear comments, answer
questions, and receive recommendation of approval or disapproval from Planning Commission.

> Appear at the next scheduled City Council meeting that occurs after the Planning Commission meeting at
which a recommendation was received. Hear City Council comments, answer questions, and receive City
Council decision. City Council can approve the plat with conditions, recommend changes and send it back to
the Planning Commission, or deny the plat.

If the preliminary plat is approved, have construction drawings for utilities and streets prepared by an engineer
according tw Hurricane City standards. Construction drawings must be approved by both the Hurricane Joint Utilities
Committee and the Ash Creek Special Service District. Approval means changes are made and all required signatures
are obtained.

Once the preliminary plat is approved by the City Council, the applicant has one year after receiving approval of the
preliminary plat to submit the final plat to the Planning Commission for action. The Planning Commission may
authorize a one-year time extension, provided the extension request is made before the one year time limit is reached.
The Planning Commission will review and make recommendation to the City Council on the final plat when
submitted. The City Council will typically review the Planning Commission recommendation within 1-2 weeks after
the Commission action on the final plat.

APPEALS
The Planning Commission makes a recommendation to the City Council, so there is no appeal. The City Council’s
action on a preliminary plat is final unless appealed to the appropriate court.



City of Hurricane

Water Department
Ken Richins, Superintendent

July 20, 2021

To Whom It May Concern:

A will serve letter has been requested for Dratter Estates located at approximately 840 S and
650 W in Hurricane, Utah.

Yes, we do have culinary water in the area of 840 S and 650 W in Hurricane, Utah.

A hydraulic water study may be required to ensure the waterline will deliver the required fire
flows. A looped water system may be required

Sincerely,

646 West 600 North = Hurricane, UT « 84737
Phone: (435) 635-9442 » Fax: (435) 635-2616
WEB: www.cityofhurricane.com



SPECIAL

<o
7/

July 26, 2021

Hurricane City
Stephen Nelson

127 N. 870 W.
Hurricane, UT 84737

RE: Dratter Estates
Stephen,

There is sewer capacity for the units proposed in this project. The developers understand and agree that they
will have to get plan approval for the sewer system.

After approval they agree to pay all costs associated with construction and impact fees. Please let us know if
you have any questions.

Sincerely,

Mike Chandler, P.E.
Superintendent
Ash Creek Special Service District

1350 South Sandhollow Road, Hurricane, UT 84737
phone: 435.635.2348
email: ashcreek@infowest.com
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STAFF COMMENTS

Agenda Date: | 8/19/2021

_ Application Number: | 2021-PP-23
Type of Application: Preliminary Plat Application
~ Action Type: | Administrative =~
__Applicant: | Peter J Dratter
Agent: Colt D Stratton
 Request: = Approval of a Preliminary Plat
~ Location: | 650 S and 840 W
~ Zoning: RAOS
General Plan Map: | Single Family Residential

Planning Commission Recommendation:
The Planning Commission gave a positive recommendation based on the comments within this report.

Discussion: The applicant is seeking a preliminary plat for 5 acres with & lots. The property is zoned for
RA-0.5, which allows a minimum lot size of .4 acres with an average lot size of .5 acres.

JUC Comments
The applicant will need to address the following items.

Streets: No issues.

Fire: Will need a temporary turnaround at the south end of the development.

Water: Is in 650 South.

Engineering: Tailwater is a big concern. Needs to be in a pipe and drained to 650 S. Might need
to do some improvements to stormwater systems in the area. 650 S street improvements will
need to match the development west.

Sewer: Sewer is there and the depth of the manhole is 12°.

Power: Will need to do a line extension to the project.

7. Other Utilities: Cable and Phone are in the area.

B L=

el

Staff Comments: Preliminary Plat

1. The lot layout and sizes comply with the underlying zoning.

2. The plat indicates that the property is not in a desert tortoise take area.

3. The plat does not identify potential geotechnical constraints on the project site as required.

4. The applicant has provided a letter from the local sanitary sewer provider (Ash Creek) and from
Hurricane Water Department indicating service availability.

5. Roads: The applicant has stubbed the road to the south which complies with our connectivity
standards. The applicant will need to provide a temporary fire turnaround.

8/19/2021 2021-PP-21



6. The applicant has shown the location, width, and names/numbers of all existing streets within two
hundred feet (200") of the subdivision and of all prior streets or other public ways, easements,
utility rights of way, parks, and other public open spaces, within and adjacent to the tract.

7. The applicant has proposed a tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision. However, there is a large tailwater issue for the
property that will need to be properly drained.

Recommendation: Staff recommends the City Council review this application based on standards with

Hurricane City Code. Staff recommends the application is approved conditioned on the comments
within this application.

8/19/2021 2021-PP-21



PRELIMINARY PLAT APPLICATION

City of Hurricane Fee: $150.00
147 N{)l‘th 870 West For (_}]‘f,l(_f_ US(’ O”[
Hurricane, UT 84737 File No. FP'“Lq

(435) 635-2811 Receipt No wﬁl

FAX (435) 635-2184
Name: _/£24) [~ /nyz/ RS L LE Teephone: o/F5 227 2655
Address: 297 2/ frans 18 44:5/%”7?/ Fax No.
Email: Agent Email:_&2 /. ,ﬁ}éénsswc/ﬁdsié;ﬂ 7~
Agent (If Applicable): .2 ¢~ /( .%Lfsu/ Telephone: </ 35 - 227 F& 97
Address/Location of Subject Property: 2220V &/ /f;?a,( ,4/4 sy

rd
Tax ID of Subject Property:/é/—— 3377-4-2 -4 Zone District: ,K/{
Proposed Use: (Describe, use extra sheet if necessary. Include total number of lots)

S g facdrs

Submittal Requirements: The preliminary plat application shall provide the following:

{ / I. Description: In a title block located in the lower right-hand corner of the sheet the following is required:
a.  The proposed name of the subdivision.

b The location of the subdivision, including the address and section, township and range.
c. The names and addresses of the owner or subdivider, il other than the owner,
d Date of preparation, and north point.
e Scale shall be of sufficient size to adequately describe in legible form, all required conditions
of Chapter 39, City Subdivision regulations.
2. Existing Conditions: The preliminary plat shall show:

a.  The location of the nearest monument,

\~" b.  The boundary of the proposed subdivision and the acreage included.

\/ ¢ All property under the control of the subdivider, even though only a portion is being
subdivided. (Where the plat submitted covers only a part of the subdivider’s tract, a sketch of
the prospective street system of the unplatted parts of the subdivider's land shall be submitted,
and the street system of the part submitted shall be considered in light of existing Master
Street Plan or other Commission studies.)

d. The location, width and names/numbers of all existing streets within two hundred (200) feet of
the subdivision and of all prior streets or other public ways, utility rights of way, parks and
other public apen spaces, within and adjacent to the tract.

The location of all wells and springs or seeps, proposed. active and abandoned, and of all
reservoirs or ponds within the tract and at a distance of at least one hundred feet (100") beyond
the tract boundaries.

f. Existing sewers, water mains, culverts or other underground facilities within the tract,

indicating the pipe sizes, grades, manholes and the exact locations.

R
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Existing Hurricane Canal Company facilities; other ditches, canals, natural drainage channels
and open waterways and any proposed realignments.

Contours at vertical intervals not greater than five (35) teet.

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.

J- Information on whether property is located in desert tortoise take area

3N

<

V 3. Pro

osed Plan: The subdivision plans shall show:
The layout of streets, showing location, widths, and other dimensions of proposcd streets,
crosswalks, alleys and casements.
The layout, numbers and typical dimensions of lots.
Parcels of land intended to be dedicated or temporarily reserved for public usc or set aside for
use of property owners in the subdivision.
Easements for water, sewers, drainage, utilities, lines and other purposes.
Typical street cross sections and streel grades where required by the Planning Commission.
{ All street grades over 5% should be noted on the preliminary plat)
f. A tentative plan or method by which the subdivider proposes to handle the storm water
drainage for the subdivision.
Approximate radius of all center line curves on highways or streets.
h.  Each lot shall abut a street shown on the subdivision plat or on an existing publicly-dedicated
street. (Double frontage or flag lots shall be prohibited except where conditions make other
design undesirable)

In general, all remnants of lots below minimum size left over after subdividing of a larger
tract must be added to adjacent lots, rather than allow to remain as unusable parcels.
Where necessary, copies of any agreements with adjacent property owners relevant to the
proposed subdivision shall be presented to the Planning Commission,
c. A letler [rom both the local sanitary sewer provider and culinary water provider indicating

availability of service.

\/ I Will this subdivision be phased? If yes show pessible phasing lines.

\ Z m. A tentative plan or method for providing non-discriminatory access to the subdivision for
purposes of placement of communications infrastructure, and for purposes of placement of
utility infrastructure.

\/ 4. Requited copies of plans:

a. Three copies of all full scale drawings
b.  One copy of each drawing on a 11 x 17 inch sheets. (8 4 x 11 is acceptable if the project is
small and the plans are readable at that size).
5. Warranty deed or preliminary title report or other document (see attached Aftidavit) showing
evidence that the applicant has control of the property

NOTE: It is important that all applicable information noted above is submitted with the application.
An incomplete application will not be scheduled for Planning Commission consideration. A deadline
missed due to an incompliete application, could result in a month’s delay. Planning Commission
meetings are held on the second Thursday and fourth Wednesday of each month at 6:00 p.m. The
deadline to submit an application to be placed on an agenda is no later than 12:00 noon 10 full
business days before the Planning Commission meeting at which you plan for your application to be
2::1(1.*******#:*****:k*:}:**********************#:&:**************:k****:k#—**************

(Office Use Only)

=

R I =K

=

]

i

SRR

Date Received: Application Complete: YES DNO D

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



R CAp <<‘ Ash Creek Special Service District
< A

1350 S. Sand Hollow Road

Hurricane, UT 84737

°, " Office: (435) 635-2348 Fax: (435) 635-8550
7wl ashcreek@infowest.com

SPECIAL GEAVICE

i

e

June 17, 2021

Hurricane City

Stephen Nelson

127 N. 870 W.

Hurricane, UT 84737

RE: Copper Rocks Estates

Stephen,

There is sewer capacity for this project. The developers understand and agree that they will have to get plan
approval for the sewer system. The developer will need to acquire easements through adjacent property owner

and construct off-site sewer for this development.

After approval they agree to pay all costs associated with construction and impact fees. Please let us know if
you have any questions.

Sincerely,

Darrel Humph;’es, Office Manager

Ash Creek Special Service District



City of Hurricane

Water Department
Ken Richins, Superintendent

June 17, 2021

To Whom It May Concern:

A will serve letter has been requested for Copper Rock Estates located at approximately 800 §
1530 W in Hurricane, Utah.

Yes, we do have culinary water in the area of 8005 1530 W in Hurricane, Utah.

A hydraulic water study may be required to ensure the waterline will deliver the required fire
flows. A looped water system may be required

Sincerely,

Y g

Hurricane City Water — Dallan Wadsworth

646 West 600 North = Hurricane, UT « 84737
Phone: (435) 635-9442 » Fax: (435) 635-2616
WEB: www.cityofhurricane.com
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SENSITIVE LANDS APPLICATION

City of Hurricane Fee: §

147 North 870 West For Office Use Only: | .
Hurricane, UT 84737 FileNo. 207 1-" \L - D3
(435) 635-2811 Receipt No.

FAX (435) 635-2184

Name: DAF Development LLC Telephone: 435-229-3643

Address: 297 Hilton Dr Suite 3, St George UT 84790 Fax No.

Agent (If Applicable): Rick Richardson Telephone: 435-229-3642

Email: Agent Email: Rick.RichardsonBros@gmail.com

Address/Location of Subject Property: 1100 W. & Copper Rock Parkway

Tax ID of Subject Property: H-3394-A-2-A Zone District: R1-15

Proposed Use: (Describe, use extra sheet if necessary) See Attached

Other companion application submitted with the Development Plan:
Preliminary Plat
Site Plan Review
Conditional Use Permit
Rezone
Other

Submittal Requirements:
Please review the attached Supplemental Information to determine additional information
that must be submitted with this application.
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(Office Use Only)
Date Received: Application Complete: YES EI NO |:|

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




DEVELOPMENT PLAN SUBMITTAL REQUIREMENTS

Development Plan Submittal: The following information shall be submitted with the application for
Development Plan approval, and may be in addition to information required for a companion application
being processed concurrently with the Development Plan:

\_/ 1. Development plan: The development plan shall clearly show:

a. Two (2) foot contours. The contour map shall be prepared and certified by a licensed
professional civil engineer or surveyor drawn at a scale no smaller than one (1) inch equals
one hundred (100) feet. Contour maps based on interpolation of maps with larger contour
intervals are not acceptable.

\ / b. Field surveys may be required of the applicant by the City to verify the accuracy of the contour
lines shown on the contour map.)

\ _ ¢. Slopes having grades of 10-29 percent and natural slopes of thirty (30) percent or greater shall
be color shaded clearly showing the difference between the two categories. This contour
information shall either be computer based, or based on profile lines drawn perpendicular to
contours at intervals no less than one hundred fifty (150") feet apart, nor greater than seventy-
five (75" feet from an existing or proposed property line. Grades shall then be determined by
calculating the slope along one hundred (100) foot segments of the profile. (See Appendix
Diagram-A of the Land Use Ordinance)

\ / d. To determine required minimum lot size (Section 10-24-6B of the Sensitive Land Ordinance),
the average natural grade on each proposed parcel shall be calculated and indicated on the
development plan. The average grade is determined by calculating the grade of the natural
slope between two opposing property lines, based on profiles taken perpendicular to the
contours, no less than one hundred fifty (150) apart, nor greater than seventy-five (75) feet
from an existing or proposed property line.

\/ e. The proposed development layout of lots, roads, proposed road grades, open space, area of
disturbances, and existing native vegetation.

\/ 2. Soils Investigation Report: A soils investigation report which contains the following information:

\/ a. Nature, distribution and classification (Unified Soil Classification) of existing soils to the
appropriate depth of influence by the proposed development, but not less than ten (10) feet
deeper than the proposed excavations or to bedrock.

\ / b. Strength of existing soils, bearing capacity of supporting soils, settlement estimates, collapse
and shrink-swell characteristics, lateral pressures and trench excavation limitations.

\ ./ _c¢. Ground water levels that may affect development and estimated elevation of high ground water
levels.

\/ d. Appropriate laboratory testing for classification, consistency, strength and consolidation
conditions.

\./ e. Slope stability.

f. A written statement by the persons or firm preparing the soils report describing the general
suitability of the site for the owner=s intended use.

\/ 3. Geotechnical Report: A geotechnical and geological report shall be prepared by a geologist
licensed to practice in the State of Utah, whenever a proposed building permit or development
project:

a. Is located within one thousand (1,000) feet of an identified fault; or

b. Is located on slopes estimated to be twenty (20) percent or greater; or

c. Is determined to have potential hazards by the City Engineer, County Geologist or
State Geologist.




The geotechnical and geological report when required above shall include:
a. A geologic map showing topography, surface and subsurface geologic features and
any geologic limitations to the proposed use;
Depth to bedrock;
Subsurface investigative logs and reports;
Identification of all geologic hazards; and
. Measures to mitigate or eliminate geologic hazards and problems.

=

S

\./ 4. Grading and Drainage Plan: A grading and drainage plan report which includes storm water

management, erosion, and grading plans describing the methods by which surface water,

natural drainages, flooding (including identification of 100 year flood where applicable),

erosion and sedimentation loss, and hydrologic hazards will be controlled during and after
construction. The plan shall include the following information:

a. The grading plan shall show present topography, including the location and depth of all
proposed fills and cuts of finished earth surfaces, and/or use of retaining walls
including height, using a contour interval of two (2) foot when grades are 0-29% and
five (5) foot contours when grades 30% and over.

\/ b. The proposed area to be graded shall be clearly delineated on the plan.

c. Preliminary street grades shall be identified on the plan.

\/ d. All calculations and proposed details used for design and construction of debris basins,
impoundments, diversions, dikes, waterways, drains, culverts and other water
management or soil erosion control measures shall be shown. Drainage calculations
shall determine runoff volume and peak discharge using the "Rational Method,"
"SCS Curve Number Method," or appropriate equivalent. Data provided should
include:

(1) Rainfall depth, duration and distribution;
(2) Watershed slope and drainage area delineation;
(3) Land condition of watershed surface;
(4) Topography of drainage area; and
(5) Soil Descriptions in Watershed. Erosion calculations shall
employ predictions of soil loss sheet erosion using the
Universal Soil Loss Equation or equivalent. Data to be
provided should include factors of:
(a) Rainfall intensity and duration;
(b) Soil erodability;
(c) Land slope and length of slope or topography;
(d) Condition the soil surface and land management
practices in use; and
(e) Surface cover, grass, pavements, etc.

5. License Required: All required reports shall be prepared by persons licensed to practice their
specialty or expertise in the State of Utah, if such license for practice is required.

6. Expert Advice: In reviewing technical reports, calculations, and plans which may be required,
the City staff or City Engineer may find it necessary to obtain the advice of other experts
regarding the adequacy of the reports submitted, and the validity of the conclusions and
recommendations reached in the reports. In such cases the City staff or City Engineer may
consult with such experts, with the reasonable costs of these consultations to be borne by the
developer prior to any public hearing. The Planning Commission or City Council may require
payment by the developer of the costs of such consultations as a condition of preliminary or
final plat approval.



NOTE: It is important that all applicable information noted above is submitted with the
application. An incomplete application will not be scheduled for Planning Commission
consideration. A deadline missed due to an incomplete application could result in a month’s delay.

Call the Planning Department to determine the submittal deadline.

PROJECTS SUBJECT TO SENSITIVE LANDS REQUIREMENTS

The following projects are subject to Sensitive Land requirements:

1. All preliminary plats, planned developments, site plan reviews, conditional use permits and any
other land use development permits authorized by City Codes when they are:

(a) Located on lands defined in Section 10-24-2 of the Land Use Code or
identified as sensitive lands on the General Plan Sensitive Lands Map;

(b) Located within one thousand (1000) feet of a fault identified on a published
geologic map.

(c) Located within one hundred (100) feet, measured perpendicularly from a fault
identified as a result of on-site investigation by a registered geologist.

(d) Hillside and ridge and bluff areas (as set forth in section 10-24-5A of the
Land Use Ordinance.).

2. Any grading on sensitive land not associated with an approved project of the types listed in

subsection 1 above, when such grading will:

a. Disturb ten thousand (10,000) square feet or more of land area;

b. Create a cut or fill over three (3) feet in height; or

c. Create trenching over two hundred (200) feet in length.
(A development plan is not required, however sufficient information must be submitted to
determine compliance with Chapter 24, Sensitive Lands)

3. All building permits, including grading on vacant lots or parcels not previously processed in
accordance with the provisions of this Chapter 24 of the Land Use Ordinance. (A
development plan is not required, however sufficient information must be submitted to
determine compliance with Chapter 24, Sensitive Lands)

PROJECT REVIEW PROCEDURE

When a preliminary plat, site plan, planned development or conditional use permit or other application is
located on sensitive lands, the Development Plan application is submitted as a companion application and
processed concurrently. The Planning Commission will review the application(s) and on conditional use
permits and site plan reviews they will approve, approve with conditions or deny the Development Plan
application. On preliminary plats, or zone changes, the Planning Commission will forward a
recommendation to the City Council. Following receipt of a recommendation from the Planning
Commission, or on appeal, the City Council will hold a public hearing on the application and approve,
approve with conditions, or deny the proposed Development Plan.

NOTE: To fully understand the requirements for projects on sensitive lands, you should request a
copy of Chapter 24 of the Land Use Ordinance from the City of Hurricane Planning Department.



STAFF COMMENTS

Agenda Date: | 8/19/2021

Application Number: | 2021-PP-19 and 2021-HIL-03
| Type -(-)i‘.A-[-)rplircatiorn.:r ! Preliminéry Prlatr and Hillside Appliéation
| Actior;’[ype: gAdrﬂinistfétivc N -
~ Applicant: | DAF Development LLC
© Agent: Rick Richardson

Request: Approval of a Preliminary Plat and Sensitive Lands Application
Location: 1100 W and just north of Copper Rock Parkway

Zoning: ‘ R1-15
General Plan Map: i Residential
Planning Commission Recommendation:
The Planning Commission gave a positive recommendation of the preliminary plat and sensitive lands
application with the following:

e The applicant complies with the conditions within this report

e Recommended approval for the exception for minimum lot size for 3, 17, 18, 23, 25, and 30

based on the proposed grading plan submitted by the builder.

Discussion: The applicant is seeking a preliminary plat for 17.41 acres containing a total of 30 lots.
Because of the steep slopes contained within the property, the applicant has also submitted a sensitive
land application. Below, staff will have three sections, JUC Comments, staff comments on the
preliminary plat, and staff comments on the sensitive land application.

JUC Comments
The following items will need to be addressed:

1. Sewer: Line is coming up 1100 W. Need to get sewer there.

2. Water: Tie into the water on 1100 W and Copper Rock Parkway. Need water loop at some point.
Recommend tie water line to the roundabout.

3. Fire: Dead ends need turnaround when longer than 150 ft. Will likely need a water loop.

4. Engineering: If they phase they can get the same down-building. Need away out by lots 9-10.
Improvements on 1100 W need to be shown.

5. Power: 1100 W needed to begin. There is a switch that will need to be reviewed when it comes in
for redlines.

8/19/2021 2021-PP-19
2021-HIL-03



6. Other Utilities: Gas is not in the area.

Staff Comments: Preliminary Plat

i

24

The lot layout and sizes comply with zoning standards but many of the lots within the higher slope
areas likely do not comply.

The applicant has provided a letter from the local sanitary sewer provider and the culinary water
provider indicating service availability.

. The preliminary plat does not list the geotechnical restraints as required, but the applicant has

submitted a full geotechnical report.

The plat does not list if it is within a tortoise take area.

The road between lots 9 and 10 needs a fire turnaround.

Staff would recommend a change in name since the application does not have any connection with
Copper Rock PDO, but generally, applicants are free to pick their development’s name.

Only one access is provided to the north to the northern lot. The four parcels to the north are owned
by the same owner and have an access easement off 1100 W. Ideally the application would provide
an additional access point north along the western edge of the development in addition.

Staff Comments: Sensitive Land Application

All Sensitive Land Use Application must comply with 10-24 Sensitive Lands. For Hillside, they will
need to follow the standards listed in_10-24-5 Hillsides and Ridge Areas and 10-24-6 Hillside and Ridge
Areas, General Development Standards.

. The applicant has supplied a map that meets the requirements of the Hurricane City Code.

8/19/2021 2021-PP-19

2021-HIL-03



The applicant has provided a geotechnical report as required.

The applicant has provided a grading plan that complies with Hurricane City Code.

The applicant has submitted lot slopes on the plan. Lots need to comply with the following
section of the code.

B

0-24-6: HILLSIDES AND RIDGE AREAS; GENERAL DEVELOPMENT STANDARDS:

A. Unbuildable Slopes. Except as may be allowed by an exception as set forth in subsection
10-24-3G of this chapter, slopes of thirty percent (30%) or greater shall be undisturbed. Such
areas shall be designated as a nonbuildable area if part of a residential lot, or at the election of
the owner; these slopes may be offered to the city or a duly created nonprofit conservation
organization. Slopes of thirty percent (30%) or greater, if included within a lot, shall not be
considered as lot area contributing to the minimum area required in subsection B of this section.
(See section 10-24-9, appendix diagram D of this chapter,) Slopes thirty percent (30%) and
greater, but not exceeding forty percent (40%), may be used for street location purposes when

needed to provide two (2) ways of access to the project, when the planning commission finds
that:

1. No significant harm will result and the roadway can be provided without creating an
obviously visible scar on the hillside,

2. The proposed modification will vesult in a more functional and improved plan; and

3. The developer/builder agrees to comply with any conditions or requirements imposed by
the planning commission to mitigate any adverse effects which may result from the proposed
roadway.

B. Subdivision Lot Size:

1. The following minimum lot sizes shall be required unless the existing base zone district
requires a larger lot area. Lots with slopes averaging less than ten percent (10%) shall be
subject to the lot size requirement of the base zone district.

Average Slope Minimum Lot Area

: Ay :
Poroiis Sauare Fost Estimated Net Density (Units

Per Acre)

10 15,000 232

11 16,500 2.11

12 18,000 1.94

13 19,500 1.79

8/19/2021 2021-PP-19
2021-HIL-03



14 21,000 1.66
15 22,500 1.55
16 24,000 1.45
17 25,500 L37
18 27,000 1.29
19 28,500 1.22
20 30,000 1.16
24 31,500 1.11
22 33,000 1.06
23 34,500 1.01
24 36,000 0.97
23 37,500 0.93
26 39,000 0.89
27 40,500 0.86
28 42,000 0.83
29 43,500 0.80
Note:

1. Based on the assumption that approximately 20 percent of the project area will be streets,
the net density shown expresses the estimated yield per acre. As lots increase in size, the actual
street percentage will typically decline resulting in a slight increase in net density.

After review, staff has found the following lots do not comply with the table above: 13, 17, 18, 23, 25,
and 30.

14.15% 15,500 sq. f. 21,000 sq. ft.

8/19/2021 2021-PP-19
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17 13.86% 15,500 sq. ft. 19,500-21,000 sq. ft.
18 15.45% 15,328 sq. ft. 22,500-24,000 sq. ft.
23 11.08% 13,894 sq. ft. 16,500 sq. ft.
285 12.18% 15,670 sq. ft. 18,000 sq. ft.
30 11.11% 15,470 sq. ft. 16,500 sq. ft.

The applicant has requested an exception for these lots with an updated grading plan. Through lots
10-11, 16-18, and 23-25 to have 12-13 retaining walls and to have walk-out basements to help with the
non-comply lots. Hurricane City Code allows a max height of a retaining wall of 16”. Some lots, like 13,
their engineer believes that they will be able to work with the grading to be able to fit a home while
maintaining a max slope of 2:1 or minor retaining walls. The following section of code allows for the
Planning Commission to recommend an exception.

10-24-3: DETERMINATION OF APPLICABILITY:
G. Exceptions: Exceptions to the provisions of this chapter may be granted by the city council upon
recommendation from the planning commission when:

1. An alternative solution is proposed for the protection of the sensitive land, based on sound and
generally accepted engineering and land development principles, and said alternative will result in
equal or better protection than development under the standards of this chapter,; and is consistent with
the purposes of this chapter. The alternative shall also be consistent with the general plan policies
affecting sensitive lands;

Hurricane City has approved a similar exception for the Hurricane Village Townhomes, where they did
walk-out basements. Staff is doing some additional review of the application to ensure there are no other
concerns.

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. The exception the applicant has requested has precedent within the
City. Staff recommends approval with the exception that has been requested.

8/19/2021 2021-PP-19
2021-HIL-03




SERAVICE

o
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June 17, 2021

Hurricane City
Stephen Nelson

127 N. 870 W.
Hurricane, UT 84737

RE: Copper Rocks Estates

Stephen,

Ash Creek Special Service District

1350 S. Sand Hollow Road

Hurricane, UT 84737

Office: (435) 635-2348 Fax: (435) 635-8550
ashcreek@infowest.com

There is sewer capacity for this project. The developers understand and agree that they will have to get plan
approval for the sewer system. The developer will need to acquire easements through adjacent property owner
and construct off-site sewer for this development.

After approval they agree to pay all costs associated with construction and impact fees. Please let us know if

you have any questions.

Sincerely,

Darrel Hun%ﬁce Manager

Ash Creek Special Service District



City of Hurricane

Water Department
Ken Richins, Superintendent

June 17, 2021

To Whom It May Concern:

A will serve letter has been requested for Copper Rock Estates located at approximately 800 S
1530 W in Hurricane, Utah.

Yes, we do have culinary water in the area of 800 S 1530 W in Hurricane, Utah.

A hydraulic water study may be required to ensure the waterline will deliver the required fire
flows. A looped water system may be required

Sincerely,

—

% L.V,,n/z/,/

Hurricane City Water — Dallan Wadsworth

646 West 600 North = Hurricane, UT » 84737
Phone: (435) 635-9442 s Fax: (435) 635-2616
WEB: www.cityofhurricane.com



Prepared for:
DAF Development LLC

GEOTECHNICAL Attn.: Rick Richardson

P.O Box 160

INVESTIGATION Hurricane, Utah 84737
REPORT April 12, 2021

Copper Rock Estates

1

Prepared by:

795 East Factory Drive
St. George, UT 84790

Landmark Project No: 21235




NDMARK

TESTING & ENGINEERING

April 12,2021

DAF Development LLC
Rick Richardson

P.O Box 160

Hurricane, Utah 84737

Subject: Geotechnical Investigation Report
Copper Rock Estates
Hurricane, Utah
Landmark Project No.: 21235

Rick,

As requested, we have completed our Geotechnical Investigation for the above noted project.
Our geotechnical recommendations, along with our field and laboratory data are presented in this
report.

Our field investigation consisted of excavating 15 test pits to depths between 5.0 and 10.0 feet
below the existing ground surface (bgs) throughout the area of the proposed development. Site
grading recommendations are detailed in Section 5.0 and foundation recommendations are found
in Section 6.0 of this report.

Landmark has great interest in providing materials testing and special inspection services during
the construction phase of this project. If you advise us of the appropriate time to discuss these
engineering services, we will be pleased to meet with you at your convenience.

Please feel free to contact our office at (435) 986-0566 if you have any questions.

Sincerely,
LANDMARK TESTING AND ENGINEERING

Steven Wells, P.E.
Geotechnical Manager

795 East Factory Drive, St. George, UT 84790 « Phone (435) 986-0566 « Fax (435) 986-0563
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1.0 INTRODUCTION

This report presents the results of Landmark Testing & Engineering’s geotechnical investigation
for the Copper Rock Estates residential development in Hurricane, Utah. Figure 1 is a Vicinity
Map showing the project location relative to surrounding features. Figure 2 is a Site Map showing
the site and the approximate locations of the test pits completed for this investigation.

This investigation was completed to assist in developing opinions and recommendations
concerning site earthwork and foundation design.

2.0 PROPOSED CONSTRUCTION

We understand that construction will consist of a residential development with multiple lots. We
anticipate residences will be wood-framed, slab-on-grade construction supported on conventional
spread footings. We understand that the residences will be both one- and two stories with
anticipated loads between 1,000 and 1,800 pounds per lineal foot. We anticipated new public
streets with asphalt pavement, and concrete curb, gutter and sidewalk are also planned for the
residential development.

A traffic index of 5.5 is assumed for the residential streets based on the City of Hurricane Standards
for Design and Construction. Any significant changes to the anticipated development should be

reviewed by Landmark to evaluate the continued applicability of the recommendations contained
in this report.

3.0 SITE SETTING

3.1 SURFACE CONDITIONS

The project site is located on a hillside located near the northwest corner of Copper Rock Parkway
and 1100 West. The site generally slopes down from the northwest corner to the southeast corner
of the property towards an existing detention pond. The inclination of the hillside ranges from
20.24 and 11.47 percent on the west end of the property to a 0.35 percent slope near the east end
of the property near 1100 West. The site is covered in a moderate amount of vegetation consisting
of desert brush, cacti, and other desert flora.

3.2 GEOLOGIC SETTING

According to the Utah Geological Survey, majority of the site is mapped as remnants lava flow
(lower Pleistocene, Qbr) that consists of “Dark-brownish-black to dark-gray, medium-grained
basanite with small olivine phenocrysts.”! The eastern portion of the site is mapped as alluvial
and eolian deposits (Holocene to upper Pleistocene, Qae) as shown on Figure 2. The soils on-site
were generally consistent with the geologic mapping of the site.

1 Interactive ~ Geologic ~Map  Portal, Retrieved April 8, 2021, from Utah Geological Survey,
https:/ / geology.utah.gov/apps/intgeomap.
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3.3  SEISMICITY

Seismicity at the site was determined using the Structural Engineers Association (SEA), OSHPD
Seismic Design Maps website. The following values are presented to assist with seismic design:

< Latitude = 37.11523 North, Longitude = 113.31573 West

< Site Class = C (Very Dense Soil and Soft Rock) based on ASCE 7-16 (Table 20.3.1)
as referenced in 2018 IBC 1613.3.2

< Risk Category II

Period (sec) Sa (g) Site Class
0.2 0.604 = Sg B/C
1.0 0.200 =S4 B/C
0.2 0.507 = Sps C
1.0 0.200 = SD; C

(2016 ASCE-7-16, SEA, Structural Engineers Association, https://seismicmaps.org/)

As per section 20.1 of ASCE 7-16, “The soil shall be classified in accordance with Table 20.3-1
and section 20.3 based on the upper 100 feet of the site profile.” However, section 20.1 continues,
“Where site specific data are not available to a depth of 100 feet, appropriate soil properties are
permitted to be estimated by the registered design professional preparing the soil investigation
report based on known geologic conditions.” Basalt bedrock and strongly cemented caliche was
encountered in our test pits throughout the project site. Based on the material encountered in our
test pits, the mapped geology, and our experience in the area it is the opinion of Landmark Testing
and Engineering that the soils on site classify as Site Class C.

3.4 GEOLOGIC HAZARDS
Fault Rupture

The trace of the Hurricane fault is located approximately 0.5 miles east of the site and the projected
trace of the Volcano Mountain Faults is located approximately 1.5 miles north of the site. The
Washington fault is located approximately 8.5 miles west of the site. Theses faults displace late
Quaternary sediments and are considered active.? Strong ground motion associated with
movement along the Hurricane, Volcano Mountain, Washington or other faults associated with the
Intermountain Seismic Belt is possible however, the potential for surface fault rupture is
considered low.

Additionally, the interactive Utah Geologic map shows an unnamed, buried fault that runs along
1100 west as shown on Figure 2. The fault is not considered a Quaternary fault and therefore is
not considered active and risk from surface rupture from this fault is low.

2 Interactive quaternary Fault and Fold Map, Retrieved April 8, 2021, from Utah Geological Survey,
https://geology.utah.gov/apps/intgeomap.
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Liquefaction

Liquefaction is the sudden loss of shear strength in the soil due to the build-up of excess pore water
pressure.’ This can occur when the soil is subjected to intense shaking such as during a seismic
event. The soils that are most susceptible to liquefaction are loose, saturated sandy soils with a low
fines content (material passing the #200 sieve).

The Utah Geologic Survey maps the eastern portion of the site, that is mapped as Qae, as having
a high liquefaction potential. However, strongly cemented caliche and basalt were encountered at
depth in the test pits within this area. Additionally, groundwater was not encountered our test pits
at the time of our investigation. Therefore, due to shallow bedrock and strongly cemented caliche
encountered throughout the site and lack of groundwater, we believe the liquefaction potential at
the project site is low. A liquefaction study is beyond the scope of this report.

Collapsible Soil

The Utah Geologic survey maps the Qea material on the eastern portion of the site as being
Collapsible Soil 1. Collapsible soil 1 is considered unconsolidated geologic units with reported
collapse values greater than or equal to 3 percent. Pinholes were encountered in the soils
throughout this area, indicating that the soils are collapsible. One-dimensional consolidation tests
were completed on two samples collected during our investigation to verify the collapse potential
at the site. Results of the collapse tests are discussed in Section 4.2.

40 INVESTIGATION

4.1  FIELD INVESTIGATION

To investigate the subsurface soil conditions, fifteen (15) test pits, designated as TP-1 through TP-
15, were excavated across the project site as shown on Figure 2, Site Map. The test pits were
excavated to depths between 5.0 and 10.0 feet bgs with a CAT 305 mini excavator equipped with
an 18-inch bucket with tiger teeth. All test pits encountered refusal on strongly cemented caliche,
basalt, or strongly cemented sand except for test pits TP-4 and TP-15. These test pits were
terminated at 10 feet bgs in silty gravel. Groundwater was not encountered in our test pits at the
time of our investigation.

The soils encountered in our test pits generally consisted of silty sand and silty gravel with varying
amounts of cobbles and boulders underlain by basalt and cemented caliche. Test pits TP-6, TP-11,
and TP-14 were excavated within the mapped Qea material on the eastern portion of the site. The
soils encountered in these test pits consisted of moderately cemented, silty sand with varying
amounts of gravel in the upper 7 and 8.5 feet bgs. Abundant pinholes were encountered in the
cemented silty sand, indicating that this material is collapsible.

3 Coduto, Donald P. (1999), Geotechnical Engineering: Principles and Practices, Prentice Hall, Upper Saddle
River, NJ
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A detailed description of the soils encountered during our investigation is included in the test pit
logs on Figures 3 through 10. A key to the symbols and soil classifications used on the logs is
presented on Figure 11.

4.2 LABORATORY TESTING

Soil samples from the test pits were taken to our St. George laboratory for testing. Tests performed
on the samples included mechanical sieve analyses, one-dimensional consolidation tests, and one
soluble-sulfate test. Laboratory test results are shown on the test pit logs on Figures 3 through 10.
The one-dimensional consolidation curves are presented on Figures 12 and 13.

Sieve analyses classified the soils encountered in our test pits as silty sand, silty sand with gravel
and silty gravel with sand. The moisture content of the soil samples tested ranged between 3.1 and
12.5 percent,

Two one-dimensional consolidation tests were conducted on samples collected in TP-6 at 3.5 feet
bgs and in test pit TP-11 at 2.5 feet bgs, within the mapped Qea soils. The sample collected in TP-
6 at 3.5 feet bgs collapsed 8.3 percent and the sample collected in TP-11 at 2.5 bgs collapsed 8.2
percent. The unit weights of the samples from test pit TP-6 and TP-11 were 90.2 and 83.3 pcf,
respectively. Based on the collapse results and the in-place unit weights of the samples, we believe
that the soil samples mapped as Qea have a high collapse potential.

One soluble-sulfate test was conducted on the sample collected at 2 feet bgs in test pit TP-5. The
sample had 0.24 percent soluble sulfates by mass, indicating that the on-site soils are corrosive.
Recommendations for corrosive soils are provided in Section 11.0.

4.3 CONCLUSION

The soils encountered in our test pits generally consisted of silty sand and silty gravel with varying
amounts of cobbles and boulders underlain by caliche, basalt or strongly cemented sand.
Groundwater was not encountered in our test pits at the time of our investigation. Consolidation
tests show that the soils in the upper 7 and 8.5 feet near the eastern portion of the site, mapped as
Qea, are highly collapsible. The soils mapped as Qea, as shown in Figures 2, will need to be over-
excavated down to caliche, basalt or a suitable material as determine by the geotechnical engineer.
The collapsible soils mainly effect lots 22 through 27 and small portions of lots 28 and 30. An
additional investigation may be conducted on these lots to further determine the extent of the
collapsible soil upon request.

General grading recommendations are provided in Section 5.0 and foundation recommendations
are provided in Section 6.0.

50 SITE GRADING AND EARTHWORK
5.1 GENERAL GRADING

Prior to general site grading, the project site should be cleared and grubbed of all vegetation in all
building areas, including roadways, sidewalks and other concrete flat work. We anticipate that
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grubbing the upper 3 to 6-inches of soil will be sufficient to remove the majority of the roots.
Following clearing and grubbing, we recommend that the soils mapped as Qbr within in the
building areas, as shown on Figure 2, be over-excavated a minimum of 2 feet below the existing
grade or 1 foot below the bottom of the footings, whichever is greater. The excavation may be
terminated prior to reaching 2 feet below the existing ground surface or 1 foot below the bottom
of the footings if caliche or basalt is encountered at a shallower depth.

The soils mapped as Qea in the eastern portion of the site should be over-excavated down to basalt,
cemented caliche or a suitable material determined by the geotechnical engineer. This area mainly
affects lots 22 through 27 and small portions of lots 28 and 30. Based on our test pit TP-6, TP-11
and TP-14, caliche, basalt or suitable material should be encountered between depths of 7.0 and
8.5 feet bgs. A geotechnical engineer should verify the over-excavation prior to backfilling.

Following over-excavation, we recommend that the upper 8 inches of the bottom of the excavation
are scarified, moisture conditioned to within 2 percent of the optimum moisture content and
compacted to a minimum of 95 percent of the maximum dry density as determined by ASTM D-
1557. In areas where basalt and caliche are encountered at the bottom of the excavation and do not
allow for a compaction tests, we recommend that the bottom of the excavation be verified by a
geotechnical engineer.

The on-site soils are suitable for use as structure fill, provided all vegetation, material greater than
6 inches and other deleterious materials are removed.

5.2 ROADWAY AND UTILITY EXCAVATION

The test pits for this investigation were excavated with a CAT 305 mini excavator with moderate
to difficult effort. Refusal was encountered on caliche, basalt, or strongly cemented sand between
depths of 5.0 and 10.0 feet bgs throughout the project site. A hoe ram, larger equipment, and
blasting or a combination of these will be required in order to excavate the caliche and basalt.

The upper 8-inches of native soil within the proposed roadways should be scarified and
recompacted to structural fill standards prior to the placement of any road base. All excavations
and backfilling procedures for roadways and utility trenches should conform to the City of
Hurricane Standards for Design and Construction.

5.3  FILL PLACEMENT AND COMPACTION

All fill to be placed for support of footings and slabs-on-grade, whether it is on-site or imported,
should be considered structural fill. On-site soils are suitable for use as structural fill provided all
deleterious materials and oversized material greater than 6-inches in size are removed prior to
placement. We recommend that the footings be established on bedrock or a minimum of 1 foot of
structurally placed fill, with a maximum particle size of 6-inches, overlying suitably compacted
on-site soils or bedrock. Footings should not transition from bedrock to structural fill. Due to the
amount of material over 6-inches in diameter encountered during our investigation, imported,
granular structural fill may be required.
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Imported, granular structural fill should be well-graded, non-expansive, and free of organics and
all deleterious materials. Soils used for imported, granular structural fill should meet the following
specifications and preferably would classify as gravel.

GRADATION PERCENT PASSING
6- inch 100
3-inch 80-100
No. 200 sieve 10-25
ATTERBERG LIMITS
Liquid Limit 30 or less
Plasticity Index 9 or less

Material not meeting the above requirements may be suitable for use as structural fill at the
discretion of the geotechnical engineer. Samples of structural fill should be submitted for testing
prior to being transported to the site.

Any on-site soils used as structural fill or imported structural fill should be compacted to the
following specifications.

FILL PLACEMENT AND COMPACTION

Maximum lift thickness 8-inch (loose)

Minimum compaction 95% ASTM D-1557

Compacted Moisture Content | within 2% of optimum

Compaction of structural fill should be completed with equipment suitable for the conditions
encountered in the field such that compaction requirements are met, including those areas that may
be inaccessible to large rolling compactors. All structural fill should be evenly spread on a
horizontal plane in eight-inch loose lifts. Each eight-inch lift of structural fill material placed at
the site should be tested for compliance with the required relative compaction and moisture content
prior to proceeding with additional lifts.

5.4 LIGHTLY LOADED ELEMENTS

Exterior concrete slabs on grade (sidewalks, curbs, gutters, and misc.) should be established on a
minimum of 4-inches of approved road base overlying 8-inches of scarified and recompacted on-
site soils. Road base should meet Hurricane City Standards.

Structural fill, including road base, should be compacted to a minimum of 95 percent of the
maximum dry density as determined by ASTM D-1557.
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5.5 CUTAND FILL SLOPES

It is recommended that permanent cut or fill slopes in on-site or imported soils be maintained at a
slope of one vertical to two horizontal (1V:2H) or flatter unless structurally retained. Permanent
cuts into basalt bedrock may be maintained at a slope of 3 vertical to 1 horizontal (3V:1H)

Retaining walls should be constructed between lots if there is a difference in elevation greater than
3 feet between the lots.

Grading of both cut and fill slopes should be such that surface water is directed away from the
slopes and not concentrated on slopes or in unprotected channels. Construction procedures should
ensure adequate compaction of slope faces. All excavations should conform to OSHA standards.

6.0 FOUNDATION & CONSTRUCTION CONSIDERATIONS

The following recommendations apply to conventional strip and spot footings. Footings should be
established on bedrock or a minimum of 1 foot of structurally placed fill overlying suitably
compacted on-site soils or bedrock as indicated in section 5.0. Foundations should not transition
from fill to bedrock. Foundation excavations should be visually observed and tested by qualified
personnel prior to placement of reinforcing steel or concrete. Additional foundation
recommendations are subsequently presented.

DESCRIPTION VALUE

Foundation Type Continuous or spread footings

1 foot of structural fill

or basalt bedrock.

1,800 psf on structural fill.
2,500 psf on basalt bedrock.

Bearing Material

Allowable Bearing Capacity

Minimum embedment depth below finished grade | 12 inches (for frost and confinement)

12 inches (continuous) for single-story
Minimum footing width 18-inches for two stories

24-inches (isolated spread)
l-inch

Total estimated settlement

Total differential settlement less than 3/4 inch

The allowable bearing capacity is based upon dead load plus long-term live load. A one-third
increase in allowable bearing capacity for short duration loads such as wind or seismic loads is
permitted with the alternative load combinations given in Section 1605.3.2 of the IBC.

7.0 FLOOR SLABS

It is recommended that concrete floor slabs be constructed on a pad that has been prepared as
previously indicated. A minimum of 4-inches of relatively free-draining material should be used
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beneath the slab in order to help distribute floor loads, break the rise of capillary water, and aid in
the concrete curing process. Alternatively, 6 inches of road base may be used in place of the free
draining-material.

Concrete slabs should be designed using rebar reinforcement and frequent crack control joints to
help control normal shrinkage and stress cracking. Concrete placement and curing should meet
ACT* requirements including following hot or cold weather placement recommendations, when
appropriate. If a moisture-sensitive floor covering will be installed, we recommend that a vapor
barrier be installed beneath the concrete slab. The moisture sensitivity of floor finishes, anticipated
project conditions, and the potential effects of slab curling and cracking should be considered in
determining if the barrier should be placed directly beneath the slab or beneath the free-draining
gravel (see ACI 302.IR-96 for more information regarding vapor barrier location). If the vapor
barrier is installed directly beneath the slab, measures should be taken to minimize excessive slab
curl such as reduced joint spacing and use of a low shrinkage (low water-cement ratio) mix.

8.0 LATERAL EARTH PRESSURES

Lateral loads imposed on footings may be resisted by the development of passive earth pressures
against the sides of footings and friction between the base of the footing and the supporting soils.
Lateral earth pressure values are presented in the following table.

Case Evaluated Soil Type Value
: ; ; 37 psf/ft
Active On-site Soils - —
58 pst/ft (with seismic)
At-Rest On-site Soils 56 psf/ft
4 : . 391 psfift
Passive On-site Soils

333 psf/ft (with seismic)

On-site Soils or Imported,
structural fill (bedrock)

Coefficient of friction

0.37 (0.40
tan(@*0.6) where ¢ = 34° (0.40)

The lateral earth pressures presented do not include any safety factors except where the friction
angle () used to determine the coefficient of friction has been multiplied by 0.6 to account for
smooth contact conditions. The pressures also assume horizontal backfill and that the backfill is in
a drained condition with no build-up of hydrostatic pressure. The additional effects of sloping
backfill, surcharge, structural loads and groundwater conditions should be included in calculating
lateral earth pressures. Backfill should be placed in accordance with the requirements of structural
fill except that backfill in landscape and areas that will not be subject to structural loadings may
be reduced to 90% of the maximum dry density as determined by ASTM D-1557.

American Concrete Institute
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9.0 MOISTURE CONTROL

This soils report provides recommendations for site preparation and foundation design.
Inadequate surface drainage or failure to control moisture will likely result in excessive differential

movement and structural damage. The following moisture control measures are highly
recommended:

15

The ground surface should be graded to drain surface water away from residences in all
directions. A minimum grade of 5% in the first 10 feet is recommended. Impervious
surfaces such as concrete walkways or asphalt pavement adjacent to the structure are
effective in reducing the potential for water migration beneath foundations and slabs and
should be considered in design. Impervious surfaces such as concrete within 10 feet of
the building foundation should be sloped a minimum of 2% away from the building.

Roof runoff should be collected, and downspouts should be designed to discharge
collected water a minimum of 10 feet beyond the building footprint.

Grass should not be placed within 10 feet of the foundation. Large areas of grass are

discouraged. Grass, if planted, should have a minimum slope of 5% away from the
foundation.

Xeriscape (landscaping that eliminates the need for supplemental irrigation of plants) is
recommended within 10 feet of the building foundation. Bubblers, although more
efficient than sprinkler irrigation, still have a significant potential of introducing
excessive water into the ground and saturating foundation soils. Bubblers are not
recommended in the 10 feet buffer zone area. As an alternative, sealed bottom planter
boxes may be used.

Inadequate compaction of utility trench backfill provides a conduit for water migration.
All utility trenches within the building footprint and extending 5 feet beyond the footprint
should be backfilled with structural fill similar to that approved for the foundations.
Backfill adjacent to structures should be compacted to at least 90 percent of the maximum
dry density as determined by ASTM D-1557 and the minimum slope requirements should
be followed. Backfill beneath structures and garage slabs should be compacted to at least
95% of the maximum dry density.

Grading should be such that surface water is directed away from all cut and fill slopes

and collected only in channels protected against erosion. Water should not be allowed
to pond on-site.

It should be emphasized that final grading and landscaping generally occurs after construction of
the structures and observation of these features is outside of normal geotechnical inspection and
observation. The owner/contractor is responsible to ensure that these surface drainage and moisture
control recommendations are followed throughout the life of the structures.
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10.0 PAVEMENT DESIGN RECOMMENDATIONS

Design of the pavement section is based on the procedures outlined in the 1993 Guidelines for
Design of Pavement Structures by the American Association of State Highway and Transportation
Officials (AASHTO). A traffic index of 5.5 was used for design for the residential streets based of
City of Hurricane Standards for Design and Construction. Based on the soils encountered during
our investigation a CBR value of 10 was used for design.

For pavement design, the following design parameters have been assumed:

< Pavement Design Life - 20 years

< Structural Layer Coefficients
- Asphalt = 0.42
-Type I1=0.12

Based on design parameters, the following pavement section is provided for the minor residential
road.

Asphalt Thickness Base Course Scarified and Compacted
Location (in.) (in.) Subgrade (in.)

Residential Streets

5.5 . .
(T.L=5.5) o0 &0

Recompacted on-site soils should be compacted to a minimum of 95% of the maximum dry density
as determined by ASTM D-1557 and base course soils should be compacted to a minimum of 95%
of the maximum dry density (ASTM D-1557). Asphalt should be compacted to at least 96% of the
Marshall maximum density. Asphaltic concrete and base should be approved prior to site delivery
and tested during placement for conformance with project specifications.

11.0 SOIL CORROSIVITY

One soluble-sulfate test was conducted on the sample collect at 2.0 feet bgs in Test Pit TP-5. The
sample contained 0.24 percent by mass water-soluble-sulfates, which would put the soil in
Exposure Category S2 based on ACI 318, Table 19.3.1.1. Therefore, we recommend that all
concrete in contact with or within 6 inches of native soils be designed in accordance with ACI 318,
Section Table 19.3.2.2 for Exposure Category S2. This includes 4,500 psi concrete and a maximum
water to cement ratio of 0.45. Buried pipes should be plastic (PVC or HDPE) instead of metal,
where possible.

12.0 FOUNDATION REVIEW AND TESTING

This report has been prepared to assist in project design and construction. Variations from the
conditions portrayed in the exploratory investigations may occur which are sometimes sufficient
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to require modifications to the design. In order to incorporate recommendations provided into
actual field conditions and to confirm that the project specifications are implemented, we
recommend that observation and testing be performed during construction to monitor over-
excavation, grading, and preparation of soils upon which foundations elements or structural loads
may be established.

The exploratory data presented in this report were collected to provide geotechnical design
recommendations for this project and subsurface site descriptions represent conditions observed
at the time and at the locations explored. The investigation may not be indicative of subsurface
conditions beyond the investigation locations and conditions may change with passage of time.
If subsurface conditions are encountered that are significantly different than those reported herein,
Landmark should be contacted immediately for the continued applicability of the
recommendations. In the event changes to the project are made that differ from those presented in
this report, Landmark should be made aware of the changes. Landmark will provide written
verification that the recommendations and conclusions remain valid or that modifications are
required.

This report has been prepared to assist in project design and construction. We respectfully request
the opportunity to review the final design drawings and specifications in order to determine
whether the assumptions and recommendations presented herein are applicable to the anticipated
designs.

This report is not intended to be used as a bid document. Any information concerning the
environmental conditions of the site is beyond the scope of this geotechnical study. This
geotechnical report has been prepared to meet the specific needs of our client and may not be
appropriate to satisfy the needs of other users.

Site conditions and standards of practice change, therefore, we should be notified to review and
update the report and its recommendations if construction is not commenced within 3 years of the
date it was issued.

LANDMARK TESTING & ENGINEERING

oy -gf Reviewed by:
Aol Cofffg
Chad Coffey, E1.T. Steven Wells, P.E.
Staff Engineer Geotechnical Manager
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TEST PIT NUMBER TP-1
DATE STARTED _3/18/21 COMPLETED 3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
W ATTERBERG| MECHANICAL
: | LIMITS GRADATION
- |2 Elz E H%E} = -
IE lZo| -1 Ec|l2=z E|E| g 9 =
o €] %9 wa MATERIAL DESCRIPTION Z8|ha Selog| 3 [ S| S u
o L2 “|loz|az|ka oo £
0] EZZ % 523 E%_J %;g ES E - O
. @ & Elo |
RN SILTY SAND WITH GRAVEL (SM), loose, moaist, sunbangular
- BT L —_gravel (1" to 3"), trace cobbles (3" to 6"), roots, dark reddish brown,—
L _lo\P SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
D “)< fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3"
[= o B
- 10 to 6"), reddish brown.
b [
5 BINE] e e e
g DI Increase in basalt cabbles.
5P
o\
Refusal at 6.0 feet on basalt cobbles and boulders.
Refusal at 6.0 feet.
Bottom of test pit at 6.0 feet.
TEST PIT NUMBER TP-2
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
i IWTTERBERG| MECHANICAL
- ) LIMITS GRADATION
- (2 E[r E :%E} = 2
Eo{To| b EclPz FlZlgls =
o &) %g s MATERIAL DESCRIPTION z8|GE|2clog| | T 2 »
[} 5 S|lFno a c
(=] oz = L =
o 2z r |26 % 3 % =z 5 = | =z o
%] (a) &} (%3] [
0 O
R SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
- n K gravel (1" to 3"), trace cobbles (3" to 6"), roots, dark reddish brown.
Y ck SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
{ 0 fine to coarse-grained sand, subangular gravel (1" to 2"), cabbles (3"
> ~\lo8) reddishbrown. __ _ _ __ ___________ /7]
P %OC Increase in basalt and cemented caliche cobbles.
o
i
5D N
LD

)
LANDM.

TESTING & ENGINEERING  Tglephone: 435-986-0566

Refusal at 6.0 feet on basalt cobbles and boulders.
Refusal at 6.0 feet.
Bottom of test pit at 6.0 feet.

Landmark Testing and Engineering PROJECT NAME _Copper Rock Estates

84790
o

Fax: 435-986-0568

ARK 795 Factory Drive CLIENT _DAF Development LLC
PROJECT NUMBER 21235

PROJECT LOCATION Hurricane, Utah

Figure No. 3




TEST PIT NUMBER TP-3
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DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION -
w IWTTERBERG| MECHANICAL
o o " E & § LIMITS GRADATION @
= |To| L g2z ElZlgels &
0 &l gg o MATERIAL DESCRIPTION % 215 i % =|OC ﬁ o G [ 5
a L2 “loz|a2|Ea 2| & £
o |22 & 20%3%’23 z | g 5
0 () & = ) (73] [
0
PR SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
- O w18 gravel (1" to 3"), roots, dark reddish brown.
A
i D‘;‘\gk SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
- —)" 3 fine to coarse-grained sand, subangular gravel (1" to 2"}, cobbles (3"
o b to 6"), reddish brown.
- 0= 5.1 50 | 38 | 12
5 o SD
iy
Refusal at 6.0 feet on basalt cobbles and boulders.
Refusal at 6.0 feet.
Bottom of test pit at 6.0 feet.
TEST PIT NUMBER TP-4
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
i IWTTERBERG| MECHANICAL
o o v E w § LIMITS GRADATION @
T T t o oy 7]
ETo| oE Eg|3E = L o ey &
& % 9 s MATERIAL DESCRIPTION % 2l5 i % = |G ﬁ = = | = 5
o o = e 5 = = ; a (m) w =
°|3° & |=8|5%|32|12 |3 |2 5
o 7] = & 0w |
R SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
- n 14 gravel (1" to 3"), roots, dark reddish brown.
B _o‘;’\n SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
)° ¢ fine to coarse-grained sand, subangular gravel (1" to 2"}, cobbles (3"
- T9.b to 6"), reddish brown.
| P
o[\
5 b1
e
]
e otk e
6]
+ f}°<
B ‘Dc b
10 6P
Bottom of test pit at 10.0 feet.
7 Landmark Testing and Engineering PROJECT NAME _Copper Rock Estates
LANDMARK gigg’;actory Drive CLIENT DAF Development LLC
TESTING & ENGINEERING  Telephone: 435-986-0566 PROJECT NUMBER _21235
Fax: 435-986-0568 .
| 2109900 PROJECT LOCATION _Hurricane, Utah Figure No. 4




TEST PIT NUMBER TP-5
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _-—
W IATTERBERG| MECHANICAL
- § LIMITS GRADATION
JEMES: - %
= S|Pz E Ll Il )
I& g %% wg MATERIAL DESCRIPTION A ER i & % 'g
os e == @] <
[ o=z = o £
o | ZE & |35|35|22|2 |2 | = 3
%] o T &5 %3] e
SILTY SAND WITH GRAVEL (SM), loose, maist, sunbangular
- . gravel (1 to 3"), roots upper 1 foot, dark reddish brown. _ __ _ ~~
| Brown, slightly cemented.
Refusal at 6.0 feet on strongly cemented sand.
Refusal at 6.0 feet.
Bottom of test pit at 6.0 feet.
o
)
@ TEST PIT NUMBER TP-6
,_
% DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
w
Sl LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
(o]
i NOTES AT TIME OF EXCAVATION _---
;ItJI w WTTERBERG| MECHANICAL
o - ) LIMITS GRADATION
d lo | Ex = |¥E = E
o _|To| CH Eo|3E e |l=ia|s ki
5%5%9 W= MATERIAL DESCRIPTION 8 EE %)— oxla || T 5
3 L5 =8E|3S|EA|T |2 | g £
9% |o | =2 ¥ |28|85|22|2 | 2 | ¢4 3
[ %) ] Q 5 é %) T
& o & ©
g R SILTY SAND (SM), loose, moist, fine-grained, roats, reddish brown.
of
1 L
= BEER SILTY SAND WITH GRAVEL (SM), medium dense to dense, dry,
2 gl o e fine to coarse-grained, slightly cemented, pinholes, gravel (1" to 3%),
ol -lom reddish brown. 90.2| 3.1 8.3% Collapse @ 1000 psf
ol 5 T[4
4 RN
a -
g
S 9
8 i R
at 19019
_q'_ I A O,

Refusal at 8.5 feet on basalt.
Refusal at 8.5 feet.
Bottom of test pit at 8.5 feet.

Landmark Testing and Engineering
795 Factory Drive

84790

Telephone: 435-986-0566

Fax: 435-986-0568
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—
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TEST PIT NUMBER TP-7
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DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
i IWTTERBERG| MECHANICAL
2| LIMITS GRADATION
o *
- (o | Ee = _|ef s ;
Fela9| wo EglRz ElZ|gls =
i <) %9 7= MATERIAL DESCRIPTION zg|hilocloy| o | 2| 2 .
= 2 R H IR ER R 2
6| 22 % |=8]57|3%| £ |5 | 2 2
w o o} w (ke
SILTY SAND (SM), loose, moist, trace sunbangular gravel (1" to 3")
B . fodts, dark reddishbrown. T
| ! Cemented caliche gravel, slightly cemented.
=Y 43 9 |58 |33
Refusal at 5 feet bgs on cemented sand.
Refusal at 5.0 feet.
Bottom of test pit at 5.0 feet.
TEST PIT NUMBER TP-8
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
ATTERBERG| MECHANICAL
E E iii O:é" LIMITS GRADATION @
= |8 b 5 T | | - ?
EJdZol um Egl2=z ElZ2 g s 2
&539 ‘&,JE MATERIAL DESCRIPTION Z2 EE %n— ol || u
—| = =B w
O 15 = >~ |Dz|gz|h % > % @ £
b3 x =054 5 = & < =z (e}
@ a ] w Ty
MR SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular 12.5 15| 52 | 33
- 0 X gravel (1" to 3"), roots, dark reddish brown.
N _O‘Rok SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
- fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3~
i = to 6"), reddish brown.
i 7 :; t, CALICHE
5 i I’ I’
oz
Refusal at 5.5 feet on caliche.
Refusal at 5.5 feet.
Bottom of test pit at 5.5 feet.
]
7 Landmark Testing and Engineering PROJECT NAME Copper Rock Estates
LANDMARK giggFOaCtOW Drive CLIENT _DAF Development LLC
TESTING & ENGINEERING  Tglgphone: 435-986-0566 PROJECT NUMBER _21235
m—"" Fax: 435-986-0568 .
g PROJECT LOCATION _Hurricane, Utah Flgure No. 6




TEST PIT NUMBER TP-9
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
i IWTTERBER MECHANICAL
| LIMITS GRADATION
0 | Fe s |gg = 2
T T i E~|3E £ e ey s
o &) %9 W= MATERIAL DESCRIPTION % S5 L 2+ |0 E Jl=] 2 5
o 52 > |oz|a2|Eo| £ | 2| & £
o |2 ¥ 129|572 2| 5| 2 o
%) o &) %] [
0 e %
& SILTY SAND WITH GRAVEL (SM), loose, maist, sunbangular
AT L —, gravel (1" to 3"), roots, dark reddish brown. 1
| o\ SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
Zg"; fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3"
L 4D to 6"), reddish brown.
A=Y
. o[\e
5 D f Increase in basalt cobbles (3" to 6%).
D|C
o =]
Refusal at 6.0 feet on basalt.
Refusal at 6.0 feet.
Bottom of test pit at 6.0 feet.
5
ﬂl TEST PIT NUMBER TP-10
o
E| DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _-—-
. IATTERBERG| MECHANICAL
- a . E w ‘?_\E/ LIMITS GRADATION @
T |To| Fll N T P = S o ki
o & % Q 4= MATERIAL DESCRIPTION % 25 o %': O ﬁ o = s; 5
| g2 NEEEEIRE 8 £
o |22 z |28|S85 2z 5 z | g 3
%] =] O (%) [
0 vl B
NN SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
- BT —, gravel (1" to 3"), roots, dark reddish brown. Ve
| e[ \e SILTY GRAVEL WITH SAND {GM), medium dense to dense, dry,
)o“‘f fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3"
- 10l to 6"), reddish brown.
P
| ol \©
5 (4 Increase in basalt cobbles (3" to 6").

.

- LANDMARK NEW.GDT - 4/12/21 10:29 - PAPROJECTS\21 PROJECTS\21235\GEOTECH\COPPER ROCK ES

Refusal at 5.0 feet on basalt.
Refusal at 5.0 feet.
Bottom of test pit at 5.0 feet.

Landmark Testing and Engineering PROJECT NAME CODDBT Rock Estates
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LANDMARK 2 TEST PITS

Fax: 435-986-0568 PROJECT LOCATION _Hurricane, Utah

Figure No. 7




TEST PIT NUMBER TP-11
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _---
IATTERBERG| MECHANICAL
E E il é LIMITS GRADATION @
il [id = 7]
Ul Ec|2tE El&|glg &
W= MATERIAL DESCRIPTION = 2l h x %t G35 - g :-:; 5
g2 Tlozl|a=|52 = =
== ¥ |35|35/122| 3|5 |2 3
@ (& = S 2} w
SILTY SAND (SM), loose, moist, fine-grained, roots, reddish brown.
. "~ Medium dense, d—ry,_f ine to coa rs_&Ergngd,_sE;ﬁly_ce_mznt_ed_. T .
pinholes, trace gravel (1" to 3"), reddish brown, 83.3| 3.0 8.2% Gollapse:@-1000 pef
[ PRM SILTY GAVEL (GM), medium dense, dry, fine to coarse-grained
- —)" 3 ¢ sand, subangular gravel (1" to 3"), trace cobbles (3" to 6"), brown.
o
Refusal at 9.0 feet on basalt.
Refusal at 9.0 feet.
Bottom of test pit at 9.0 feet.
P
% TEST PIT NUMBER TP-12
u
| DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
a Rt ——
5] LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
8
&l NOTES AT TIME OF EXCAVATION _---
§ W ATTERBERG| MECHANICAL
g a E - ?_\i LIMITS GRADATION @
f T 9 E 14 x - ‘o w
ol To| L& ColRE ElElgl8 =
515 £ 9-9 Y= MATERIAL DESCRIPTION Z 2 fl %,: ol a2 n
o8 87| 22 >=18%|32|58|Z |2 | 2 2
I o < ¥ |=Z0|5- < = é | 2 o
2 b =) 6] (%] e
a0 o (U]
E R SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
o . n ,‘g gravel (1" to 3"}, roots, dark reddish brown.
E P R‘} SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
5 :;’ - fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3"
oF Ta.b to 6"), reddish brown.
gl P
sl . To0F
i b
o pPd
af Torr
E B JCD D
bl
gl D19
5 Refusal at 9.0 feet on basalt and caliche.
g Refusal at 9.0 feet.
U Bottom of test pit at 9.0 feet.
i
<
=
[=}
=z
3
2
o
b 7 Landmark Testing and Engineering ~PROJECT NAME _Copper Rock Estates
5 795 Factory Drive CLIENT _DAF Development LLC
d ¢ LANDMARK s
% TESTING & ENGINEERING Telephone: 435-986-0566 PROJECT NUMBER 21235
% Fax: 435-986-0568 PROJECT LOCATION _Hurricane, Utah Figure No. 8




TEST PIT NUMBER TP-13
DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION ---
i ATTERBERG| MECHANICAL
W = [ GRADATION .
S} P e — i
E.fo| -U Ecl2: ElE|gls ©
0. & %9 Ws MATERIAL DESCRIPTION 28 &5 w :9,': o - A PU_; p
o> ~35 S|lFAa [m] c
= > oz|g= = = Ll =
N £ |28|=7|3%| 2 |3 | °
0 (] =) % o
SILTY SAND (SM), loose, moaist, fine-grained, reddish brown.
i |~ " Moderately cemented, trace gravel and cobbles. |
[~ Cemented caliche gravel ]
Refusal at 5.5 feet on basalt.
Refusal at 5.5 feet.
Bottom of test pit at 5.5 feet.
T
Q
% TEST PIT NUMBER TP-14
o
E DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
w
51 LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
0
; NOTES AT TIME OF EXCAVATION —-
Ié.'_l ATTERBERG| MECHANICAL
8 H‘j E =2 LIMITS GRADATION .
|2 | g HNNERE £
— E = | T =
E&a:,%% wg MATERIAL DESCRIPTION 28 ';,ﬁ %.: S| Ep % E
ol z-| 3 “loz|g2|ha| s | 2| @ =
2 o |2=2 % |£6|85 2Z| 3 Z |z 3
& %) @] o v | T
slo g | o
E RN SILTY SAND WITH GRAVEL (SM), loose, maist, sunbangular
I S ORI —. gravel (1), roots, dark reddishbrown. _ _ _ 7
E | :.'CQ Medium dense, slighlty cemented.
- o9
S
= .
S0 el
2l s 1 .,I]
’n—_‘ o
a
L o
=] <1 Y
b Refusal at 7.0 feet on caliche.
af Refusal at 7.0 feet.
= Bottom of test pit at 7.0 feet.
)
Q
=
w
z
¥
o
<
=
a
=
3
@
E
o
i b Landmark Testing and Engineering PROJECT NAME _Copper Rock Estates
5 ' 795 Factory Drive CLIENT _DAF Development LLC
A € LANDMARK s:%0
% TESTING & ENGINEERING Telephone: 435-986-0566 PROJECT NUMBER 21235
— j .
2 Fax: 435-986-0568 PROJECT LOCATION _Hurricane, Utah Figure No. 9




TEST PIT NUMBER TP-15
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LANDMARK 2 TEST PITS

DATE STARTED _3/18/21 COMPLETED _3/18/21 EXCAVATION COMPANY _Redline ELEVATION
LOGGED BY _Chad Coffey CHECKED BY _Steve Wells EXCAVATION METHOD _CAT 305 Mini-ex
NOTES AT TIME OF EXCAVATION _-—-
" IWTTERBERG| MECHANICAL
o E i ?_\n/ LIMITS GRADATION @
T % - F Ec = = = Elzs|s 8
0. g %g we MATERIAL DESCRIPTION Zz8|6E|2c(o%| o A E
a3 == SIEB| @ |a| @ 2
[ oz|o=|pe =
o |22 & EO%—'%ZEEE 5
%) (=) @] (%] o
0 o ]
RN SILTY SAND WITH GRAVEL (SM), loose, moist, sunbangular
- b o) — gravel (1"), roots, dark reddish brown. 1
| e[\ SILTY GRAVEL WITH SAND (GM), medium dense to dense, dry,
) '“3< fine to coarse-grained sand, subangular gravel (1" to 2"), cobbles (3"
(e " ;
- 4D ] to 6"), reddish brown.
| _lo MNe
DS
s v -
P ;’\a\ Increase in cobbles and boulders (1')
1]
- hHY
}o:) D
- 10[d
- 3"(
)c3 >
- 10/
10 ol \@
Bottom of test pit at 10.0 feet.
| |
7 Landmark Testing and Engineering PROJECT NAME Copper Rock Estates
LANDMARK ;ggg%actory Drive CLIENT _DAF Development LLC
TESTING & ENGINEERING  Tglephone: 435-986-0566 PROJECT NUMBER _21235
" Fax. 435-986-0568 .
J RO aTette PROJECT LOCATION _Hurricane, Utah F|gure No. 10




UNIFIED SOIL CLASSIFICATION SYSTEM

MAJOR DIVISIONS SYMBOLS TYPICAL NAMES
e
e o """' & GW Well graded gravels or gravel-sand mixtures little or no fines.
o = N o b e b
@ wata pITTeTY
ﬁ d 2 3 % 3 D°<°>° BD°< GP Poorly graded gravels or gravel-sand mixtures little or no fines.
_ H .=
2% - | 2237 RORY —
A a9 é v £ e }“B 10° GM Silty gravels, gravel-sand-silt mixtures
= © =7 GRS 8 s o 0™~ D
X o = A .
S 83 GC Clayey gravels, gravel-sand-clay mixtures
n 9.2
=
o-=
é = % = S SW Well graded sands or gravelly sand mixtures little or no fines.
3 oes 5g8
Cé o 2 2 =g % SP Poorly graded sands or gravelly sand mixtures little or no fines.
<2 Z 85
Qo @ o Z g SM Silty sands, sand-silt mixtures
@) g Bz
v SC Clayey sands, sand-clay mixtures
yey
& ML Inorganic silts and very fine sands, rock flour, silty fine sands
cﬁ . o B or clayey silts with slight plasticity
o W = 7
5 2 o = 3 : ; 71 7 CL Inorganic clays of low to medium plasticity, gravelly clays,
©ne= N 2953y sandy clays, silty clays, lean clays.
a @ g 7] © 5 s s
= = e i i i
% % = % — ————1 OL Organic silts and organic silty clays of low plasticity
v o= e
g g g ‘= é’ - MH Inorganic silts, micaceous of diatomaceous fine sand or silty
@ S8 8 soils, elastic silts
= &l =~ wn L=
> T2 S Su%2% W - . y
i % 3 'z = ] 3 = / CH Inorganic clays of high plasticity, fat clays
8 “w UGT - rw s
?Q,é = = E = EEE OH Organic qllztlys of medium to high plasticity, organic silty clays,
i ooy organic silts
a LRI/
2| HIGHLY ORGANIC SOILS |, v v vu| PT Peat and other highly organic soils
Q
5
¢
gl GRAIN SIZE CHART SAMPLES PLASTICITY CURVE
EI Range of Grain Size Rela_tivelg 2 ¥ =
5| CLASSIFICATION | uss. Standard | Grain Size in Undisturbed Sample £ y
& Sieve Size Millimeters 2 ‘/
y Block Sample /
E BOULDERS Above 12" Above 305 5 - ;/ O.g.
g COBBLES 12" to 3" 305 to 76.2 Bag Sample E ¥ i c‘}”&
% GRAVEL 3" to No. 4 762 to 4.76 &e ~
Coarse 3"ta 3/4" 7621019.1 Asiger Cutings 3 / I /
Fine 3/4" to No. 4 19.1 to4.76 @ s ,./V 4
SAND No.4toNo.200 |4.76t00.074| B | Bycket Sample A& / //v & / MH or OH
Coarse No.4toNo. 10 | 4.76t02.00 o) s O
Medium No. 10to No. 40 | 2.00to0.42 Core ML/ oL
I Fine No. 40 to No. 200 |0.420 to 0.074 R S A R R Y S
I SILT & CLAY Below No.200 | Below 0.074 O No Recovery Liquid Limit

USCS SUMMARY - LANDMARK NEW.GDT - 4/6/21 10:59 -
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Fax: 435-986-0568

PROJECT NAME Copper Rock Estates
CLIENT
PROJECT NUMBER _21235

PROJECT LOCATION _Hurricane, Utah

DAF Development LLC

Figure No. 11
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LANDMARK CONSOLIDATION REPORT

TESTING & ENGINEERING

Client: DAF Development LLC Date of Report: 3/30/2021
297 Hilton Dr

St George, UT 84770

Reviewed By: Z. Girsberger
Lab#: 21S5G1362

Project: Copper Rock Estates Project #: 21235
Location: Hurricane Sampled By: C. Coffey Date: 3/18/2021
Type of Sample: SM Tested By: N. Deschamps Date: 3/23/2021
Location of Sample: Test Pit 6 at 3.5' Authorized By: Client Date: 3/18/2021
COLLAPSE/SWELL CURVE
10 1000
1.00 T
lin-Place Density: 90.2 pcf
-1.00 = Natural Moisture Content: 3.1% [
] Pt
3.00 INITIAL PRESSURE’/ USCS Classification: SM |
= OF 500 PSF LOAD
From: Test Pit 6 at 3.5'
-5.00
-7.00
— -9.00
% %
g R
= -11.00 \C
2 8.3% COLLAPSE DUE TO
J— WETTING AT 1000 PSF LOAD

-15.00 \

-17.00 _ \

-19.00 ! \

-21.00 x
-23.00 - \

-25.00

Applied Pressure (psf)

FIGURE 12
795 East Factory Drive, St. George, UT 84790 e Phone: (435) 986-0566 o Fax: (435) 986-0568




CONSOLIDATION REPORT

7N
LANDMARK

TESTING & ENGINEERING

Client: DAF Development LLC Date of Report: 3/31/2021

297 Hilton Dr Reviewed By: Z. Girsberger

St George, UT 84770 Lab#: 218G1365

Project: Copper Rock Estates Project#: 21235
Location: Hurricane Sampled By: C. Coffey Date: 3/18/2021
Type of Sample: SM Tested By: J. Wells Date: 3/25/2021
Location of Sample: Test Pit 11 at 2.5' Authorized By: Client Date: 3/18/2021
COLLAPSE/SWELL CURVE
10 1000
1.00 T
In-Place Density: 83.3 pcf
-1.00 Natural Moisture Content: 3.0% i
INITIAL PRESSURE //
From: Test Pit 11 at 2.5'
-5.00
-7.00
|
g -9.00
o ta
= -11.00 8.2% COLLAPSE DUETO
8 WETTING AT 1000 PSF LOAD \
=

= -13.00
-15.00 ‘ \
-17.00 - \
-19.00 \
-21.00 ‘ \

-23.00

-25.00

Applied Pressure (psf)

FIGURE 13
795 East Factory Drive, St. George, UT 84790 e Phone: (435) 986-0566 o Fax: (435) 986-0568
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GENERAL PLAN AMENDMENT APPLICATION

City of Hurricane Fee: $500.00
147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo.2¢21-(5 PA- b |
(435) 635-2811 Receipt No. M
FAX (435) 635-2184 ”?039-‘ (w 4_J-

Loilhloon 1 Qﬂ\gm; on LLL
Name: !‘OU or fW??Oﬂd N Telephone:

Address: .307/-.5//00 M/%ﬁ"/(‘flﬂﬁ MT Fax No.

Email: Jggf'blra&oaf{%@)‘gﬂﬂﬂ:ﬁz\gent Email: ftﬁgﬂfﬂ& ﬂ[{é% é:ﬂgg[: cop)

Agent (If Applicable): Telephone ’% 7”‘/9@

Address/Location of Subjé?cgropert?; 60/- i 4/35’/&?%;0/% /L
H-3343-A-¢/ “Zf/ tﬁzL]Y_mMMg_ -7 fo/wfw

Tax ID of Subject Property: H’ﬁ%‘A H-33%~¢, Existing Zoning: A)A / fo M/E o ,-%(
7-3396-0 #-35%-A- 1 e

Existing and Proposed Land Use Designation: =

___Reason for Change (Use Extra Sheets if Necessary)

_Cow/_ﬁé;azwd_m wie gy Uy Lile 1F- chugpd back

Submittal Requlrements. The Land Use Map application shall provide the following:

(1) An8%”x 11” map showing the area of the proposed amendment.

(2) A current copy of County Assessor’s parcel map showing the area of the proposed  amendment;

(3) Mapped inventory of existing land use within the area of the proposed amendment and extending %
mile beyond such area;

(4 Written statement specifying the potential use of property within the area of the proposed
amendment;

(5) Written statement explaining why the existing General Plan designation for the area is no longer
appropriate or feasible;

(6) Analysis of potential impacts of the proposed amendment on existing infrastructure and public
services such as traffic, streets, intersections, water and sewer, storm drains, electrical power, fire
protection, garbage collection, etc. and

(7) Stamped envelopes with names and addresses of all property owners within 250 feet of the

boundaries of the property proposed for rezoning.
(8) Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property
NOTE: General Plan Amendments are only considered 2 times a year February and August on
the third Wednesday of each month at 6:00 p.m. It is important that all applicable information
noted above is submitted with the fee and application. An incomplete application will not be
scheduled for Planning Commission consideration. Contact the Planning Department for the
deadline date for submissions. A deadline missed or an incomplete application could result in a

3
six-month delay.
Fok ks dok ok Rk ROk R Rk R ROk R Rk R kR ok Rk Rk kR kR Rk kR Rk kR Rk Rk koo Rk Rk Rk R kR kR R Rk Rk Rk Rk kR Rk

Date Received: Application Complete: YES |:| NO |:|

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

1
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GENERAL PLAN AMENDMENT STATEMENT
429/2021

PARCELS: H-3343-A-4, H-3343-A-1, H-3396-A, H-3396-C, H-3396-D, H-3396-E.

PROPOSED GENERAL PLAN AMENDMENT: HIGH DENSITY SINGLE FAMILY RESIDENTIAL
4-8 (DETACHED SINGLE FAMILY HOMES 4-8 UNITS PER ACRE. DOMINATED BY
DETACHED SINGLE-FAMILY HOMES AND SUPPORTING COMMUNITY USES SUCH AS BUT
NOT LIMITED TO CHURCHES, SCHOOLS, AND PARKS.

CHANGING 6 PARCELS FROM 2021 GENERAL PLAN BACK TO 2019 GENERAL PLAN (HIGH
DENSITY SINGLE FAMILY RESIDENTAIL 4-8).

NO POTENTIAL IMAPCTS. 1100 WEST TO BE 90 FOOT R.O.W.
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STAFF COMMENTS

~ Agenda Date: | 8/19/2021
__Application Number: | 2021-GPA-01 SS— :
Type of Application: General Plan Map Amendment
_ ActionType: | Legislative
Applicant: | Troy Catoor and Diamond Edge Construction LLC and Moses Russ
' and Judy
~ Agemt: ScotStaton
Request: | A General Plan Map Amendment from Rural Residential to Single
Family Residential.
Location: | 3000 S and 1100 W i
~ General Plan Map: | Rural Residential -

8/19/2021

Planned Community

Planning Commission
Recommendation

The Planning Commission
recommended denying the
proposed General Plan
Amendment.

There were several comments
taken in opposition of the
proposed application.

Sandy Catoor, a part property
owner of two of the parcels
under consideration, came in
opposition during the public
hearing.

Discussion:

The applicant is seeking an
amendment of 57.54 acres on
the General Plan Map to
change the following area

s from Rural Residential to
i Single Family Residential.
- The applicant has recently
Rural -_'- requested a zone change
- = R1-10, which was tabled by
m-mmuwﬂ' 1 !

2021-GPA-01



the City Council. The applicant is seeking a General Plan Map Amendment so that they can seek a
future zone change of the property.

The old General Plan Map has this area as High-Density Single Family. The reason for the change was
that the City wanted to preserve more areas for larger lots, and selected areas near the edge of the City or
by sensitive lands. The applicant has stated that because of the surrounding land use, including the
gravel pit to the south, and the poor soil conditions that this property is not ideal for half acre lots. The
applicant has filed a General Map Amendment request to change their area for a map amendment.
Hurricane City Code States the following

10-2-2: GENERAL PLAN:
H. Amendment Of Plan: The general plan may be amended by following the procedures set forth in

subsections E and F of this section. General plan amendments shall be subject fo the following
requirements: (Ord. 2006-4, 2-16-2006)

1. Persons wishing to propose a general plan amendment shall file their proposals and shall pay
the fee established by the fee schedule adopted by the city council. Proposed general plan amendments
will be considered by the planning commission twice a year, at the February and August meetings.
Notwithstanding the foregoing, the city council or planning commission may, at any time by majority
vote, authorize preparation and consideration of proposed general plan amendments. (Ord. 2007-17,
7-5-2007)

o _Open Space and some Ag Use o

Unlncorpoz ated Cliffs and Na_tural Open Space

| RA-1, M-1, and Critical .~ Gravel Pit Protection Area and an industrial Lot
Infistruchie ProtectionAres 20 i T e
' RA-1, some R1-10, andan Ag | Farm Land, Future Subdivisions

 Protection Overlay

A link to the zoning map can be found here.

Review of General Plan Map Amendment

The City has wide discretion on the General Plan Map Amendments. It should take into account of the
Goals and Policies of the General Plan and Master Plans, Public Feedback, and the overall vision of the
City for the area.

The General Plan states the following for Rural Residential and Single Family Residential.

8/19/2021 2021-GPA-01



CURRENT AND FUTURE HOUSING AND AGRICULTURE

*BASED ON HURRICANE CITY'S CURRENT ZONING MAP AND DEVELOPMENT
STATUS

N

Miles

0 0375075 15 2.25 3
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RURAL RESIDENTIAL

These areas should serve as a transition from agricultural to traditional neighborhoods or commercial

uses. Appropriate residential densities for this land use include from one unit per 40 acres to RA-.5 and
RA-1

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
densities for this land use include R1-15, R1-10, R1-8, and R1-6.

(Hurricane City, 2021, p 84)

The following items are recommended for consideration of housing:

HOUSING GOAL 1: PROVIDE CHOICE IN HOUSING OPTIONS

Over the past several vears, 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.

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 2019 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.”
(Hurricane City General Plan, 2021, p. 41)

The history of why this area was designated as Rural Residential was because there was a desire from
the Planning Commission and City Council to retain areas that would require larger lots. In the mapping
processes areas were selected around agricultural areas and around the edge of town for Rural
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Residential. This area was one of them. The idea of having larger lots on the edge of town follows
Transect Zoning Model, as shown in the picture below. This zoning model states that as you are closer
around the center of town, densities and impact should be increased. This model puts the most residents
around needed services, therefore reducing overall traffic and allows the phasing of densities and uses
across the City. Though there is wisdom in this model, staff does not recommend absolute strict
adherence to its concepts because, like most planning models, it should be reviewed within the confines
of Hurricane City and then applied appropriately. However, the principles can help guide the City in
long-term planning.
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It should also be noted that to the north there is a critical infrastructure protection area for a gravel pit
and mining operation. Our General Plan recommends that housing is spaced away from these types of
operations.

Housing Goals...
1.10. Housing developments should not be placed in close proximity to heavy industrial land uses where

possible. (p.42)

Legal Question for the Application

There has been a concern raised about who has the legal authority to sign the application for Parcels
H-3343-A-4 and H-3343-A-1. The City received a signed application by Troy Catoor to change the
zoning and for the General Plan Amendment. However, Sandy Catoor who is also listed as a property
owner spoke in opposition to the proposal and stated that Troy was not authorized to sign the paperwork.

The applicant asked the Planning Commission to continue the item until they could figure out the legal
questions that were raised, but the Planning Commission discussed that even if all legal issues were
resolved, it would not change their recommendation.

Recommendation: Staff recommends the City Council review this application based on goals and
policies within the General Plan and considers residents' comments. Staff recommends denying the
application based on the items within this report.
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PRINCIPLES OF GOVERNING

| wish to speak about two basic principles of city government:

1) Planning and Zoning - It is commonly accepted that cities should plan for the way they want to grow.
Hurricane recently spent in the neighborhood of $90,000 to hire planning experts to work with the city
staff and the planning commission to update the general plan for the city. They then overlaid
appropriate zoning regulations to protect that plan and help the city grow in a manner consistent with
the general plan.

2) Democracy - The will of the city residents is paramount to good governance, as well as the need to
protect the rights of the individual. The balance between the will of the majority and the rights of the
individual sometimes conflict. Dallin H Oaks, an expert in constitutional government, made this
statement regarding such conflict: “Almost every exercise of lawmaking involves a judgment about the
extent to which the laws should interfere with the freedom of one citizen in order to serve the larger
good represented by the interests of citizens as a whole.”

Making such a judgment is not an easy job. Nevertheless, it is what we expect from our elected officials. It
requires you to be completely objective, setting aside any biases you might have, using every bit of your
experience, and listening intently to the arguments made by opposing parties.

| have noticed that some members of the city council approach all conflicts between residents with a
compromise solution. | believe compromise is a good way to resolve conflicts arising over policy disputes or
individual arguments. However, principles cannot be compromised. You either follow a principle or you don’t.
Planning & Zoning and Democracy are principles of government which city residents rely upon for their
protection. You should not change a zone to accommodate a developer or builder. Developers and builders are
important and fulfill necessary requirements for city growth, but they are not planners. You should respect the
expertise of planners and expect builders to develop according to the plan and zone put in place through the
planning process.

Now, as to the specific requests from Scott and Troy to change zoning in a portion of Bench Lake. | was not a
participant in the planning process which resulted in the current zone assignment for our area, but | know that
residents of the area as well as many residents in other parts of the city, value the open space they see and feel
in Bench Lake. Some cities protect open spaces by using tax dollars to buy development rights and keep farmers
plowing and planting their ground. Bench Lake has property owners who want to do just that, without any
financial incentive. Many residents feel that Hurricane’s heritage of farming should be preserved, even if it is
only in a very small way. Bench Lake represents the last hope of preserving that heritage. In my mind, | am
certain that these feelings were expressed and felt and valued by those involved in the planning process. It was
intentional that the planners zoned our area as agricultural.

In the first go around on this issue, two planning commissioners abstained from voting because they felt they
had a personal relationship with Scott that might be a potential conflict of interest. They, nevertheless, did voice
their opinion which certainly sounded like they were in agreement with all the other commissioners who voted
not to approve the zone change request. To them | say: | understand what | consider sympathy feelings that
anyone of us would have toward persons we know and like, but | trust you to set aside those feelings and remain
objective. | think you should vote your conscience. To Scott, | say: is your agreement to buy Russ Moses's
property contingent upon getting your desired zone change? If it is, it might diminish the sympathy feelings
anyone might have for you, and encourage them to vote their conscience.



ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

Hurrcane, UT 84737 Lt

(435) 635-2811 ReceiptNo. iy | C Aoy

FAX (435) 635-2184

Name: LOUISE P SPENDLOVE Telephone: _ 210-473-7969

Address: Fax No.

Agent (f Applicable): TYLER MEYERS Telephone: 435-773-0707

Email: SPNDLUV@GMAIL.COM Agent Email;_ 1Y @BEATHOMEUTAH.COM
Address/Location of Subject Property: H-3386-B

Tax ID of Subject Property: |1-5580-B Existing Zone District: AGRICULTURE

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

PDO WITH USES TO INCLUDE MULTIFAMILY AND R-1-8.

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

X

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

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

X . All abutting properties showing present zoning classifications;

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

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

X f Warranty deed or preliminary tifle report or other document (see attached Affidavit)

showing evidence that the applicant has control of the property

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

****4*E:}ka=f’y-l:******ﬂ-*a‘ﬂ**?*********‘F**4:%-*****%‘*DI‘**-k*:ﬁ‘»{'******i’******x****#**#ﬂ'**:ﬁ

(Office Use Only)
Date Received: Application Complete: YES |:| NO D

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

1



ZONE CHANGE APPLICATION (General Information)

PURPOSE

All lands within the City are zoned for a specific type of land use (single family residential,
multi-family, commercial, industrial, etc). Zoning occurs as a means to provide for a
relationship between various types of land uses which promotes the health, safety, welfare, order,
economics, and aesthetics of the community. Zoning is one of the main tools used to implement
the City’s General Plan.

WHEN REQUIRED

A zone change request is required any time a property owner desires to make a significant
change to the use of his/her land. The change may be from one zone density (say 1 acre lots) to
smaller lots (10,000 square foot lots). Or, it may be to an entirely different type of use, such as a
change from single family zoning to multiple family or commercial zoning. Since the zone
applied to your land limits what you can do, a rezoning application is typically the first step
toward a change.

REQUIRED CONSIDERATIONS TO APPROVE A ZONE CHANGE
When approving a zone change the following factors should be considered by the Planning
Commission and City Council:

1. Whether the proposed amendment is consistent with the Goals, Objectives and Policies of
the City’s General Plan;

2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;

3. The extent to which the proposed amendment may adversely affect adjacent property;
and

4, The adequacy of facilities and services intended to serve the subject property, including,

but not limited to roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection,

PROCESS

Contact the Planning Department for when the deadline for submission is. After it is deemed
complete, staff will review the request, and prepare a report and recommendation for the
Planning Commission. This will be reviewed at a public hearing where the applicant should
attend, present the project, and respond to questions from the Planning Commission. Since itis a
public hearing, members of the public may also have questions or comments. At the public
hearing the Planning Commission will review the application and staff’s report, and forward a
recommendation to the City Council of approval, approval with modifications, or denial the zone
change application.

Upon receipt of the Planning Commission recommendation, typically 1-2 weeks after the
Planning Commission action, the City Council will consider and act on the Commission’s
recommendation. The action of the City Council is final. If denied, a similar application
generally cannot be heard for a year.



PRELIMINARY SITE PLAN REVIEW APPLICATION

City of Hurricane Fee $200.00
147 North 870 West P _
Hurricane, UT 84737 e o 1y
FAX (435) 635-2184 eceipt No@ | 02650
Name: LOUISE P SPENDLOVE Telephone: 210-473-7969

P Bl oo L L
Address: Fax No.
Agent (If applicable): TYLER MEYERS Agent’s Phone: SaST070t

Email: SPNDLUV@GMAIL.COM TY@BEATHOMEUTAH.COM

Agent Email:

Address/Location of Subject Property: _H-3386-B

Tax ID of Subject Property: H-3386-B Zone District: _AG

Proposed Use: (Describe, use extra sheet if necessary)
PDO WITH USES TO INCLUDE MULTIFAMILY AND R-1-8

This application shall be accompanied by the following:
X__1. A vicinity map showing the general location of the project.
X 2. Three (3) copies of a site plan showing:
Topography showing 2° contours, identification of 30% or greater slopes:
The layout of proposed uses;
Location of open space when applicable;
Proposed access to the property and traffic circulation patterns;
Adjoining properties and uses:
Proposed reservations for parks, playgrounds, school, and any other public
facility sites, if any;
Preliminary utility plan, including water, sewer, and storm drainage plans, and
including access points to utilities;
X 4. Tables showing the number of acres in the proposed development and a land use
summary; and
X 5 A phased development plan if applicable.

T

X 3

X 6. Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property

NOTE: It is important that all applicable information noted above is submitted with the
application. An incomplete application will not be scheduled for Planning Commission
consideration. Planning Commission meetings are held on the second Thursday and the fourth
Wednesday of each month at 6:00 p.m. Contact the Planning Department for the deadline date for
submissions. Once your application is deemed complete, it will be put on the agenda for the next
Planning Commission meeting. A deadline missed due to an incomplete application could result in a
month’s delay.
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(Office Use Only)
Date Received: Received by:
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STAFF COMMENTS

Agenda Date: | 8/12/2021
Application Number: | 2021-ZC-27 2021-PSP-14
~ Type of Application: | Zone Change PDO B
Action Type: | Legislative B
Applicant: | Louise P Spendlove
Agent: | Tyler Meyers

Request: | A PDO Request with an R1-8 Underlying Zone

Location: | 2100 W about .75 miles south of 3000 S B
Zoning: | RA-1
~ General Plan Map: | Planned Community B
Discussion:

The applicant is seeking an R1-8 PDO approval for 37 acres sandwich between future Copper Rock and

Sand Hollow Mesa. The applicant is proposing 78 single-family homes and 51 units comprising 2-4
plexes.

RA-1

R1-10PDO

Undeveloped property

Copper Rock PDO

R1-10 PDO

RA-1 and R1-10 PDO

A link to the zoning map can be found here.

Density

Sand Hollow Mesa (Romney Group) Undeveloped
Undeveloped Land and Sand Hollow Mesa
(Romney Group) Undeveloped

Land Use
Single Family
Townhomes
Total

Proposed Units/Acre
R1-8 Base

8/12/2021

Area Units
21.35
16.02
37.37
Proposed Vs. Base

78
o1
129

3.451966818
4.4

2021-ZC-27
2021-P5P-14
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R1-8 base density is normally around 4.45 units an acre figuring about 20% of the property for public
dedication and assuming the average lot is 8,000 sq. ft. Steep slops would normally factor into
limitations of density, but because 1) the applicant is proposing a PDO and 2) the applicant has moved
the units off the sensitive lands, it is much less of a factor. Staff has found the density presented
complies with the standards of an R1-8 PDO.

The City has an unofficial policy to keep development in the area around 4 units an acre, which this
applicant complies with also.

Sensitive Lands
There are steep slopes on the property and the applicant would likely need to submit a sensitive land
application for the project. The following is how you calculate density on projects with steep hillsides:

10-24-6: HILLSIDES AND RIDGE AREAS; GENERAL DEVELOPMENT STANDARDS:

C. Density Limitations:

1. The maximum number of units allowed within a project site shall not exceed the lesser of the
Sfollowing:

8/12/2021 2021-2C-27
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a. The maximum units allowed by the existing zone district on the project site, plus any bonus
allowed by subsection D of this section;

b. The maximum number of units resulting from the application of the minimum lot size standards
of subsection B of this section, plus any bonus units allowed by this chapter; and

c. The maximum number of units allowed by the general plan, plus any bonus units allowed by
this chapter.

2. To determine the maximum number of allowed units for a project as limited by subsection CI of
this section, the following methods shall be applied.

a. The maximum density of a zone district is calculated as follows:

(1) When all proposed streets are known, the acreage of the total project site shall be reduced
by the acreage of existing and proposed streets. This rvesulting net acreage factor is converted to total
square feet and is then divided by the minimum parcel size in single-family zone districts to yield the
number of permitted dwelling units. In multiple-family districts the total net acreage shall be divided by
the allowed number of units per acre as prescribed by the applicable zone district.

(2) When the acreage of proposed streets has not been determined, the total acreage of the
project site shall be reduced by twenty percent (20%) to accommodate streets, and the resulting net
acreage factor is converted to square feet and then divided by the minimum parcel size in single-family
zone districts to yield the number of permitted dwelling units. In multiple-family districts the total net

acreage shall be divided by the allowed number of units per acre as prescribed by the applicable zone
district.

Example 1 - Acreage of streets is known:

RI-10 zone

Total site acres = 100 net acres (not including street acreage)

100 acres x 43,560 square feet = 4,356,000 square feet total

4,356,000 square feet divided by 10,000 square foot lots = 436 lots

Example 2 - Acreage of streets is unknown:

RI-10 zone

Total site acres = 100 acres

100 acres x .80 = 80 net acres

8/12/2021 2021-ZC-27
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80 x 43,560 square feet = 3,484,800 square feet total

3,484,800 square feet divided by 10,000 square foot lots = 348 lots

b. Ifdensities are calculated using the minimum lot size provisions of subsection B of this section,
the total net acreage of each slope category shall be divided by the allowed minimum parcel size of the
applicable slope category. Total net acrveage shall be determined by reducing total acreage within a
slope category by the acreage of existing and proposed streets, or by the twenty percent (20%) street
factor using the applicable method of either subsection C2a(1) or C2a(2) of this section. The minimum
parcel size allowed by the applicable slope category shall then be divided info the net acreage to
determine the dwelling unit yield for the slope category. This calculation shall be done for each slope
category of ten percent (10%) or greater on the project site to determine the total allowable number of
dwelling units on the project site.

c. The general plan densities noted on the future land use map shall be gross densities. Therefore,
the maximum number of units permitted by the general plan is determined by dividing the fotal acreage
of the project site (including the acreage of proposed streets if known), by the maximum density (units
per acre) as allowed by the applicable general plan land use category.

3. Any proposed rezoning in sensitive land areas shall be consistent with the general plan and the
densities shown on the future land use map.

4. Ifthe planned development overlay zone is applied, density may exceed the base zone density to
the extent allowed in chapter 23 of this title, subject to provisions therein. However, if the density
transfer option noted in subsection D of this section is requested in combination with the density bonus
provisions of chapter 23 of this title, the combination of planned development and density transfer
bonuses shall not exceed twenty five percent (25%).

D. Density Transfer: A density transfer from steep slopes (generally greater than 20 percent) and
ridge areas to moderate slopes (generally less than 20 percent) on or off-site is encouraged and allowed
through the processing of a planned development, providing the purposes of this chapter and the general
plan are maintained. A density transfer bonus may be allowed as follows:

Slope Bonus Facror]
10-14% 1.25
15-20% 1.50
21-25% 2.00
26 - 29% 2.50
8/12/2021 2021-7C-27
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30% or greater No bonus is permitted, but density may be transferred at a
rate of I dwelling unit for each 10 acres

Note:

1. The allowable transfer including the bonus shall be determined by multiplying the density
allowed based on the percent of slope as provided in subsection B of this section by the bonus factor:
(Example: In a 26 percent slope area, based on an estimated net density of 0.89 units per acre, applying
the bonus [0.89 units per acre x 2.5 bonus factor] a total of 2.23 units per acre of 26 percent slope area
may be transferred.)

The applicant has proposed to leave the steep slopes open and cluster the proposed density off the

hillside. The applicant has not proposed any density transfer off the hillside, though they would likely
qualify for such a transfer.

Zoning Consideration
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 this area as a future 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. Development in this designation should take into account the character of existing surrounding
development.

The applicant is proposing two types of housing. Generally speaking, the General Plan is in favor of
PDO providing a variety of housing types within an area but should meet the overall density standards
within the General Plan Map. The General Plan states the following:

HOUSING GOAL 1: PROVIDE 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 vears and are in various stages of

8/12/2021 2021-7C-27
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construction and occupation. These multi-family homes are a mixture of rental apartments,
rental and owner-occupied townhomes, and duplex housing.

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 2019 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.”
(Hurricane City General Plan, 2021, p. 41)

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

Response: Most of the area is undeveloped, with some development that is taking place in Copper Rock
and further south in the Cordero subdivision. The areas around the property have been approved for a
variety of housing types, including single-family homes, multi-family, resorts in Sand Hollow Mesa, and
some commercial in Sand Hollow Mesa.

3. Will the proposed amendment affect the adjacent property?

Response: Yes, it will have some impact on the area. There are concerns about public facilities and
roadways in the immediate area which is covered in the next section.

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

Response: Generally services are not currently adequate to serve the project. Services have been placed
in 2100 W, including water and sewer. However, the 2100 W water line is not a looped system at this
time, though some developerments are working on it. Power is also a concern, because of limited power
in the area. The Power Department has stated that they are looking into options to bring power to the
area, but current services are very limited.

The Washington County Water Conservation District has raised concerns about water supply with the
current drought and growth of the area. However, no moratorium has been issued and the Conservation
District has not communicated with the Cities about any need to slow current growth or development.
There currently is no need to deny an application because of water.

8/12/2021 2021-2C-27
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Preliminary Site Plan

1. The applicant has submitted a preliminary site plan as required with a PDO application.

Roadways: The applicant has shown roadways that align within its own property, however,

because of the size of the western parcel, the applicant should stubb one or more roads to

adjacent properties, including to the west.

Hillside: The applicant has not stated their intent with the open hillside located on the southeast

of the project.

4. Staff does not have any concerns about parking at this point.

5. The applicant has shown draft stormwater detention areas. Though will need further review,
these meet the standards for a preliminary site plan.

6. The applicant has not shown any amenities for the townhome area or park space. This is not a
requirement, but staff would recommend providing some amenities for the development.

(8]

Findings:
Staff makes the following findings:

1. The proposed amendment is generally compatible with the current General Plan’s maps and
goals.

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

3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth. The applicant will need to provide roadway and utility
connections to adjacent property.

4. The services are currently not adequate for the development, there is some question about the
time frame of when such services could be provided.

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
application with the following conditions:

1. The applicant provides additional information about anticipated utility needs, namely for power
and water.

- 8/12/2021 2021-2C-27
2021-PSP-14



DISSENTING RECOMMENDATION OF THE HURRICANE CITY PLANNING

COMMISSION TO THE HURRICANE CITY COUNCIL

Application No. 2021-ZC-27;

Zone change request on 37 acres from RA-1, residential agriculture 1 unit
per acre to residential 1 unit per 8,000 square feet, with a planned
development overlay;

Parcel H-3386-B

DISSENTING RECOMMENDATION

One member of the Planning Commission recommends that the City Council DENY the
proposed zone change amendment for the reasons set forth below.

FINDINGS

The dissenting Commissioner makes the following findings in support of his
recommendation:
1. Public facilities and services are not adequate to serve the subject property. One of the
four required considerations for a zone change is whether public facilities and services
are adequate to serve the subject property.

a.

Because of the several thousand units recently approved by the City Council south
0f 3000 South Street, the available electricity service to this area is not adequate
to support additional units without upgrading the City’s electrical infrastructure.
The City’s Power Department raised the issue of the lack of available electricity
in the Commission’s August 12, 2021 meeting. Without securing an easement
and installing a major transmission line along the Southern Parkway, the City will
not be able to provide electricity to any additional units beyond what has already
been approved. At present, the City does not have electrical service to service the
increased density requested by the Applicant, so the applicant cannot satisfy the
fourth criteria for a zone change.

Furthermore, the north-south corridors between the subject property and the City
Proper are inadequate to support additional traffic that will result from increased
density. Specifically, the most direct route between the subject property and the
City center includes 700 West and 1100 West, both of which include large
sections that are narrow and lack walking space and normal right-of-way
improvements to justify the increased traffic, with some sections of the access
road being only a prescriptive easement held by the City. The completion of
Highway 7/Southern Parkway will likely reduce traffic somewhat on these
inadequate roadways, but any diversion of traffic to Highway 7/Southern Parkway
would be insufficient to justify additional traffic on these inadequate roadways.

2. Itis recognized that other properties in this area have received zone changes over the last
few years. However, as a result of recent zone changes and resulting development,
facilities and services are now inadequate to support additional density in the area until
the City’s electrical grid and roadways are improved. Prior zone changes should not be
used to justify additional zone changes; rather, as a result of prior zone changes and



resulting development, future zone changes in the Bench Lake area and south of 3000
South should be denied until the City’s infrastructure can catch up to the development so
that the legal criteria for a zone change can be met.

APPROVAL

This Dissenting Recommendation is made by Commissioner Dayton Hall.
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GENERAL PLAN AMENDMENT APPLICATION

City of Hurricane Fee: $500.00
147 North 870 West For Office Use Oply:_ -
Hurricane, UT 84737 File No. /0/ -G

(435) 635-2811 Receipt No. L.:ggﬁgg/

FAX (435) 635-2184

Name: Nielson, Kristin L TR Telephone: il
Address: 2464 E 2000 S St. George, UT 84790 Fax No. N/A
nwalter@naiexcel.com and
Email: Agent Email: ciensen@naiexcel.com
Agent (If Applicable); ___ NeilWalter Telephone; __435-628-1609

Address/Location of Subject Property: South of 2700 S and West of 1500 W - Bench Lake Area

Tax ID of Subject Property: bHiisa & HodaG Existing Zoning: RA-1

Existing and Proposed Land Use Designation:__ =< ng: Agricuitural

PICHrcac: Rurh e i Reason for Change (Use Extra Sheets if Necessary)

1/2 Acre Lots

Submittal Requirements: The Land Use Map application shall provide the following:
v (1) An8!" x 11" map showing the area of the proposed amendment.
v (2) A current copy of County Assessor’s parcel map showing the area of the proposed  amendment;

> (3) Mapped inventory of existing land use within the area of the proposed amendment and extending '

mile beyond such area;

“ (4) Written statement specifying the potential use of property within the area of the proposed

amendment;

«” (5) Written statement explaining why the existing General Plan designation for the area is no longer

appropriate or feasible;

«~ (6) Analysis of potential impacts of the proposed amendment on existing infrastructure and public
services such as traffic, streets, intersections, water and sewer, storm drains, electrical power, fire

protection, garbage collection, etc. and

v (7) Stamped envelopes with names and addresses of all property owners within 250 feet of the

: boundaries of the property proposed for rezoning.
-/(8) Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property

NOTE: General Plan Amendments are only considered 2 times a year February and August on
the third Wednesday of each month at 6:00 p.m. It is important that all applicable information
noted above is submitted with the fee and application. An incomplete application will not be
scheduled for Planning Commission consideration. Contact the Planning Department for the
deadline date for submissions. A deadline missed or an incomplete application could result in a

;
six-month delay.
ek e shesfe e ke ke ke e e ook ok sk sl st sheok e okeok skeokeste s skl sokok dek ok sk seloslokaok stk beokokeok skl sielokofoloRoioR skl sk ookl s skl sl stolok sl sk ol sk sk sk ek

Date Received: Application Complete: YES D NO |:|

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

|




R. Neil Walter, CFA

direct 435 627 5720
N I Exce i nwalter@naiexcel.com

COMIMERCIAL REAL ESTATE SERVICES. \WORLDWIDL

243 E St. George Blvd #200

A St. George, UT 84770
Nlvegas

2901 Ashton Blvd Ste 102
Lehi, Utah 84043

CaIREACIA PEAL ES

6064 S Durango Dr.
July 14, 2021 Las Vegas, NV 89113

City of Hurricane
147 North 870 west
Hurricane, UT 84737

RE: General Plan Amendment Application for Parcel H-3345 and H-3346

Thank you for considering our request to amend the General Plan for Parcel H-3345
and H-3346 located south of 2700 South and west of 1500 West. The current Land
Use Designation for the parcels is Agricultural. The request is made to amend the

General Plan to Rural Residential to allow for ¥ acre lots.

We recognize the need to maintain agricultural connections in our community. The
current zoning allows for 1 acre lots. We feel the Rural Residential General Plan
designation is an effort to maintain those connections while being sensitive to the

community’s limited water resources.

The Hurricane Transportation Master Plan shows a major collector road on the west
border of the parcels, and a minor collector crossing through parcel H-3346. The
Transportation Master Plan indicated many major roads planned that will
accommodate any level of traffic in the Hurricane Fields area. The two planned roads
will bring the needed water, sewer, and electrical power to the parcels.

The nearest Fire Station is 4.7 miles away at 202 E State St, Hurricane, UT 84737.

Sincerely,

W V)

R. Neil Walter

naivegas.com | naiexcel.com
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= 2 : Ownership
U.S. Forest Service
| [ | U.S. Forest Service Wildermess
e H.3363 | H-3349-B-1 | -
Pk L S W | Bureau of Land Management
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. A, National Park Service
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.,Wk Bl State Park ﬁ
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H-3373-NP “_.h 10 Washington County
1
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| Privately Owned
v 7 H-3368-C-1
[ I B Water
m H-3351-A-1 M _ Water Conservancy District
| | { [l state Assessed Oil and Gas
| T H-3369-A Mini 1
| H-3363 ining Claim
_ H-3347-A | ” *
_ ! H-3362
_ | H-3361-A |  H-3358-B
| w H-3361 1
| | - - |
= | |
— e _ . 1
H-3376-A1 | H-3375 _ H-3347-B-1 H-3365-B H-33 o
| b Notes
= | ! | ———H=3365=A | |
1,504.7 @ .Nmm_mw 1,504.7 Feet DISCLAIMER: The information shown on this map was compiled from different GIS |
. S—————— S— sources. The land base and facility information on this map Js for display purposes only
and should not be relied upon without independent verification as o its accuracy.
Washington County, Utah will not be held responsible for any claims, losses or damages
WGS_1984_Web_Mercator_Auxiliary_Sphere resuilting from the use of this map.
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STAFF COMMENTS

Agenda Date: | 8/19/2021

Application Number: | 2021-GPA-02 7
Type of Application: | General Plan Map Amendment
Action Type: = Legislative
Applicant: | Nielsen, Kristin L TR
_ Agent: Neil Walter
Request: " A General Plan Amendment from Agriculture to Rural Residential

 Location: | 2100 W2500S
_  Zoning: | RA-1
General Plan Map: | Agriculture

Planning Commission Recommendation

The Planning Commission recommended denying the application for the following reasons:
e Does not match the goals and policies of the General Plan
e Lack of utilities
e Not compatible wi the surrounding development and land uses

There was also some public feedback in opposition to the project.

Discussion:

The applicant is seeking a General Plan Amendment for 50 acres in the Bench Lake Area. In May of
2021, the applicant submitted a zone change application for half-acre lots at RA-0.5 Zone. The
application was officially withdrawn until a General Plan Amendment could be submitted to the City.

10-2-2: GENERAL PLAN:

H. Amendment Of Plan: The general plan may be amended by following the procedures set forth in

subsections E and F of this section. General plan amendments shall be subject to the following
requirements: (Ord. 2006-4, 2-16-2006)

1. Persons wishing to propose a general plan amendment shall file their proposals and shall pay
the fee established by the fee schedule adopted by the city council. Proposed general plan amendments
will be considered by the planning commission twice a year, at the February and August meetings.
Notwithstanding the foregoing, the city council or planning commission may, at any time by majority
vote, authorize preparation and consideration of proposed general plan amendments. (Ord. 2007-17,
7-5-2007)

8/19/2021 2021-GPA-02



CURRENT AND FUTURE HOUSING AND AGRICULTURE

*BASED ON HURRICANE CITY'S CURRENT ZONING MAP AND DEVELOPMENT
STATUS

il A
7y

\

N

Miles

0 0375095 15 225 3

Legend

- Agriculture 10 Acre % RA-1 Undeveloped R1-10 Developed 7_#_] Mobile Homes Developed
- Agriculture 5 Acre - R1-6 Developed R1-10 Undeveloped % Multifamily Undeveloped
- RA-0.5 Developed ’V//// R1-6 Undeveloped % R1-15 Undeveloped - RM-1 Developed
% RA-0.5 Undeveloped - R1-8 Developed \,—,_E’:E R1-15 Developed - RM-2 Developed

B R Developed R1.8 Undeveloped /- Mabite Homes Undeveloped [JJJJlj RM-3 Deveioped
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| RA-1 Zonlng Open Space and some Ag Use

RA 1 Zoning '_ '_ | Open Space and some Ag Use
| RA-1 Zoningiet ~ Open Space and some Ag Use ,
RA-1 Zoning Open Space and some Ag Use (Balance of Nature

| Property is the property to the west and is planned

' to be a mixed use development on the General
: | Plan Map)

A link to the zc zZoning map can be fowm’ here,

Review of General Plan Map Amendment

The City has wide discretion on the General Plan Map Amendments. It should take into account of the
Goals and Policies of the General Plan and Master Plans, public feedback, and the overall vision of the
City for the area.

The General Plan states the following for Rural Residential and Agricultural uses:

RURAL RESIDENTIAL

These areas should serve as a transition from agricultural to traditional neighborhoods or commercial

uses. Appropriate residential densities for this land use include from one unit per 40 acres to RA-.5 and
RA-1

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.

(Hurricane City, 2021, pp. 84-85)
The following items are recommended for consideration of Agriculture;

GOALS, POLICIES, AND STRATEGIES

The goals and policies in this section support and advance the vision for our heritage and culture and is
supported by the existing conditions in this chapter. The policies in this section should be used for policy
guidance and assist in decision making. The strategies are specific steps the City can take to achieve
each goal. This section should be used alongside the final chapter in this document, Implementation.
The Implementation Chapter combines the land use strategies with strategies from other chapters and
groups them together to ensure the most efficient use of City resources.

Heritage and Culture 1:

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

1.1.

8/19/2021 2021-GPA-02



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

1.2.

The City encourages development within close proximity to existing services.

L3

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.

1.4.

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

2.3.

The City will work with landowners to provide regulatory agricultural protections where desired and
feasible.

1.6.

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

STRATEGIES

dods

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

1.2

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

L3

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

1.4.

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

I

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

1.6.

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

1.7.

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.

1.8.

Assist in the organization of an agricultural preservation committee.

(Hurricane City, 2021, pp. 26)

And:

AGRICULTURAL RESOURCES
In a study conducted by Envision Utah in 2014, an astounding 97% of Utahans favored scenarios where
Utah increases production in agriculture and consumes more locally grown food, even though Utahans

8/19/2021 2021-GPA-02



are exporting locally-grown produce and consuming more out-of-state food. In fact, according to the
American Planning Association of Utah, “‘roughly 3% of fruits and 2% of vegetables consumed by
Utahans are grown in-state ... In contrast, Utahans produce 95% of grains, 134% of protein (beef, pork,
chicken, turkey, eggs), and 26% of dairy, but not all of that production is consumed by Utahans, in part
due to the lack of processing facilities.” (APA Admin)

Behind livestock and dairy, alfalfa hay is by far the most abundant agricultural resource produced in
Utah and it 5 certainly the most common crop, in 2017 the state produced over two million tons of it. In
2017 Washington County alone had 8,507 acres of alfalfa fields followed by 114 acres of vegetable fields
and 70 acres of peach fields...

WHY DOES THIS MATTER?

Hurricane has the opportunity to capitalize on the beautiful and abundant natural resources Southern
Utah has to offer. Moving forward, as the City continues to develop, it will be important to preserve
critical viewsheds that connect residents to their scenic landscape. Additionally, understanding the effect
of water availability and cost to new developments is crucial in Southern Utah's semi-arid climate. The
City has an opportunity to review development standards, specifically in regards to landscaping, to
ensure water is being used wisely and is somewhat consistent with the natural vegetation.

Water is a valuable resource, especially in semi-arid climate. As a land use that requires plenty of water,
agricultural uses should be closely evaluated. Agriculture is an important part of Hurricane's history
and many residents call it a defining part of the Citys character. Understanding the role agriculture
plays in Utah s economy and how the market for locally-grown produce is evolving can bring light to
new opportunities for agricultural preservation in Hurricane and inform decisions that will make the
most of this high-water-use land. As Hurricane continues to develop, the City has an opportunity to
strengthen food security and resilience by incorporating food networks (urban farms, community
gardens, etc) into development projects.

(Hurricane City, 2021, pp.69-70)

8/19/2021 2021-GPA-02



General Plan Map

History of Area

The Bench Lake area has a long history of agriculture use. In October of 2020, the City Council
designated the area as a long-term agriculture heritage area, which was reaffirmed by the adoption of the
2020 General Plan. New code such as the Rural Road Cross-Section was designed for this area,
requiring a minimum of single acre lots.

However, as part of the General Plan, the City approved the 160 acres located to the west as Mix Use
Area, anticipating Balance of Nature to move their new headquarters to the area. The area is also likely
to grow quickly with the new interchange and approved developments like Sand Hollow Mesa and
Copper Rock.

Recommendation: Staff recommends the Planning Commission review this application based on goals
and policies within the General Plan and considers residents' comments. Though the area is growing
quickly and some of the surrounding land uses are likely to change in the near future, staff would
recommend denying the application based on the vision set forth in the General Plan and by the City
Council for the area.

8/19/2021 2021-GPA-02




Stephen Nelson

#

From: Kerri Wright <kwright_sva@yahoo.com>

Sent: Wednesday, August 11, 2021 12:44 PM

To: Stephen Nelson

Subject: Comments on map amendment for 8/12/21 meeting

Dear Planning Commission,

We would like to submit this email as our comment for the General Plan map amendment request located at 2100 W.
2500 S.

As agriculture property owners at the Hurricane Bench Lake we oppose the change of the General Plan amendment to
change the property zoning from residential agriculture acre lots to residential agriculture half acre lots. The Hurricane
Bench is some of the only agriculture property left in the area. It is some of the only area for horse owners and livestock
growers left in the Hurricane Valley. Livestock owners are constantly pushed farther and farther out of town. We believe it
is important to protect our agriculture land and preserve a place to continue to grow crops and own animals. We feel that
this change will bring even more residents to the Hurricane Bench area in the future. If the lots are cut down to half acre
parcels they may not be zoned for horses or livestock, taking away that precious agriculture land. We also believe that the
growth of the Hurricane Valley is far to rapid for the water supply. Changing the zoning will mean watering twice as many
lots and supplying water for twice as many households. A one acre lot for a residence is a nice parcel of land for someone
wanting to own livestock or grow food, the lots do not need to be smaller. We need to preserve some of the only
agriculture land we have left in Hurricane. We need to preserve some of our precious water supply!

Thank you for your time,
David and Kerri Wright



ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo. 202|-2.C-24
(435) 635-2811 ReceiptNo.@) ¢ ] 2024 L

FAX (435) 635-2184

Name: Zion Village Resort LLC, Jay Rice Telephone: (801) 633-3994

Address: 4968 S Holladay Pines Ct, Holladay, UT 84117 Fax No.

Agent (If Applicable): Alpha Engineering, Jared Madsen, P.ETelephone: (435) 628-6500

Email: jrrice2014@gmail.com Agent Email:_jaredmadsen@alphaengineering.com

Address/Location of Subject Property: Near the intersection of 600 N and 2170 W
H-3-1-33-44001, H-3-1-33-441,
Tax ID of Subject Property: & H-3-1-33-4420 Existing Zone District: R1-6 & R1-10

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

See attached Proposed Zoning District and reason

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

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

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

v _c. All abutting properties showing present zoning classifications;

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

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

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

showing evidence that the applicant has control of the property

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

delay.
e EEEEEE R EEE EEEEE R EEEEEE S EREEEEEEEEEEEEEEEEEE RS EEEEEEEEEEE AL EE LS R T T Y
(Office Use Only)
Date Received: Application Complete: YES I:I NO D
Date application deemed to be complete: Completion determination made by:



ZONE CHANGE APPLICATION (General Information)

PURPOSE
All lands within the City are zoned for a specific type of land use (single family residential,

multi-family, commercial, industrial, etc). Zoning occurs as a means to provide for a
relationship between various types of land uses which promotes the health, safety, welfare, order,
economics, and aesthetics of the community. Zoning is one of the main tools used to implement

the City’s General Plan.

WHEN REQUIRED

A zone change request is required any time a property owner desires to make a significant
change to the use of his/her land. The change may be from one zone density (say 1 acre lots) to
smaller lots (10,000 square foot lots). Or, it may be to an entirely different type of use, such as a
change from single family zoning to multiple family or commercial zoning. Since the zone
applied to your land limits what you can do, a rezoning application is typically the first step
toward a change.

REQUIRED CONSIDERATIONS TO APPROVE A ZONE CHANGE
When approving a zone change the following factors should be considered by the Planning

Commission and City Council:

L. Whether the proposed amendment is consistent with the Goals, Objectives and Policies of
the City’s General Plan;

2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;

3+ The extent to which the proposed amendment may adversely affect adjacent property;
and

4. The adequacy of facilities and services intended to serve the subject property, including,

but not limited to roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse

collection.

PROCESS
Contact the Planning Department for when the deadline for submission is. After it is deemed

complete, staff will review the request, and prepare a report and recommendation for the
Planning Commission. This will be reviewed at a public hearing where the applicant should
attend, present the project, and respond to questions from the Planning Commission. Since itisa
public hearing, members of the public may also have questions or comments. At the public
hearing the Planning Commission will review the application and staff’s report, and forward a
recommendation to the City Council of approval, approval with modifications, or denial the zone

change application.

Upon receipt of the Planning Commission recommendation, typically 1-2 weeks after the
Planning Commission action, the City Council will consider and act on the Commission’s
recommendation. The action of the City Council is final. If denied, a similar application
generally cannot be heard for a year.



Proposed Zoning District and Reason for the Request

We are requesting a zone change for the properties shown in the Zone Change Application. Parcels H-3-1-
33-44001 and H-3-1-33-441 are currently zoned R1-6, while Parcel H-3-1-33-4420 is zoned as R1-10.

We are requesting that Parcels H-3-1-33-44001 and H-3-1-33-441, and a portion of Parcel H-3-1-33-4420
be rezoned as RM-2: Multi-Family — 10 Units per Acre. It is proposed to develop a multi-family subdivision
with the ability to provide nightly rentals.

It is also proposed to rezone a portion of Parcel H-3-1-33-4420 to NC: Neighborhood Commercial to
construct storage facilities for the housing units in the surrounding area.

See the attached exhibit and legal description for the parcels related to the proposed zoning classifications.
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U.S. Forest Service
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. Utah Division of Wildlife Resources
a Utah Division of Transportation
.w 7 State Park
State of Utah
Washington County
Municipally Owned
. Schoal District
Privately Owned
- Water
Water Conservancy District
State Assessed Oil and Gas
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43 South 100 East, Suite 100 T 435.628.6500
St George, Utah 84770 F 435.628.6553

alphaengineering.com

EXHIBIT “A”

ZONE CHANGE DESCRIPTIONS
(May 28, 2021)

MULTI-FAMILY ZONE

Commencing at the Northwest corner of Section 33, Township 41 South, Range 13 West, Salt
Lake Base and Meridian, thence South 89°48'53" East 433.00 feet along the section line;
thence South 00°04'05" West 68.73 feet to the point of beginning, and running thence South
83°29'45" East 62.35 feet: thence South 76°32'28" East 208.82 feet; thence South 89°49'59"
East 25.93 feet: thence South 76°16'15" East 67.30 feet; thence South 89°48'31" East 66.31
feet: thence North 00°04'05" East 15.81 feet; thence South 89°49'59" East 152.06 feet; thence
South 00°04'05" West 403.65 feet; thence North 89°29'55" West 177.22 feet; thence South
05°12'05" West 48.39 feet; thence North 89°59'34" West 184.72 feet; thence South 49°13'02"
West 80.00 feet; thence North 88°21'25" West 148.07 feet; thence North 00°04'05" East 554.84

feet to the point of beginning.

Contains 6.11 acres, more or less.

COMMERCIAL ZONE

Commencing at the Northwest corner of Section 33, Township 41 South, Range 13 West, Salt K
Lake Base and Meridian, thence South 89°48'53" East 433.00 feet along the section line; i
thence South 00°04'05" West 623.57 feet to the point of beginning, and running thence South
88°21'25" East 148.07 feet: thence North 49°13'02" East 80.00 feet; thence South 89°59'34"
East 184.72 feet; thence South 05°12'05" West 158.24 feet; thence North 89°47'55" West
379.09 feet; thence North 00°04'05" East 108.27 feet to the point of beginning.

Contains 1.18 acres, more or less.
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Agenda Date:

STAFF COMMENTS

8/19/2021

Application Number: | 2021-ZC-25
77’ljypeiogApphcatlon: Zone Change Aphp-l_ication |
“ Action Type: I:egislative -
| Applicant: Ziop—\gilage Resort LLC, Jay Rice
Agent: mAlpha Engineering ) -
Re(i;est: A Zone Change ufro_n—llmﬂ -6 and R1-10 to Recreation Resort and
Neighborhood Commercial
Location: i oOO N and 2170 W - -
- _—Z—oning: RA-1 :
__Gel_leralPlan Map: North sectlon:s listed as General Commercial, south is

Multi-Family

Planning Commission Recommendation:

The Planning Commission recommended to deny the application with the following findings:
e Problems with the surrounding the development
e Not compatible with surrounding development

Discussion:
The applicant is seeking a zone change from Residential 1-6 (6,000 sq. ft. lots) and 1-10 (10,000 sq. ft.
lots) to 1.18 acres of neighborhood commercial and 6.11 acres of recreation resort. The applicant has
updated their request for the whole property to be RR, instead of the split. The applicant is the
developer of the Zion Village Resort, located on the southern property boundary.

| Undeveloped property

i Undeveloped but future Fire Rock Subd1v1$10n

e N e s e e i

8/19/2021

Z1on Village Resort Subd1v151on (townhome resort

2021-ZC-26



develdpméht) ys sgegE e
Retreat as Sky Mountain Apartments, An
Apartment Development

.,;é’éﬁ:‘ﬂﬂfaw 7 B

B TN U

,

.

AL
*

i.-" I
| R |/

e
1

Sl H-3-1-32-1106-RD) b 7., O S SFER " 7
Wl O ., | HT31%3359446

a4z | LA 3 A
i B TUUR R R TR

o
1R e A A i)

Recreation Resort Zoning has some unique rules and standards that can be found in Hurricane City
Code 10-26 Recreation Resort Zone. The purposes is described as follows:

10-26-1: PURPOSE AND OBJECTIVES:

A. Purpose: The recreation resort zone is established to designate certain areas within the city of
Hurricane where it is desirable and beneficial to the area economy to allow for a mix of limited
commercial, public, and residential uses. Specifically, to authorize recreation and resort developments in
which residential dwelling units may be occupied by the owners thereof on a full or part time basis, to
authorize the rental of residential units on an overnight or short term (30 days or less) basis by owners
who reside elsewhere; and to authorize limited commercial and public uses that are incidental to and
compatible with resort developments. (Ord. 2013-02, 3-21-2013)

B. Objective: The objective of the recreation resort zone is to allow full service resort developments
with short and long term residential use combined with those commercial and public facilities necessary
to create a desirable resort atmosphere. (Ord. 2008-10, 6-5-2008)

8/19/2021 2021-2C-26



Recreation Resort (RR) zoning requires a minimum of 5 acres, which this application complies with. RR
zoning permits “Single and multiple dwelling unit residential, including condominium and townhouse
complexes. Unit and/or complex owners may reside in the dwelling units or offer them for rent or lease
either long term or short term.” It also allows some commercial uses to support the resort including
office space for the management of the resort, restaurants, sales and rental offices, retail stores, and
more. A RR development must provide a few amities as listed below:

10-26-6: DEVELOPMENT STANDARDS:

A. Recreation resort zones shall be established on the city zoning map and may be amended from
time to time by ordinance. The recreation resort zone is intended only for resort development directly
providing the following minimum facilities and services: 1) a swimming pool and clubhouse and 2) an
on site rental or property manager. Those resort developments in which full time/permanent residential
use is authorized or contemplated shall be subject to covenants, conditions, and restrictions and
governed by a property owners’ association or other similar governing body.

B. Development standards within the recreational resort shall be set forth in table 10-26-1 of this
section.

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 this area as two different uses, the north two parcels as general
commercial, and the lower parcel as multifamily. The 2021 General Plan defines them as follows:

GENERAL COMMERCIAL
Commercial uses that provide retail, employment and service uses for the City. These developments
should be located along major corridors.

MULTIFAMILY

Residential neighborhoods with a combination of small-lot single family and multifamily
residences that include designated shared open spaces. Each development should consider
proximity of transportation, schools, shopping, etc. The specific conditions for each project

would be addressed during the approval process. Appropriate densities for this land use
include RM-1, RM-2, and RM-3.

The 2020 General Plan does not directly address recreation resorts. Recreation resort uses may fall both
within commercial and multi-family housing, and it is up to the City to determine if the use complies
within the intent of the general plan and the other main categories. The reason why it is a commercial
use is each unit that is used as rental property tax is charged at 100% of the value (instead of 55% like a
preliminary dwelling) and we receive Utah State Transient Room Tax for each rental (see Airbnb’s
website for more details). Airbnb has been one of our largest sale tax producers within the City in 2019
and 2020. The general use of short term stays is similar to a hotel or motel in impact.

8/19/2021 2021-2C-26



The General Plan also encourages the City to take advantage of our “unique location” to attract tourists.

Hurricane is in a unique location with close proximity to several national and state parks and a
celebrated network of mountain biking trails. Capitalizing on this national and state-wide trend will
have huge economic benefits and can create hundreds of jobs each year. (Hurricane City General Plan,

2021, p. 50)
and

OUR ECONOMY VISION

In 2030, Hurricane has a strong and resilient economy that is supported by a variely of industrial and
manufacturing, recreational tourism, local businesses, and healthcare facilities with employment
opportunities that offer living-wage jobs. While there are many opportunities. for living-wage jobs, and
the City’s downtown has activities, dining, and retail for residents, employees, and visitors to enjoy, the
City maintains a small-town feel.

THIS MEANS:

» Creating more opportunity for living-wage jobs

» Capitalizing on local tourism industry to bring in new strings of revenue

» Creating vibrant public places downtown for residents and visitors to gather
» Encouraging development of a new health care facility

» Encouraging more restaurants, bars, and retail options

(Hurricane City General Plan, 2021, p. 53)

Though staff would recommend not to open up every area for resort or short term rentals, finding
appropriate spaces for resorts likely would add to the local economy of Hurricane.

Recreation Resort zoning can also serve as a residential use also. People who buy or rent a unit within
the zone are able to occupy the unit on the long term, whereas commercial settings, motels and hotels,
are not allowed long-term renters. Recreation Resort zoning allows for up to 15 units an acre.

The applicant is proposing to building a parking area where it was requested for NC zoning, though now
they have requested that the Planning Commission instead consider the full property for recreation
resort.

10-11-2: ZONE PURPOSES: (C)
1. The purpose of the NC zone is to provide areas where convenience buying outlets, having small
trade areas, may be established to serve surrounding residential neighborhoods. This zone is

intended to promote a combination of retail and service facilities that meet day to day needs of
nearby residents and which are compatible in character and scale with adjacent development.

One of the main complaints staff has received about the Zion Village Resort is about parking concerns.
The applicant has discussed with the City about adding overflow parking where the proposed storage

8/19/2021 2021-2C-26



area is proposed to be located. Staff would recommend that the applicant consider that instead of the
storage area, to provide overflow parking.

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

Response: Most of the area is developed with multifamily housing, with resort to the south. The resort
zoning would be “harmonious with the overall character”. The storage facilities would be a different use
than most of which is adjacent to the property. There is a light industrial zone less than a quarter of a
mile to the west of the zone change.

3. Will the proposed amendment affect the adjacent property?

Response: The proposed zoning could have an impact on the surrounding property. However, the
surrounding infrastructure is able to handle the impact and the General Plan has planned for these types
of impacts.

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

Response: Facilities and services are adequate for this development. The applicant will need to improve
the section of 600 N north of the project, but other services in the area are adequate to serve the
proposed uses.

Other Consideration

e Any Recreation Resort development would need to have a clubhouse, pool, and onsite
management. Zion’s Village meets those requirements, but the applicant has not indicated if the
new resort will be linked or not. Staff would recommend that the new resort, regardless of its
connection to Zion Village, that this area provide its own clubhouse, pool, and onsite
management.

e There is a planned east and west road that needs to be built as part of this project (500 N) as
shown on the map below. This road serves as a vital utility and transportation connection to Fire
Rock Subdivision. It should align on 2170 W with the drive access for Sky Mountain Retreat
Apartments.

8/19/2021 2021-7C-26
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e Hurricane City Code requires that an “application for a zone map change to recreation resort
zone shall be accompanied by a completed preliminary site plan application as set forth in
section 10-7-10 of this title.” (See 10-26-6 (C)). This has not always been required in the past for
zone change for Recreation Resort, but staff would recommend that the City follow the
ordinance and require it from each applicant.

e The Planning Commission is currently updating the recreation resort zoning code, as part of this
update they are considering adding the following consideration for resort zoning. The following
considerations are not adopted by the City, but staff believes are good items to consider when

reviewing recreation resort zoning.
o General Plan Map: Recreation Resort shall be located in Commercial, Planned

Community, Mixed Use, or Multi-Family areas as labeled by the General Plan Map.

o RR Zoning shall avoid clustering in a single location, and should be limited in size
relative to the commercial or multi-family zoned area. Only in rare cases should a
recreation resort zone exceed 20 acres.

o RR Zoning shall only be located adjacent to Major Collectors, Minor Arterials, or Major
Arterial Roads.

o RR Zoning should help add to the commercial viability of an area within commercial
areas listed in the General Plan Map. It may do this by adding commercial amenities,
tourism, or renewed development or an area.

o RR Zoning should not conflict with long term housing and moderate income housing
needs of an area. RR Zoning should not be located in places where multi-family housing
could be built that would have easy access to public amenities and services, such as
schools, parks, and utilities.

8/19/2021 2021-2C-26



Preliminary Site Plan Review

1. The applicant has provided the needed 500 N as recommended at the last meeting.
2. The site has a clubhouse and community pool area as required by the City code. The applicant is
also proposing two pickleball courts.
3. The applicant has provided overflow parking spaces within the development. Hurricane current
parking standards do not allow for parking spaces off a public street.
10-34-8: PARKING LOT DESIGN AND CONSTRUCTION:

A. Parking Plans: Plans for any proposed parking lot shall be submitted to the Zoning Administrator.
The plan shall clearly indicate the proposed development, including location, size, shape, design, curb
cuts, lighting, landscaping and other features and appurtenances of the proposed development.

B. Access To Public Street: Except for parking for a single- family or two-family dwelling and
townhouses access to a parking space or parking lot shall be from a parking lot aisle and not directly
firom a public street. Every parking lot shall have access to a public street. Such access may be provided
through platted or recorded easements, reciprocal arrangements, or other guaranteed means.

Staff is currently reviewing this standard and believes it deserves additional review. If done correctly,
these types of spots can be a benefit to development and an efficient way to add additional parking
spaces.

4. The application has shown dumpster areas along the street. These have been added to help with
the garbage problems in Zion Village. However Hurricane Code states:

10-33-5: SITE PLAN DESIGN:

L. Trash And Refuse Collection Areas. Areas which generate noise and odors shall be located
to minimize the impact on adjacent property owners or users. Such areas shall be screened from
view. Refuse enclosures at highly visible locations should be six feet (6') high, constructed of
materials to match main buildings on the site, and provide latching gates for screening the
opening to the enclosure.

Where these are located right on the street, they should be moved to a less noticeable area.

5. They have added an additional 25 overflow parking spaces and 27 “Owner RV/Trailer Spaces”.
Hurricane City Code states the following about RV/Trailer Parking:
10-34-6: NUMBER AND TYPE OF PARKING SPACES:
G. Recreational Vehicle Parking: Adequate and accessible recreational vehicle parking
storage areas shall be required in each multi-family and planned residential development project
unless the premises are subject to restrictive covenants or other means limiting the parking of

such vehicles. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)
Staff is not sure what the applicant intends with Owner RV/Trailer Spaces, if those would be

open to anyone within the development or if they would be sold or leased to owners within the
development.

8/19/2021 2021-ZC-26



6. Some of the private pools are located within a 40” roadway slope, utility, and drainage easement.
These will likely need to be removed.

Findings:
Staff makes the following findings:

1. The application meets the standards within the General Plan and General Plan Map.

2. Generally, the uses are harmonious with surrounding development.

3. The proposed amendment will have an impact on the area, but the impact of the use is
anticipated by the General Plan.

4. Services are adequate to serve the area and proposed project.

The applicant has submitted a Preliminary Site Plan as required. Some of the items need review,

namely the location of dumpsters and parking infrastructure.

&

Recommendation: Staff recommends the City Council review this application and the zone change
based on standards and considers residents' comments. Staff would recommend that the full property be
approved for Recreation Resort, instead of split between Neighborhood Commercial and Recreation
Resort if approved. Any approval should be conditioned on the items within this report.

8/19/2021 2021-ZC-26
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Proposed Zoning District and Reason for the Request

We are requesting a zone change for the properties shown in the Zone Change Application. Parcels H-3-1-
33-44001 and H-3-1-33-441 are currently zoned R1-6, while Parcel H-3-1-33-4420 is zoned as R1-10.

We are requesting that these parcels be rezoned as RR: Recreation Resort. The purpose of the zone change
is to provide a mix of limited commercial and resort residential use. It is proposed to develop a single-
family resort subdivision with premium amenities and the ability to provide nightly rentals. The amenities
will include private and community pools, a clubhouse, pickleball courts, and RV parking. It is further
proposed to include RV storage facilities for the housing units in the surrounding area.

See the attached exhibit, site plan and legal description for the parcels related to the proposed zoning
classifications.
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ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00
147 North 870 West For Office Use Only:
Hurricane, UT 84737 File No.qu

(435) 635-2811 Receipt Nn@l,'\ [ (- :![:l'

FAX (435) 63521845y . hristen O + Choro S -

Name: ( Lqﬁgmhﬂ' n ot the g}bd‘gggﬁ@[(ﬂuqﬁ 1 Uinl, Telephone:

Address: 755 200 £ Salt Lodks Ly (47 FH/L- 21/ ZFax No.
Agent (If Applicable): L L Dl )E Telephone: iQZ— [g{Zé = g_/zz‘?

Email: ﬂ?&l”ﬂﬁ”ﬂ;;ﬂgqﬂﬁﬂ[gs Copr Agent Email:_é& S5g47/
Address/Location of Subject Property: i 25 Ag EZa/e ),-_‘ inﬂ ctt, (L7
Fd

&5t o

Tax ID of Subject Property: [f—Zj[gA“g + 4-3p57- A Existing Zone District: [7/6

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

- Lecreadional Les0r (SAU{‘!* term fm R) (,A}f//h 4}
A 5+ (Al Pm{'

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

"

a. The name and address of every person or company the applicant represents;
b An accurate property map showing the existing and proposed zoning
classifications;
#7T, All abutting properties showing present zoning classifications;
A‘_A//’ An accurate legal description of the property to be rezoned;
e. Stamped envelopes with the names and addresses of all property owners within
Iﬁ(ﬁ,[/ C Ot ﬁ ¥ ﬁl/gw,' 250 feet of the boundaries of the property proposed for rezoning.
4 L A A ,--g;g f. Warranty deed or preliminary title report or other document (see attached Affidavit)
& P/U 0 W//J’CG%P: showing evidence that the applicant has control of the property

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

e sk ok ok e sk s sk o sk sk s ok ok ok ok ok ok ok o ok ok st st sk sk sk sk sk ok sk sl ke ok ok ok ok Skl ok ok ok sk s sl sl st sk e e sk sk sk sbe sk sk sk stk ok ok sfe sk sk ook sl sk e koo sk skeokok e ok

(Office Use Only)
Date Received: Application Complete: YES D NO I:'

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



STAFF COMMENTS

Agenda Date: | 8/19/2021

Apphcatlon Number ‘ 2021 -ZC-25
Type of Apphcatmn ‘ Zone Change Apphcatlon

Action Type \ Leglslatwe
F

Applleant: Corporatlon of the Eplscnpal Church in Utah and Shamo Chnsten
D and Charo S.

Agent Matt Lowe

Request A Zone Change from nghway Commermal and Rl 10 to
Recreatlon Resort Zomng

Location: | 500 N and SR 9

Zomng HC and Rl 10

General Plan Map: ‘ Main section is hsted as Geneial Commercial small west section is

‘ lanned Communlty

Planning Commission Recommendation
The Planning Commission made a recommendation to deny the zone change application for the final

reason.
e There would be a negative impact to the surrounding community

e Wants the parcel to remain as commercial use with a focus on uses that will provide additional
services for residents
e Does not want additional resorts to compete with existing residential hosting

There was some public feedback, generally in opposition, but also had some support for the zone
change.

Discussion:
The applicant is seeking a zone change from 4.775 acres of Highway Commercial and .225 acres of
R1-10 to 5 acres of Recreation Resort. They are proposed to do short-term rentals with a single

restaurant.

8/19/2021 2021-ZC-29



PF and HC Commercial business

MH/RV and HC ' Manufactured Home Park and Commercial Space
HC Commercial and Light Industrial Development

R1-10 ' Some single-family development and undeveloped
property/farmland.

Recreation Resort Zoning has some unique rules and standards that can be found in Hurricane City Code
10-26 Recreation Resort Zone. The purposes is described as follows:

10-26-1: PURPOSE AND OBJECTIVES:

A. Purpose: The recreation resort zone is established to designate certain areas within the city of
Hurricane where it is desirable and beneficial to the area economy to allow for a mix of limited
commercial, public, and residential uses. Specifically, to authorize recreation and resort developments in
which residential dwelling units may be occupied by the owners thereof on a full or part time basis, to
authorize the rental of residential units on an overnight or short term (30 days or less) basis by owners
who reside elsewhere; and to authorize limited commercial and public uses that are incidental to and
compatible with resort developments. (Ord. 2013-02, 3-21-2013)

B. Objective: The objective of the recreation resort zone is to allow full service resort developments
with short and long term residential use combined with those commercial and public facilities necessary
to create a desirable resort atmosphere. (Ord. 2008-10, 6-5-2006)

Recreation Resort (RR) zoning requires a minimum of 5 acres, which this application complies with. RR
zoning permits “Single and multiple dwelling unit residential, including condominium and townhouse

complexes. Unit and/or complex owners may reside in the dwelling units or offer them for rent or lease
either long term or short term.” 1t also allows some commercial uses to support the resort including
office space for the management of the resort, restaurants, sales and rental offices, retail stores, and

more. A RR development must provide a few amities as listed below:
10-26-6: DEVELOPMENT STANDARDS:

A. Recreation resort zones shall be established on the city zoning map and may be amended from
time to time by ordinance. The recreation resort zone is intended only for resort development directly
providing the following minimum facilities and services: 1) a swimming pool and clubhouse and 2) an
on site rental or property manager. Those resort developments in which full time/permanent residential
use is authorized or contemplated shall be subject to covenants, conditions, and restrictions and
governed by a property owners' association or other similar governing body.

B. Development standards within the recreational resort shall be set forth in able 10-26-1 of this
section.

8/19/2021 2021-2C-29



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

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

Response: The General Plan Map shows this area as two different uses, the main section as General
Commercial, and the west section as Planned Community. The 2021 General Plan defines them as
follows:

GENERAL COMMERCIAL
Commercial uses that provide retail, employment and service uses for the City. These developments

should be located along major corridors.

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. Development in this designation should take into
account the character of existing surrounding development.

The 2020 General Plan does not directly address recreation resorts. Recreation Resort uses may fall both
within commercial and multi-family housing, and it is up to the City to determine if the use complies
with the intent of the general plan and the other main categories. The reason why it is a commercial use
is each unit that is used as rental property tax is charged at 100% of the value (instead of 55% like a
preliminary dwelling) and we receive Utah State Transient Room Tax for each rental (see Airbnb’s
website for more details). Airbnb has been one of our largest sales tax producers within the City in 2019
and 2020.

The General Plan also encourages the City to take advantage of our “unique location™ to attract tourists.

Hurricane is in a unigque location with close proximity to several national and state parks and a
celebrated network of mountain biking trails. Capitalizing on this national and state-wide trend will
have huge economic benefits and can create hundreds of jobs each year. (Hurricane City General Plan,
2021, p. 50)

and

OUR ECONOMY VISION

In 2030, Hurricane has a strong and resilient economy that is supported by a variety of industrial and
manufacturing, rvecreational tourism, local businesses, and healthcare facilities with employment
opportunities that offer living-wage jobs. While there are many opportunities for living-wage jobs, and
the City s downtown has activities, dining, and retail for residents, employees, and visitors to enjoy, the
City maintains a small-town feel.

THIS MEANS:

8/19/2021 2021-2C-29



» Creating move opportunity for living-wage jobs

» Capitalizing on local tourism industry to bring in new strings of revenue

» Creating vibrant public places downtown for residents and visitors to gather
» Encouraging development of a new health care facility

» Encouraging more restaurants, bars, and retail options

(Hurricane City General Plan, 2021, p. 53)

Though staff would recommend not opening up every area for resort or short-term rentals, finding
appropriate spaces for resorts likely would add to the local economy of Hurricane.

Recreation Resort can also serve as a residential use also. People who buy or rent a unit within the zone
are able to occupy the unit on the long term, whereas commercial settings, motels and hotels are not
allowed, long-term renters. Recreation Resort Zoning allows for up to 15 units an acre.

The applicant is also proposing to build a restaurant as part of the resort that would be open to the
general public.

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

Response: Most of the surrounding development to the north, south, east is commercial and industrial
type use, including storage units, salvage yard. There is also a housing development to the cast, and
neighborhoods to the west with some undeveloped property.

8/19/2021 2021-Z2C-29



3. Will the proposed amendment affect the adjacent property?

Response: The proposed zoning would likely have an impact on the surrounding property. However, its
location on 500 N and SR-9 would help mitigate traffic and other impacts from the site. Most of the
property directly to the west is currently undeveloped and used as agriculture property, but would likely
be developed in the future. Staff would recommend either a wall or roadway between the property owner
and the field to the west.

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

Response: Facilities and services are adequate for this development. The applicant will likely need to do
some intersection improvements for their access points. They will need to coordinate with utilities to
ensure they provided the services to their property while avoiding too much work on SR-9. They will
also need to plan for two access points. These points will likely not be able to access SR-9. Their main
access should be at the 600 N intersection.

JUC Comments (Updated on August 11, 2021)

1. Streets: Need a thorough parking plan.

2. Sewer: Should flow to the south, there is a line to the south of the property.

3. Water: Will need a looped system, likely will need to loop by the restaurant property.

4. Engineering: Would recommend that 480 N should be stubbed to the west (around the alignment
of the east-west road on the property just north of the restaurant). The driveway access by the
restaurant might be too close to the intersection, may only be allowed for a right-in-right-out.
Block spacing should be limited to 800 ft. Drainage plan will need additional review.

Power: Power is on SR-9. There will need to be some improvements to the site for power.

Gas: Located on 600 N

7. Fire: Turn radius will need to meet fire standards. Will need two access points because of the
number of units, the spacing between the proposed access points looks like it may comply with
the fire code, but will need additional review.

o

Other Consideration and Preliminary Site Plan

1. One of the main considerations is that the current zoning allows an applicant to do a hotel or
motel (very similar use), but is vague on how the ownership can be divided for the use. A RR
zoning would allow for the further subdivision of the property and that each unit may be
privately owned. The other consideration is a change in zoning would allow people to occupy
any of the units for the short term (less than 30 days) or long term (longer than 30 days).

2. Any Recreation Resort Development would need to have a clubhouse, pool, and onsite
management. The applicant has provided a location for these amenities on the north end of the
development.

3. Staff would recommend that the restaurant be open to the general public, and not just a resort
amenity.

4. A Recreation Resort needs to be a minimum of five acres, which this application complies with.

8/19/2021 2021-ZC-29



11.

12.

The applicant will need to provide proper roadways and connections to adjacent property and
within the development. The applicant has stub a road to the south and to the western property to
comply with Hurricane connectivity standards.

Hurricane City Code requires that an “application for a zone map change to recreation resort
zone shall be accompanied by a completed preliminary site plan application as set forth in
section 10-7-10 of this title.” (See 10-26-6 (C)). The applicant has submitted a Site Plan

Staff would recommend overflow parking for the site and an area for trailers and RV’s to park.
The restaurant requires 31 parking spaces out of the 47 provided stall parking lots.

The parking lot area should be contained within private ownership.

The site plan shows a preliminary utility plan.

_Will need a second access point because the development exceeds 30 units. Must be approved by

the Hurricane Valley Fire District. It looks like the roadways will align with the two intersections

to the north.
Buildings will need to follow proper setbacks off of the property and staff would recommend that
a table is added to the site plan containing the setback listed within Hurricane City Code 10-26-6,

table 10-26-1.

The Planning Commission is currently updating the recreation resort zoning code, as part of this
update they are considering adding the following consideration for resort zoning. The following
considerations are not adopted by the City, but staff believes are good items to consider when

reviewing recreation resort zoning.
o General Plan Map: Recreation Resort shall be located in Commercial, Planned

Community, Mixed Use, or Multi-Family areas as labeled by the General Plan Map.

o RR Zoning shall avoid clustering in a single location, and should be limited in size
relative to the commercial or multi-family zoned area. Only in rare cases should a
recreation resort zone exceed 20 acres.

o RR Zoning shall only be located adjacent to Major Collectors, Minor Arterials, or Major
Arterial Roads.

o  RR Zoning should help add to the commercial viability of an area within commercial
areas listed in the General Plan Map. It may do this by adding commercial amenities,
tourism, or renewed development or an area.

o RR Zoning should not conflict with long term housing and moderate income housing
needs of an area. RR Zoning should not be located in places where multi-family housing
could be built that would have easy access to public amenities and services, such as

schools, parks, and utilities.

Findings:
Staff makes the following findings:

b =

The application meets the standards within the General Plan and General Plan Map.
Generally, the uses are harmonious with surrounding development. Proper buffering should be
added on the west side of the development.

The proposed amendment will have an impact on the area, but the impact of the uses are
anticipated by the General Plan and are similar to the current zoning.

Services are adequate to serve the area and proposed project.

8/19/2021 2021-2C-29



Recommendation: Staff recommends the City Council review this application and the zone change
based on standards and considers residents' comments. Staff would recommend approval with the
following conditions:

1. That the application complies with all aspects of this report.
2. The applicant provides additional RV and trailer parking.

8/19/2021 2021-ZC-29
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To:

Stephen A. Nelson, Planning Director
City of Hurricane Planning Commission
Hurricane Utah City Council

John W. Bramall, Mayor

Any other interested parties

l, Russell LeBaron, formally request that the section of 300 North, east of the line extended
north that separates parcels H-230 and H-229-B, be formally abandoned by the City of
Hurricane.

The land in question has been used exclusively by my family since the abandonment of the
Hurricane Canal. Until recently, | believed that the land belonged to my family. During the time
since abandonment of the canal, the City of Hurricane has neither used nor maintained the
section of the street in question and it dead ends at the top of a rather steep hill. It is bordered
on three sides by parcels H-297-A-1, H-349-A-1-D, and H-230. Parcel H-230 is owned by myself
and Cleopha G. LeBaron, while parcels H-349-A-1-D, and H-230 belong to the LeBaron Family
Partnership. The LeBaron Family Partnership was created by John and Cleopha LeBaron. John
LeBaron is deceased and Cleopha LeBaron is 95 years old and trying to settle the affairs of the
partnership before her death.

There are currently two utilities that cross the section of 300 North to be abandoned. Both are
aerial above the section and begin at a utility pole near the property corner of H-229-B, H-230,
and 300 North. Both go in a generally northeast direction crossing over H-297-A-1 and neither

are near the eastern termination line of 300 North. As such, both cross property that is already
owned by me.

Abandoning the section of the road in question will not close access to anyone currently using
access but will allow my family to properly and legally use the land in a beneficial manner.

Thank you for your consideration,

Russell LeBar
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STAFF COMMENTS

Agenda Date: | 8/19/2021

Application Number: | N/A

Type of Application: | Roadway Abandonment
Action Type: | Legislative (Discussion)

Applicant:  Russell LeBaron

Request: i Roadway Abandonment of Eastern 300 N
Location: ! East of SR-9

Zoning: I Highway Commercial

General Plan Map: I Multi-family

Discussion: The property owner is asking the City to abandon the existing right-of-way on his
property. The state gives City’s the authority to abandon roadways and dedicated right-of-way,
but the City must follow the proper process. The codes are below:

Effective 7/1/2020
10-9a-208 Hearing and notice for petition to vacate a public street.

(1) For any petition to vacate some or all of a public street or municipal utility easement the
legislative body shall:

(a) hold a public hearing, and

(b) give notice of the date, place, and time of the hearing, as provided in Subsection (2).

(2) At least 10 days before the public hearing under Subsection (1)(a), the legislative body shall
ensure that the notice required under Subsection (1)(b) is:
(a) mailed to the record owner of each parcel that is accessed by the public street or municipal
utility easement;

(b) mailed to each affected entity;

8/19/2021



(c) posted on or near the public street or municipal utility easement in a manner that is
calculated to alert the public; and
(d)

(i) published on the website of the municipality in which the land subject to the petition is

located until the public hearing concludes; and
(ii) published on the Utah Public Notice Website created in Section 63F-1 -701.

Amended by Chapter 4, 2020 Special Session 5

The City has not advertise for the public hearing, but will for a future meeting. The following is
the code that dictates how a roadway is to be vacated:

Effective 9/22/2017

72-5-105 Highways, streets, or roads once established continue until abandoned -- Temporary
closure.

(1) Except as provided in Subsections (3) and (7), all public highways, streets, or roads once
established shall continue to be highways, streets, or roads until formally abandoned or vacated
by written order, resolution, or ordinance resolution of a highway authority having jurisdiction
or by court decree, and the written order, resolution, ordinance, or court decree has been duly
recorded in the office of the recorder of the county or counties where the highway, street, or road
is located.

2
(a) For purposes of assessment, upon the recordation of an order executed by the proper
authority with the county recorder s office, title to the vacated or abandoned highway, street,
or road shall vest to the adjoining record owners, with one-half of the width of the highway,
street, or road assessed to each of the adjoining owners.
(b) Provided, however; that should a description of an owner of record extend into the vacated
or abandoned highway, street, or road that portion of the vacated or abandoned highway,
street, or road shall vest in the record owner, with the remainder of the highway, street, or road
vested as otherwise provided in this Subsection (2).
(c) Title to a highway, street, or road that a local highway authority closes to vehicular traffic
under Subsection (3) or (7) remains vested in the city.
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JUC Review

The site has been reviewed by the JUC with the following comments:

L.

wn

- n

R0 L

Streets: Need more investigation

Power: Cannot see what they are trying to do

Water: Has water meter servicing the second house, cannot abandon that section
containing it.

Fire: Needs accuses to the hillside, not in favor of the petition

Engineering” Landlocked parcels- could cause issues in the future.

Sewer: How to bring sewer if needed in the future to back parcels. Sewer stubbed to 300
N.

H-301 A,(,' 8

Staff Review

Staff has reviewed the application and echo’s the main concerns raised by the JUC. The road is
not fully developed in the section they are requesting to be abandoned. However, the road stubs
into parcel next to the hillside and may serve as the access point in the future. There are also
some concerns because there are utilities in a section of the roadway. The roadway in question is
not part of the City’s Transporation Master Plan.

Recommendation: Staff recommends the City Council review this application and discuss if the
City would like to consider abandonment.

8/19/2021



From: Nanette Billings

To: Cindy Beteaq

Subject: Re: Council meeting agenda

Date: Tuesday, August 17, 2021 9:18:19 AM
Attachments: EILE 3468.pdf

Cindy,

The marker for the ditch would say something like this:

I will send pictures soon. Thanks

Nanette Billings
Billings@cityofhurricane.com
435-680-2757

On Aug 17, 2021, at 7:01 AM, Cindy Beteag <cindy@cityothurricane.com>
wrote:

Thanks for the information. I thought you meant we needed 1000-2000 markers
not that was the cost. I will get it fixed on the agenda.

Cindy Beteag

Cindy Beteag

City Recorder

City of Hurricane

Office 435-635-2811 x 106

From: Nanette Billings <billings@cityofhurricane.com>
Sent: Monday, August 16, 2021 10:16 PM

To: Cindy Beteag <cindy@cityothurricane.com>
Subject: Re: Council meeting agenda

Cindy,

We are looking for lateral ditches which are the little irrigation ditches in front of
the Reeve home on Main Street. We already have permission to do it, but we’re
going to put a marker and a sign and then add it to the website for the historical
driving tour.

We also need to add a sign out to the cistern water storage facility of the early
1900s at the end of 60 E and about 500 south street with the same type of a sign
there. Each is about $1000. I will get pictures abs have you upload them. Thanks.

Nanette Billings
Billings@cityofhurricane.com



435-680-2757

On Aug 16, 2021, at 2:23 PM, Cindy Beteag
<cindy@cityofhurricane.com> wrote:

Nanette,

This has been added. Do you have any information I should include
in the packet?

Thanks,

Cindy Beteag

Cindy Beteag
City Recorder
City of Hurricane

Office 435-635-2811 x 106

From: Nanette Billings <billings@cityofhurricane.com>
Sent: Sunday, August 15,2021 9:37 PM
To: Cindy Beteag <cindy@cityofhurricane.com>

Subject: Council meeting agenda

Cindy,

Would you see if we could add an item? Discussion and possible
approval for historical markers for the Just Serve day on Sept 1 I1th
2021 for 1000-2000.



Nanette Billings
Billings@cityofhurricane.com

435-680-2757



Lateral Ditch Lines of the Hurricane Canal

After eleven years of hard labor, water from the Hurricane Canal poured out onto
the valley floor in August 1904. It was necessary for the builders to lay out a
water delivery system to irrigate garden plots near their homes and to larger
orchards and field crops outside of town. Most, if not all, of the main ditches and
lateral ditches were dug out of the existing terrain of dirt and rocks. Later, in
order to preserve water, some of the lateral ditches were lined with sandstone
slabs. Like the one you see here, these linings were constructed by WPA (Work
Progress Administration) workers in 1936 and 1937 when they were constructing
the Hurricane Public Library and the Hurricane High School. This lateral ditch is
a reminder of the sacrifice and tenacity of the settlers of this community to deliver
water to over 2,000 acres of previously uncultivated land.

National Society of Sons of Utah Pioneers, Monument No.



From: ez fillazs
Tor xStz
Subject: Cistenn pictures.

Date: Tussday, Aogust 17, 221 12:34:26 M

This eistern is where we wanl to place a sign.




Nanetie Billings
Billings@cityofhurricanc.com
435-680-2757












WASHINGTON COUNTY

UTAH =

Department Heads,

Washington County is thrilled to be the lead agency bringing the IRONMAN 70.3 World
Championship to our area. The County Commission and other Community leaders will declare
September 13" — 20™ as “IRONMAN WEEK in Washington County” and, where possible,
businesses are encouraged to declare the week as a “Volunteer Week™ or a “Week of Service.”

The County Commission authorizes department heads to allow their employees to spend up to 8
regular work hours during IRONMAN Week to assist with related events. As the funding for
hours worked in this capacity will come from a different source, please coordinate with the
Tourism Department to ensure accurate accounting of all time spent assisting. A summary of
employees’ hours should be sent to HR for review. Opportunities and info may be found here,

and includes the following:

Event Schedule - September 14-20, 2021

Sept. 14-19: IRONMAN Village at Town Square Sept. 17: Women’s Race (Friday)
Sept. 15: 5K, Parade, Welcome Banquet Sept. 18: Men’s Race (Saturday), Awards
Sept 16: IRON Kids Fun Run Sept. 20: Volunteer Celebration at Legacy Park

If you, or your employees, have any questions, please have them contact Susi Lafaele in the

Tourism Office: susi@washcofair.net

Sincerely,

WASHINGTON COUNTY COMMISSION

/ ,&9 A// _
ctor Iverson 2i1 mquis Dean Cox
Commissioner C airman Commissioner




RESOLUTION NO. R-2021-2774

A RESOLUTION PROCLAIMING SEPTEMBER 13-20, 2021 AS IRONMAN
VOLUNTEER WEEK IN WASHINGTON COUNTY

WHEREAS, Washington County has been home to IRONMAN events since 2010 and is
preparing to host the IRONMAN 70.3 World Championship September 17-18, 2021; and

WHEREAS, IRONMAN Events have brought more than $100 million in positive
economic impact to local businesses and communities in Washington County; and

WHEREAS, the IRONMAN 70.3 World Championship will be the largest, most globally
recognized event to ever be held within Washington County, bringing thousands of world-class
athletes from all 50 states and over 100 countries; and

WHEREAS, these champion athletes embrace the positive characteristics and qualities of
our community heritage as they overcome challenges to compete in the Land of Endurance; and

WHEREAS. the World Championship event is projected to bring an influx of nearly $25
million in revenue from visitors to this great community; and

WHEREAS, for more than a decade, community members throughout the county have
invested their time, skills and energy to host these successful IRONMAN events; and

WHEREAS, community leaders in the cities of Hurricane, Washington, St. George, Santa
Clara, Ivins and other neighboring communities enthusiastically support and facilitate the event
operations each year at a level deemed worthy to now host the World Championship; and

WHEREAS, the dynamic organizations at Sand Hollow and Snow Canyon State Parks,
along with well trained professionals in public safety, emergency response, medical, search and
rescue. transportation and communications, work together to ensure successful event operations;

and

WHEREAS, to facilitate and support the World Championship activities, the Washington
County School District has declared September 17 as a “no school day™; and

WHEREAS, an unprecedented number of volunteers will be devoting their time and
talents, along with the best efforts of the above mentioned communities, agencies and
organizations to coordinate the World Championship events;

THEREFORE, BE IT RESOLVED that THE COUNTY COMMISSION OF
WASHINGTON COUNTY, UTAH, do hereby proclaim September 13-19, 2021, as IRONMAN
Volunteer Week, a time when we can truly showcase the enduring qualities of our people and our
land by embracing the event and welcoming the world. We encourage residents, businesses and
organizations to enthusiastically support the World Championship event; to provide and
incentivize service opportunities for employees and team members; to recognize the positive



impact of service in our county; to thank those who serve; to celebrate the achievements of the
world-class athletes: to find ways to embrace the opportunities the event brings; and to “Rise to

I

VOTED UPON AND PASSED BY THE WASHINGTON COUNTY COMMISSION AT
A REGULAR MEETING OF THE WASHINGTON COUNTY COMMISSION HELD ON THE

18" DAY OF MAY 2021.

WASHINGTON COUNTY

GIL ALMQUIST, Chair /~
Washington County Commission

ATTEST:

mmuafw_

Kim M. Hafen
Washington County Clerk-Auditor

Commissioner Iverson voted

Commissioner Almquist vqted g%&
Commissioner Cox voted g
e
Approved as to Form:

| -2z

Deputy WashifiglgCounty Attorney




PROCLAMATION

WHEREAS, Washington County has been home to IRONMAN events since 2010 and is
preparing to host the IRONMAN 70.3 World Championship September 17-18, 2021: and

WHEREAS, IRONMAN Events have brought more than $100 million in positive
economic impact to local businesses and communities in Washington County; and

WHEREAS, the IRONMAN 70.3 World Championship will be the largest, most globally
recognized event to ever be held within Washington County, bringing thousands of world-class
athletes from all 50 states and over 100 countries; and

WHEREAS, these champion athletes embrace the positive characteristics and qualities of
our community heritage as they overcome challenges to compete in the Land of Endurance; and

WHEREAS, the World Championship event is projected to bring an influx of nearly $25
million in revenue from visitors to this great community; and

WHEREAS, for more than a decade, community members throughout the county have
invested their time, skills and energy to host these successful IRONMAN events; and

WHEREAS, community leaders in the cities of Hurricane, Washington, St. George, Santa
Clara, Ivins and other neighboring communities enthusiastically support and facilitate the event
operations each year at a level deemed worthy to now host the World Championship; and

WHEREAS, the dynamic organizations at Sand Hollow and Snow Canyon State Parks,
along with well trained professionals in public safety, emergency response, medical, search and
rescue, transportation and communications, work together to ensure successful event operations;
and

WHEREAS, to facilitate and support the World Championship activities, the Washington
County School District has declared September 17 as a “no school day”; and

WHEREAS, an unprecedented number of volunteers will be devoting their time and
talents, along with the best efforts of the above-mentioned communities, agencies and
organizations to coordinate the World Championship events;

NOW, THEREFORE I, John Bramall, by virtue of the authority vested in me as
Mayor of Hurricane City do hereby proclaim the week of September 13 through 19 as

IRONMAN VOLUNTEER WEEK

AND, We encourage residents, businesses and organizations to enthusiastically support the World
Championship event; to provide and incentivize service opportunities for employees and team
members; to recognize the positive impact of service in our county; to thank those who serve; to
celebrate the achievements of the world-class athletes; to find ways to embrace the opportunities
the event brings; and to “Rise to It”.



IN WITNESS WHEREOF, I have hereunto set my hand and caused the Seal of
Hurricane City to be affixed this 19" day of August, 2021

John W. Bramall, Mayor

[Seal] Attest:

Cindy Beteag, City Recorder



financial solutions
partner

July 21, 2021

CITY OF HURRICANE, UTAH
147 NORTH 870 WEST
HURRICANE, UTAH, 84737

| have enclosed the Lease documentation for the equipment supplied by Intermountain Golf Cars. After having the documents
signed, please fax or email them back to me at 515-334-7897 or golf@dligroup.com.

Please have an Autherized Signor {CFOQ, COO, Mayor, Commissioner, Executive Director, Council President,
City/County Manager, City/County Administrator} sign and date the following:

o

(e}

Lease Agreement

Maintenance Agreement

Property Tax Acknowledgment

Opinion of Lessee’s Counsel (required for leases over $500,000)

Delivery and Acceptance Certificate
o May be completed via fax, if equipment has not been delivered at time of document signing

Agreement to Provide Physical Damage Insurance
Authorization Agreement for Automatic Withdrawals (ACH) (OPTIONAL)

Sales Tax Exemption Certificate (and/or Tax Information Publication form for Florida lessees)

If applicable, please send the Advance Payment of $8,098.48 to the following address — Attn: Golf and Turf, P.O. Box 2000,
8001 Birchwood Court, Suite C, Johnston, IA 50131.

If you have any questions, please feel free to contact me at 1-800-873-2474. Thank you for your business.

Sincerely,

KEVIN ROSA
Account Manager — Golf, Turf & Recreational Products
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LEASE AGREEMENT (Golf Equipment - Municipal Entities)

Lessee's Budget Year Ends in the Month of:

FA-186982

—

‘ Lease Agreement Number:

TO OUR VALUED CUSTOMER: This Lease Agresment (this “Lease") has been written in “Plain English.” The words “you" and “Your" are used in this Lease to mean lhe Lessee
identified below. The words “We,” “Us” and "Our" are used in Ihis Lease to mean the Lessor wha is DLL Finance LLC, 8001 Birchwood Court, P.O. Box 2000, Johnston, 1A 50131

and any of our affiliales, subsidiaries, successors and assigns.

Full Legal Name: CITY OF HURRICANE, UTAH

LESSEE Mailing Address City State Zip
147 NORTH 870 WEST HURRICANE UTAH 84737
Name: INTERMOUNTAIN GOLF CARS INC
SUPPLIER Address: 1151 N 1100 W, ST GEORGE, UT, 84770
Phone: (435)656-1771

TERM AND LEASE PAYMENT SCHEDULE

You agree lo the following lerms:

TERM

The Initial Term (“Term”) shall be months from the Commencing on: [

Commencement Date,

OR [ the 1st day of the month immediately following Borrower's signature on the
Delivery and Acceptance Cerlificate and Lender’s receipl thereof (the "Commencement Dale”).

PAYMENT

The aggregate sum due under this Lease includes lease payments and olher amounts required lo be paid under this Lease (sach payment shall be referred lo as a "Paymenl” and

callectively as “the Payments”) and shall be payable as follows:

The lease payment shall be as fallows (the "Lease Payment"):
The first scheduled payment will be due on: O
Each payment thereafter will be due:

& on the 1st day of the month or [ as indicated below.

OR [ the Commencement Dale.

Number of Payments: Payment Amount:

72 $8,002.48

Total Payment Amount with Sales/

Use tax per Payment
Use Taxes (estimated):

(estimated):

0.00 58,092.48

Paymenl Frequency: [ Monthly [ Quarterly; or

On the following day(s)

Security Deposil:
0.00

TAXES

Sales/use tax has been estimated above to provide an appraximation of the taxes and total Payment amount. The actual sales and use tax may vary and may be, depending on
state law. callected al the time this Lease is enlered inta or added to each Payment on lhe terms of this Lease. Property tax will be billed annually and is due on invoice. If lhe
use tax payment box above is emply or indicates 30, we anticipate receiving a valid exemption certificate. If such certificale is not received, Sales or use tax may be billed to you

and/or added to the Payments.

PAYMENTS. You agree to make all Paymenls due under this Lease o Us al P.O. Box 14535, Des Moines, IA 50306 or at such other address as We may designate from time to
time. Your Payments shall conslitute a current expense and do not constitute a mandatory payment cbligation of You in any fiscal year beyond Your current fiscal year. Your
obligations hereunder shall nat be construed ta be a debt in contravention of any applicable conslilutional or statutory limitation or requirement concerning the creation of
indebtedness by You, nor shall anything contained herein constitute a pledge of Your general credit, tax revenues, funds, or moneys.

INSURANCE & TAXES. You are required to provide and maintain insurance related to the Equipment (defined below) and other items described in this Lease and to pay any
property, use, sales, excise, and other 1axes related to this Lease or any Equipment and to pay all license and registration fees assessed against this Lease or any Equipment. You

agree ta furnish Us with satisfactory evidence of Your tax exemption.

DELINQUENT PAYMENTS AND RETURNED CHECK CHARGE. Each Payment past due more than 10 days shall be subject to a late charge accrued at a rate equal to 1.75% per
month from the due date until paid or $1, whichever is greater, but in no event shall any late charge exceed the maximum amount allowed by law. If any check or payment is refurned
or rejected for insufficient funds or any other reason, You shall pay to Us a fee of $25.00 or such other amount established by Us from time to time not to exceed the maximum
amount permitted under applicable law. In Our discretion, such amount shall be paid on demand or added to the next Payment and You agree to pay such increased Payment

amount.

TERMS AND CONDITIONS

1. Lease. We agree to lease lo You and you agree lo lease from Us, the equipment
listed on the Equipment Schedule attached hereto and incorporated herein by reference,
including all replacement parts, repairs, additions and accessories (the "Equipment”) on
the terms and conditions of this Lease and all exhibits, schedules and amendmenls
hereto.

2. Term. Provided this Lease has been accepled and execuled by both parties, this
Lease shall become effective upon the Commencement Date and shall remain effective
for an original term (the "Original Term") ending at the end of Your budget year in effect
on the Commencement Date and shall be continued by You for additional one-year terms
{each, a "Renewal Term”) coinciding with Your budget year up to the total number of
months indicated above as the Full Lease Term; provided, however, thal at the end of the
Original Term and at the end of each Renewal Term, You shall be deemed to have

DLL 4833-2 (05/15) For municipal golf leases in all states except AR

continued this Lease for the next Renewal Term unless You shall have terminated this
Lease pursuant to Section 3. Paymenls under this Lease shall be due as set forth on the
Payment Schedule until the balance of the Payments and any additional Payments or
expenses chargeable lo You are paid in full. Payment amounts and other amounts
required to be paid under lhis Lease shall be referred to in this lease as "Payments.”
Unless otherwise indicated in the Payment schedule provided above, the first Payment
under this Lease is due when this Lease is signed by You and the remaining Payments
will be due on the first day of each subsequent month through the expiration of the Term.
You agree lo pay Us the amount of all search fees, filing fees and administration fees
specified in this Lease at the time this Lease is execuled and, in any evenl, upon demand
by Us, and to reimburse Us for the amount of all search and filing fees incurred by Us in
connection with this Lease upon demand by Us. EXCEPT AS PROVIDED IN SECTION

Page 1 of 6




3, THIS LEASE IS NON-CANCELABLE AND YOUR OBLIGATION TG PAY IN FULL
THE PAYMENTS AND ANY OTHER AMOUNT DUE HEREUNDER IS ABSOLUTE,
IRREVOCABLE AND UNCONDITIONAL AND IS NOT SUBJECT TO AND SHALL NOT
BE AFFECTED BY ANY ABATEMENT, SET-OFF, DISPUTE, CLAIM, COUNTERCLAIM,
DEDUCTION, DEFENSE OR OTHER RIGHT WHICH YOU MAY HAVE OR ASSERT
AGAINST ANY SUPPLIER. DEALER, VENDOR OR MANUFACTURER OF THE
EQUIPMENT OR ANY OTHER PARTY FOR ANY REASON WHATSOEVER, ALL OF
WHICH YOU HEREBY EXPRESSLY WAIVE AS AGAINST US. YOU AGREE NOT TO
ASSERT AGAINST US ANY CLAIMS OR DEFENSES YOU MAY HAVE WITH
RESPECT TO ANY EQUIPMENT. In no case shall We be liable for any special,
incidental or consequential damages based upon any legal theory, including, but not
limited to, loss of profits, loss of use of the Equipment, the claims of third parties or
damage to lhe Equipment.

3. Non-Appropriation of Funds. Notwithstanding anything to the contrary contained
herein, You warrant thal You have funds available to pay all Paymenls that are ta be paid
hereunder through the end of Your current appropriation period. If Your legislative body
or other funding authority does not appropriate funds far Payments for any subsequent
appropriation period and You do not otherwise have funds available to lawfully pay the
Payments (a “Non Appropriation Event"). You may, subjecl to the conditions herein and
upon prior written notice to Us (the “Non-Approprialion Notice"), effective the later of (a)
60 days after such Non-Appropriation Notice, or (b) the end of Your then-current
appropriation period (the "Non-Appropriation Dale"), lerminate this Lease and be
released of Your obligation to make all Payments coming due after the Non-Appropriation
Date. As a condition to exercising its rights under this Section, You shall (a) provide with
the Non-Appropriation Notice a sworn affidavit of a responsible official that a Non-
Appropriation Event has occurred and lhat You have attempted to oblain funding, in good
faith, from all available funding sources, but those efforts have failed to obtain funding for
the Payments, (b) return the Equipment on or before the Non-Appropriation Dale to Us or
a location designated by Us, in the condition required by, and in accordance with the
return provisions of, this Lease, at Your expense, and (c) pay Us all sums payable to Us
under this Lease up to the Non-Appropriation Date. In the event of any Nan-
Appropriation Event, We shall retain all sums paid hereunder or under the Lease,
including the security deposit, if any, specified in this Lease. Termination pursuant to this
Section shall not constitute a Default under this Lease; provided that the Parties agree
that this Seclion is not intended to permit You te terminate this Lease at will or for
convenience.

4. Delivery and Acceptance; DISCLAIMER OF WARRANTIES. You agree lo accept
each item of Equipment in ils as-is condition when delivered and, if requested by Us, to
execute the Delivery and Acceplance Certificate supplied by Us as evidence thereol.
YOU ACKNOWLEDGE THAT WE MAKE NO WARRANTY, EITHER EXPRESS OR
IMPLIED WITH RESPECT TO ANY EQUIPMENT, INCLUDING WITHOUT LIMITATION,
ANY IMPLIED WARRANTY OF MERCHANTABILITY OR FITNESS FOR A
PARTICULAR PURPOSE. You also agree that neither the manufacturer nor the supplier
of the Equipment is an agent of Ours. If the Equipment is covered by a manufacturer's
warranty, such warranly shall be extended to You if automatically assignable. You agree
that there shall be no abatement of any Payment obligation because of unavailability of
the Equipment during periods of its warranted or non-warranted repair. You agree to hold
Us harmless from specific performance of this Lease and from damages, if, for any
reason, the supplier, manufacturer, vendor or any other party fails to deliver, or delays in
delivery of, the Equipment so ardered or if the Equipment is unsatisfactory for any reason
whatsoever. You agree thal any delay in delivery of or defect in the Equipment shall not
affect the validity of this Lease or the obligation to make Paymenls hereunder. Your
execution of a Delivery and Acceptance Certificate in the form attached hereto shall
conclusively establish that the Equipment covered thereby is acceplable to You for all
purposes of this Lease.

5. Use, Maintenance and Return of Equipment. You agree that all Equipment is to be
used for commercial purposes and that the Equipment will not be moved outside of the
contiguous forty-eight states of the United Slates and to notify Us of each change in the
place where the Equipment is located or used not mare than twenty (20) days following
each change in location. You furiher agree as follows: (a) to operate the Equipment in a
careful manner; (b} to mainlain the Equipment in good repair and repair any damage
thereto; (c) restrict the Equipment's use to experienced and compelent operalors
employed by You; (d) to use the Equipment only in the conduct of Your business; (e)
properly house and store the Equipment when not in use: (f) not to rent or sub-lease the
Equipmen! without Qur prior written consenl excepl as described in Section 17; (g) to not
allow any lien, encumbrance or security inierest (other than as crealed pursuant to this
Lease, if any) attach ta any Equipment; (h) to comply with all laws and regulations
relating to the possession, operalion and use of the Equipment; and (i) to pay all license
and registration fees and all sales, use, excise, property and all other federal, slate and
local taxes assessable against this Lease andfor any Equipment, including without
limitation, its use or operation and to reimburse Us, upon demand, as additional rent, the
amount of any such taxes or costs paid by Us. Upon the expiration or termination of the
Lease, You agree to make the Equipment available for pick up by Us at Your cost and
expense and in lhe same condition as when delivered, ordinary wear and tear excepted,
free of any lien, encumbrance or security interest claimed by any person. You will not in
any event subject the Eguipment to any abrasive, corrosive or abnormal working
conditions or any environmentally hazardous substance (under any applicable federal,
slate or local law, rule or regulation) without Our prior written consent. You shall notify
Us of any change in the state of Your location (as such term is defined in the Uniform
Commercial Code) nol more than twenty (20) days following each change. In addition ta
all other amounts payable hereunder, You hereby agree to pay to Us, upon demand, all
charges for the late return of any Equipment, all charges incurred by Us o repair any
excessive wear and tear to any Equipment (including but not limited lo repair or
replacement of engine, drive train, glass, metal work and trim, rips, tears, tires in an
unsafe condition and any other unsafe or abnormal condition of the Equipment), plus an
amount egual to the Rale Per Excess Hour multiplied by any units of use of any
Equipment in excess of the Hours of Use During Lease Term shown on the Lease. You
agree to be responsible for and to pay the entire cost of all necessary maintenance and
repair of the Equipment. In maintaining and repairing any Equipment, You shall conform
to the recommended praclices and procedures of the manufacturer of the Equipment,
and shall not, without Qur appraval, effect any modification or alteration of or to any
Equipment. You shall comply with any mandatory or recommended praducl recalls
issued by the manufacturer. All replacement parts and improvements incorporated into
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any Equipment shall become Our property. Should this Lease be terminated prior to the
expiration of the Term, the applicable Hours of Use During Lease Term will be prorated
by multiplying this unit total by the actual lease term in months divided by the Term in
months and the Rate Per Excess Hour will apply to all units of use in excess of this
prorated unit total. We may, al any reasonable lime, access the premises where the
Equipment is located so that We may inspect the Equipment's existence, location,
installation, condition and/or maintenance.

6. Risk of Use, Damage and Destruction. You assume all risk arising from the
possession and operation of the Equipment and agree to defend and indemnify Us and
hold Us harmless from all claims, demands, damages and losses, including reasonable
attorneys' fees and expenses, arising therefrom. In the event of the theft, destruction or
other total loss with respect to any item of Equipment (each item of Equipment singularly
referred Lo herein as the "machine”) during the Term or any extension thereof, You shall
pravide Us prompt wrilten notice. In the event of damage thereto from any cause which
in Our judgment cannot be economically repaired, or in the event of the loss of the
machine, its theft, ar removal from Your possession by the operation of law or otherwise,
then, but only with respect to thal machine, this Lease shall terminate and You shall
immediately pay lo Us, only with respect io that machine, the sum of all past due and
future Payments for the then-current Term and interest thereon, Taxes, fees and charges
to be made but not yet due under the terms of this Lease for the then-current Term, plus
the residual value associated with such machine, all as indicated in Our books and
records. In the event the Lease covers two or more items of equipment, the Payment
allocation shall be based on the pro-rata relationship of the Minimum Equipment
Insurance Amount Required, as shown in this Lease, to the total Payments. The
Payments due under this Lease on the remaining items of equipment following such
termination shall be reduced by the unpaid balance of the Payments allocable to the lost
piece of equipment as set forth above. The amount of any insurance proceeds received
by Us because of such destruction or event, and the amount received by Us upon the
disposition of the machine should it be recovered, shall be deducted (i) first, from the
residual value of such machine as indicated in Our books and records (the “Residual
Value"), and (ii) second, from the Payments, any excess amount over the Residual
Value. In the event of damage 1o any machine, which damage in Our judgment can be
economically repaired, then this Lease shall not be terminated with respect ta the
machine, but rather the machine shall be restored to its original condition by You, at Your
expense. We shall apply the amount of any insurance proceeds received by Us because
of such damage firsl to the repair of the machine and any excess amount of insurance
proceeds shall be credited to the Payments.

7. Insurance. You shall purchase and maintain, at Your expense: (a) slandard all risk
type property damage insurance (covering theft, destruction and/or damage) for the
Equipment's full replacement value and in no event less than the Minimum Equipment
Insurance Amount Required (as indicated on the Equipment Schedule) with a maximum
deductible equal to the greater of $500.00 or five percent (5.0%) of the adjusted loss; (b)
liability insurance in an amount of at least one million dollars ($1,000,000) (five million
dollars ($5,000,000) if the Equipment or any single machine is deemed a "motor vehicle”
under applicable law in the state where You are located) that protects You and Us
against the risk of personal injury and physical damage (to property other than the
Equipment itself) arising out of or resulting from or because of the operation of the
Equipment; and (c) workers’ compensation coverage as required by the laws of the state
in which You are located. All insurance reguired herein must be in a form and from an
insurer satisfactory to Us and You shall keep such insurance in effect during the Full
Lease Term. Evidence of all such insurance shall be provided to Us and such insurance
shall provide Us with 10 days advance notice of modification or cancellation and name
Us as loss payee. If such insurance is modified, cancelled or allowed to lapse, We may
{but shall not be obligated to) purchase or otherwise provide such insurance from an
insurer of Our choice, which may be an affiliate of Ours. The costs, limits, terms,
conditions and coverage of such replacement insurance, if any, may vary from any
previous coverage. We may add the costs of acquiring and maintaining such insurance
and Our fees for Our services in placing and maintaining such insurance (collectively
“Insurance Charge") to the Paymenls and You agree lo pay such amount, together with
interest thereon at a rate per month of 1.75% from the date such insurance was
purchased or provided by Us until paid. You agree that such Insurance Charge and
additional amountls and the interest thereon shall, as specified by Us, either be paid on
demand or be added to the Payments and You promise to pay the resulting increase in
the Payments and agree that We may make a profit. We shall have no responsibility to
You for the cost or appropriateness of the premium for any insurance, the
creditworthiness of any insurance company, the rebate or refund of any insurance
premium to which You may be entitled or any cther matter relating to any insurance even
if any insurance was provided through a group policy arranged by Us. Nothing in this
Lease will create an insurance relationship of any type between Us and/or any person or
party. Insurance coverage for personal liability or physical damage caused to the
property of others is not provided.

8. UCC Filings; Article 2A Provisions; Finance Lease Status. We are the owner of
and will hold title to the Equipment under this Lease. Although the Equipment may
become attached to real estate, it is and will remain personal property and will not
become a fixture. If this Lease is deemed to be a security agreement, You grant us a
security interest in the Equipment, whether categerized as invenlory, goods or otherwise,
under the Uniform Commercial Code ("UCG"), as collateral to secure payment of all of
Your present and future obligations owed to Us including without limitation, Your
Payments and We shall be entitled to all rights of a secured party under the applicable
UCC with respect thereto. You authorize Us to prepare and file against You a financing
statement describing the Equipment. You hereby authorize, ratify and approve any
financing statemenl covering Equipment filed by Us on or prior to the date hereof. The
parties intend this Lease to be a true lease and the filing of a financing statement shall
not be construed as evidence to the contrary. You agree Article 2A- Leases of the UCC
applies to this Lease, and this Lease will be considered a "Finance Lease” as that term is
defined in Article 2A. By signing this Lease, You acknowledge and agree that the
Supplier identified in the Lease is the supplier (as that term if defined in Article 2A of the
UCC) of the Equipment and that You Have been informed that You are entitled to the
promises and warranties provided by the manufacturer, dealer, vendor or other person
supplying the Equipment in connection with the contract by which We acquired the
Equipment (the “Supply Contract”) and that You may contact the manufacturer, supplier,
dealer or vendor of the Equipment for a description of any rights or warranties that You
may be entitled to under the Supply Contract. With respect to this Lease, TO THE
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EXTENT PERMITTED BY APPLICABLE LAW, YOU WAIVE ANY AND ALL RIGHTS
AND REMEDIES CONFERRED UPON A LESSEE BY UCC ARTICLE 2A, including
withoul limilation, Section 2A-508 through 2A-522 of the UCC. You also represent lhat all
trade-in property is free and clear of all security interests, liens and encumbrances.

9. Assignment / Sub-Lease. You may nat assign this Lease or any of Your righis
hereunder, nor may You sell, transfer, sublease, rent or lend any Equipment or permit it
lo be used by anyone other than Your employees withaut Qur prior written consent
excepl as described in section 18, We may assign this Lease withoul natice or consent
and the assignee shall succeed lo all of Our rights. Any such assignee shall have all of
Our rights, remedies, powers and privileges under lhis Lease, but shall have none of Our
obligations.

10, Default. Each of the following is a "Default” under this Lease: (a) You fail to pay any
Payment or any other payment obligation when due under this Lease; (b) You do not
perform any of Your other obligalions under this Lease or in any other agreement with Us
or with any of Our affiliates; (c) any representation or warranty made by You praves to be
incorrect in any material respect when made; (d) You become insolvent, or are generally
unable to pay Your debts when due, You dissolve or are dissolved, or You assign Your
assets for the benefit of Your creditors, You seek appointment of a receiver, custodian or
other similar official for You or for Your assets, or You commence or have commenced
against You any action for relief under any bankruplcy, insolvency or reorganization laws;
(e) You sell all or substantially all of Your assels or property, (f) You shall or shall attempt
to abandon, remove, sell, encumber, rent or sublet any item of Equipment except as
described in section 18; (g) You shall suffer a material adverse change in Your financial
condition or operations; (h) You shall cause or suffer to exist any sale or transfer of any
interest which would result in a change in majority ownership of You: (i) You shall
amalgamate, merge or consolidate with another entity without Qur consent; (j) any
guarantor of Your obligations under this Lease dies, does not perform such guarantor’s
obligations under the guaranty, or becomes subject to one of the events listed in clauss
(d), (e}, (M. (g). (h) or (i) above; or (k) any letter of credit required under this Lease is
breached, canceled, accelerated, terminated or not renewed for any reason.

11. Remedies. In the event of a Default or an event which, with the passage of time,
would conslitule a Defaull hereunder, We may, at Our option: (a) cancel or terminate this
Lease or any or all other agreements that We have entered into with You; (b) declare the
entire unpaid balance of all Payments immediately due and payable without natice or
demand and require You to immediately pay Us, as compensation for loss of Our bargain
and nat as a penalty, a sum equal to (i) all past due and future Payments and interest
thereon for the then-current Term, (i) Taxes, fees and charges o be made but not yet
due under lhe lerms of this Lease for the then-current Term, and (iii} the Residual Value
of the Equipment, (c) require You to deliver the Equipment to Us; (d) peacefully
repossess the Equipment without court order and You will nol make any claims against
Us or our agents for damages or trespass or any other reason; (e) appoint a
receiver/manager; (f) charge You interest on all monies due to Us at the rate of 1.756%
per month from the due date thereof until paid but in no event more than the maximum
rate permitted by law; (g) advise any or all account parties and any of Your renters,
lessees and borrowers of the Equipment to make all rental, lease and loan payments 1o
Us and/or direct them to return the Eguipment to Us upon the expiration of the rental,
lease or loan term; and (h) exercise any other right or remedy available at law ar in
equity. You agree to pay all of Our costs and expenses, including, without
limitation, reasonable attorney's fees and expenses and collection agency fees and
expenses, of enforcing Our rights against You, for the recovery or repossession of
Equipment and in the collection of Your obligations to Us under this Lease. If We
take possession of any Equipment, We may sell, re-lease or otherwise dispose of il with
or without notice, at a public or private sale, on Your premises or elsewhere and apply
the net proceeds (after We have deducted all cosls related to the sale or disposition of
the Equipment) (i) first, to the Residual Value; (i) second, to Payments, Taxes, fees and
charges thal would have become due in the course of the Full Lease Term; and (iii) to the
amounts that You owe Us. You agree that if notice of sale is required by law to be given,
10 days' notice shall constitute reasonabla notice. You will remain responsible for any
amounts that remain due after We have applied such net proceeds. If You fail to deliver
the Equipment upon demand by Us or fail to return the Equipment in a timely manner, as
determined by Us, upon the lermination or expiration of this Lease or upon Default and
We do not recover the Equipment, then You shall be additionally liable to Us for the fair
markel value of the Equipment at the lime of termination or expiration of this Lease or at
the time of Default, whichever is earlier. The remedies provided by this Lease in favor of
Us shall not be deemed exclusive, but shall be cumulalive and in addition to all other
remedies in Our favor existing at law or equily or by statute or otherwise, and may be
enforced concurrently or separately. No failure or delay on Qur parl in exercising any
right or remedy shall operate as a walver thereof or modify the terms of this Lease. A
waiver of default shall nol be a waiver of any olher or subsequent default. Our recovery
hereunder shall not exceed the maximum recovery permitted by law.

12. Renewal. Unless this Lease is earlier terminated pursuant lo Section 3, You must
give Us at least 60 (but nol more than 180 unless waived by Us in Our sole discretion)
days written notice before the end of the Full Lease Term that You wil return the
Equipment to Us. Unlil You give Us such written natice: (a) the Lease will
automatically renew on a month-to-manth basis (each a “Renewal Month Term”)
until You provide Us 60 days prior written notice that You will return the Equipment
to Us (in which case the Lease will renew for two additional Renewal Month
Terms), sach Renewal Month Term will commence immediately upon the expiration of
the then current term and (b) the terms of the Lease. including without limitation the
amount of the Payment, will continue to apply and (c) Your security deposit, if any, wil
continue lo be held to secure Your performance during the Renewal Month Term.

13, Indemnification. You are responsible for any losses, damages. penalties, claims,
suits and actions. including, without limitalion, court costs and attorney's fees and
expenses, (collectively "Claims”), whether based an a theory of strict liability or otherwise
caused by or related to (a) the manufacture, installation, ownership, operalion, use,
lease, possession or delivery of the Equipment, {b) any defects in the Equipment or (c}
lhis Lease (and any supplements and amendments hereol). To the maximum extenl
permitted by applicable law, You agree to reimburse Us for and, if We request, lo defend
Us against any Claims. This indemnification will continue even after the termination of
this Lease or full payment of all obligations owed by You hereunder.

14. Representations, Warranties and Covenants. You represent, warrant and
covenant as follows: (a) You are a municipal corporation and political subdivision duly
organized and existing under the constitution and laws of the state in which You are
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located; {b) You are authorized under lhe constitulion and laws of said stale to enier inlo
this Lease and the fransaclion contemplaled hereby and to perform all of Your obligations
hereunder; (c) You have been duly authorized to execute and deliver this Lease by
proper aclion and approval of Your governing body at a meeting duly called, regularly
convened and atiended throughout by requisite majority of the members thereof or by
other appropriate official approval; (d) this Lease conslitutes Your legal, valid and binding
obligation enforceable in accordance with its terms, except to the exient limited by
applicable bankruplcy, insolvency, reorganization or other laws affecting creditars' righls
generally; (g) no event or condition thal conslitutes, or with the giving of notice or the
lapse of time or both would constitute, a Defaull exists at the Commencement Date; (f)
You have in accordance with the requirements of lawfully budgeted and appropriated
sufficient funds for the current fiscal year to make the Payments scheduled o come due
during the Original Term and to meet Your other obligations for the Original Term and
such funds have not been extended for other purposes; (g) You will do or cause ta be
done all things necessary to preserve and keep in full force and effect Your existence as
a corporate and body politic; {h) You have complied with such public bidding
requirements as may be applicable lo this Lease and Your acquisition of the Equipment
hereunder; (i) there is no action suit, proceeding inquiry or investigalion, at law or in
equity, before or by any court, public board or body. pending or threatened against or
affecting You or lhis Lease, nor to the best of Your knowledge is lhere any basis
therefore wherein an unfavorable decision ruling or finding would malerially adversely
affect the transactions contemplaled by this Lease or any other document, agreement or
cerlificale which is used or contamplated for use in the consummation of the transactions
contemplated by this Lease or materially adversely affect Your financial condition or
properties; (j) You have obtained all authorizations, consents and approvals of
governmental bodies or agencies required in connection with the execution and delivery
of this Lease or in connection with the performance of Your obligations hereunder; (k) the
entering Into and performance of this Lease or any other document or agreement
contemplated hereby to which the You are or are to be a party will nol violate any
judgmenl, order, law or regulation applicable to You or result in any breach of, or
constitute a default under, or resull in the creation of any fien, charge, security inlerest of
other encumbrance on any of Your assets or the Equipment pursuant lo any indenture,
mortgage, deed of trust, bank loan or credit agreement or other instrument to which You
are a party or by which You or Yeur assets maybe be bound, except as herein provided;
(I} the Equipment described in this Lease is essential lo Your functien or to the services
You provide to Your cilizens, You have an immediate need for, and expect to make
immediate use of, substantially all of the Equipment, which need is not temporary or
expecled to diminish in the foreseeable future and the Equipment will be used by You
only for the purpose of performing one or more of Your governmental or proprietary
functions consistent with the permissible scope of Your authority and will not be used in
the lrade or business of any other entity or person; {m) You have never failed lo
appropriate or otherwise make available funds sufficient fo pay renlal or other payments
coming due under any lease purchase, installment sale or other similar agreement. Your
representations, warranties and covenants shall survive beyond the Full Lease Term and
the termination of lhis Lease.

15. Choice of Law and Jurisdiction; Waiver of Jury Trial. The law of the state of
Your address shown on the front page hereof shall govern all matters relating to this
Lease. This Lease shall not be enforceable by You until signed by Us in our Johnston,
lowa offices. To the extent permitted by applicable law, You also waive Your right
to a trial by jury.

16. Waivers. You acknowledge receipt of an executed copy of this Lease. Where
permitted by law, You waive Your right to receive a copy of any financing statement,
financing change statement, verification statement or other similar instrument filed or
issued at any time in respect of this Lease or any amendment hereof. To the exient
permitted by law, You, being fully aware of the rights and benefits afforded to You by
statute, hereby waive the benefils of all provisions of any applicable statute, including,
without limitation, any statule relating to leases, conditional sales, or regulatory credit,
and of any regulations made thereunder in any and all states of the United States, which
would, in any manner, affect, restrict or limit Our rights hereunder. You also waive and
assign to Us the right of any statutory exemption from execution or otherwise and further
waive any rights to demand securily for costs in the event of litigation.

17. TAX TREATMENTS AND INDEMNIFICATION. Unless otherwise provided. this
Lease is entered into on the assumption that We are the owner of the Equipment for
income tax purposes and are entitied to certain federal and state tax benefits available lo
an owner of the equipment (callectively “Tax Benefits”), including without limitation,
accelerated cost recovery deduclions and deductions for interest incurred by the Lessor
to finance the purchase of the Equipment, available under the Internal Revenue Cade of
1986, as amended (the “Code”). You represent, warrant, and covenanl to Us that (a) the
Equipment will be used for a governmental or proprietary purpose; (b} You are a fax-
exempl entity {as defined in Section 168(h} of the Code); (c) You will use all Equipment
solely within the United States; and (d) You will take no position inconsistent with the
assumption that We are the owner of the Equipment for any tax purposes. You and Us
contemplate that the Equipment will be exempt fram all Taxes. If, however, because of
any of Your acts or omissions or any party acling through You, or the breach or
inaccuracy of any representation, warranty or covenant made by You, We reasonably
determine that we cannot claim. are not allowed to claim, or that we may lose or musl
recapture any or all of the Tax Benefits otherwise available with respect to the Equipment
subject to any Lease (a "Tax Loss"), then You will, promptly upon demand, pay lo Us an
amount sufficient lo provide Us the same after-tax rate of return and aggregate after-tax
cash flow through the end of the term of such Lease Lhen in effect that We would have
realized but for such Tax Loss.

You will be responsible for as and when due and shall indemnify and hold Us harmless
from and against all present and future taxes and other governmental charges, including,
without limitation, those for sales, use, leasing and stamp taxes, license and registration
fees, and amounts in lieu of such laxes and charges plus any penalties or interest on any
of the above, (all of the foregoing are collectively the "Taxes"), imposed, levied upon,
assessed in connection with, or as a result of the purchase, ownership, delivery, leasing.
possession or use of the Equipment, or based upon or measured by the Payments or
receipls with respect to this Lease. If You do not pay any of the Taxes, We have the right,
bul not the obligation, ta pay them on Your behalf. You will nat, however, be obligated lo
pay any taxes on or measured by Our nel income. You authorize Us to add to the amount
of each Payment any Taxes that may be imposed on or measured by such Payment. We
do nol have to conlest any Taxes, fines or penalties. We will file all personal property,
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use or other Tax returns as required by law under this Lease. In such case, You will pay
to Us on demand, as an additional Payment, the amount of the personal property tax We
are required to pay. You agree to reimburse Us with the next Payment for any Taxes We
pay, plus a fee to Us for collecting and administering any Taxes and remitting them to the
appropriate authorities on which we may make a profit and interest thereon at the highest
legal rate allowed, from the date due until fully paid. If You do not pay this reimbursement
with the next Payment You agree to pay Us interest on those amounts at the highest
legal rate allowed from the due date until paid in full. We make no recommendation,
representation or warranty as to the treatment of this Lease for tax or accounting
purposes. You acknowledge that You have consulied with Your tax and accounting
advisors concerning the appropriate lax and accounting treatment of this Lease and have
nol relied on advice from Us; and You hold Us harmless for any adverse consequences
resulting from Your tax and accounting treatment of this Lease.

18. Golf Cars. If the Equipment includes golf cars, with respect to the golf cars only,
notwithstanding the limitations in Section 5, 9 and 10 You may rent the galf cars on a
daily or per-round basis lo Your patrons, in the erdinary course of Your business. To the
extent You complete an exemption cerlificate relative to personal property taxes on the
golf cars, You agree ta indemnify Us from and against any Claims related to the failure to
pay personal property taxes based on such representation and You agree that you are
responsible for remitting any and all required sales, use or other 1ax required as a result
of the rental of the golf cars to patrons.

19. Financial and Credit Information; Communication Methods. You authorize Us lo
obtain credil bureau reports and make other credit inquiries that We determine are
necessary and agree that without furlher notice We may use or request additional credit
bureau reports to update Our information so long as You have any outstanding
indebtedness or obligations owed to Us. You further agree to provide Us, promptly after
request therefor by Us, such income slalements, balance sheets and other financial
stalements and information and such federal and state income lax returns concerning
You thal We determine are necessary. Providing Your email address and/or telephone
number in Your credit application or otherwise is Your acknowledgment that We may
retain Your email address and/or telephone number for further communication with You.
You agree fo allow Us to conduct business with You using email or by calling You,
regardless of the purpose of Our communication, which may include, without limitation,
collections and notices under Your agreements with Us. We reserve the right to use the
method of communication We deem best in interacting with You.

20. Facsimile. This Lease may be executed by a party and transmitted by facsimile or
electronic mail. You agree that a copy of this Lease bearing Your signalure which was
transmitted by facsimile or printed from an electronic file shall be admissible in any legal
proceeding as evidence of its contents and its execution by the parties in the same
manner as an original document. You further agree not to abject lo the admissibility of
such copy into evidence under the business records to the hearsay rule or the best
evidence rule or otherwise and expressly waive any right to do so, The original or a
facsimile or electronic copy of this Lease which bears both a signature of Us and You and
Our original signature shall be deemed the execution original of this Lease for the
purposes of taking possession of this Lease for all other purposes.

21. Miscellaneous. You agree the terms and conditions contained in this Lease
constitute the final agreement between You and Us and is the exclusive expression of
our agreement regarding the lease of the Equipment. All earlier and contemporaneous
negotiations and agreements between You and Us on the matters contained herein are
expressly merged into and superseded by this Lease. Any modification or addition to the

lerms of this Lease must be in a written agreement idenlified as an amendment and
signed by Us. You agree, however, We are authorized, without notice to You, to
insert in this Lease andlor the Equipment Schedule any serial number, model
numbers andlor make of any item of Equipment, correct any errors in such information
reflected in this Lease and/or the Equipment Schedule and correct any other patent
errors or omissions in the description of any item of Equipment reflected in the
Equipment Schedule, to supply information missing from this Lease or the Equipment
Schedule and to correct any obvious errors in this Lease or in the Equipment
Schedule. Without limiting the foregoing, You agree we may insert the date and Number
of this Lease after Your execution of the Lease. If We delay or fail to enforce any of Our
rights under this Lease, We will still be entitled to enforce those rights at a later time and
such rights shall not be waived. Any waiver by Us of any breach or default will not
constitute a waiver by Us of any additional or subsequent breach of default nar shall it be
a waiver of any of Our righls. Any waiver of a remedy, term or condition or change to the
terms and conditions of this Lease must be in wriiing and signed by Us. All notices shall
be given in writing by the party sending the notice and shall be effective when (a)
deposited in the U.S. mail, with first class postage prepaid, or (b) sent by overnight
courier of national reputation, in either case, addressed to the party receiving the notice
at the address shown on the front of this Lease (or 1o any other address specified by that
party in writing). All of Our rights and indemnities will survive the termination of this
Lease. Our rights, privileges and indemnities, to the exlent they are fairly altributable to
events or conditions occurring or existing during the Term of this Lease, shall survive and
be enforceable by Us and Our successors and assignees, Payments received may be
applied at Our discretion to obligations hereunder or to any other indebtedness owed by
You to Us despite directions, if any, appearing on the remittance or communicated to Us
otherwise, and to late charges first and then to the amounl owing. It is the express intent
of the parties not lo violate any applicable usury laws or to exceed the maximum amount
of time price differential or interest, as applicable, permitted to be charged or collected by
applicable law, and any such excess payment will be applied to Payments in inverse
order of malturity, and any remaining excess will be refunded to You. If You do not
perform any or all of Your obligations under this Lease, We have the right, but not the
obligation, lo take any action or pay any amounts We believe are necessary to protect
Our interest. You agree to reimburse Us immediately upon Our demand for any such
amounts We pay. In the event any provision of this Lease shall be determined by a court
of competent jurisdiction to be invalid, illegal, or unenforceable, the parties hereto agree
such provision shall be ineffective and the remaining provisions of this Lease shall remain
in full force if the essential provisions of this Lease for each party remain valid, legal, and
enforceable. Any provision of this Lease which is, for any reason, unenforceable in any
jurisdiction shall, as to such jurisdiction, be ineffective to the extent of such
unenforceability without invalidating the remaining provisions hereof. This Lease and
Equipment Schedule shall be binding upon and inure to the benefit of the parties and
their permitled successors and assigns. You shall promptly execute and deliver to Us
such further documents and take such further action as We may request to more
effectively carry out the intent and purpose of this Lease and the Equipment Schedule.
Words imporling the singular include the plural and vice versa and words imparting
gender include all genders. If more than one lessee has signed this Lease, each of You
agree Your liabilily is joint and several. Restrictive or similar endorsements contained on
or provided in connection with any Payment You make shall not be binding on Us. Time
is of the essence under this Lease.

BY SIGNING THIS AGREEMENT: () YOU ACKNOWLEDGE THAT YOU HAVE READ AND UNDERSTAND THE TERMS AND CONDITIONS ON EACH PAGE OF THIS
AGREEMENT (Il) YOU AGREE THAT THIS IS A NET LEASE, THAT YOU CANNOT TERMINATE OR CANCEL, THAT YOU HAVE AN UNCONDITIONAL OBLIGATION TO MAKE
ALL PAYMENTS DUE, AND YOU CANNCT WITHHOLD, SET OFF OR REDUCE ANY SUCH PAYMENTS FOR ANY REASON, INCLUDING, WITHOUT LIMITATION,
FUNDAMENTAL BREAGCH, (lll) YOU WARRANT THAT THE PERSON SIGNING THIS LEASE FOR YOU HAS THE AUTHORITY TQ DO S0, (IV) YOU CONFIRM THAT YOU HAVE
DECIDED TO ENTER INTO THIS LEASE RATHER THAN PURCHASE THE EQUIPMENT FOR THE TOTAL PURCHASE PRICE AND (V) YOU AGREE THAT THIS LEASE WILL BE
GOVERNED BY THE LAWS OF THE STATE OF YOUR ADDRESS ON THE FRONT PAGE HEREOF AND YOU EXPRESSLY WAIVE ANY RIGHTS TO A TRIAL BY JURY.

IN WITNESS WHEREQOF, the parties have executed this Lease effective as of the date set forth on the first page of this Lease.

CITY OF HURRICANE, UTAH

DLL Finance LLC,
At: 8001 Birchwood Court, Johnston, 1A 50131

Lessee
w y w
w X e o &
4 2 g 25
w < Althorized Signature n < | Authorized Signature
i} o=z
10 40
n 7]
NEAs DEAMICE O 11y 111417z I2
Print Name Title Date Print Name & Title Date
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Equipment Schedule

Minimum
Equipment
New/ Make and Model of Equipment Serial Insurance Amount Hours at Hours during Rale per
Used Number Required delivery Lease Term Excess
Hour
CLUB CAR TEMPLION ELEC GOLF CAR (QTY 76) $680,447.76 NIA N/A N/A
Note: Although the Equipment listed above may be described as “New", that descriplion does not mean it was necessarily manufactured in the current year.
| have reviewed and acknowledge and agree that the Equipment description above is accurate and complele.
CITY OF HURRICANE, UTAH
&
E 5 Lessee
nE
n<
wZ
= % Authorized Signature
Print Name Title Date
Page 5 of 6
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Delivery and Acceptance Certificate

Minimum
Serial Equipment Hours during
New/ Make and Model of Equipment Number Insurance Amount Hours at Lease Term Rate per Excess
Used Required delivery Hour
NEW CLUB CAR TEMPLION ELEC GOLF CAR (QTY 76) $680,447.76 NIA N/A N/A

The undersigned hereby certifies that Lessee has leased all ilems described in (the "Equipment’} pursuant ta the Lease Agreement between DLL Finance LLC ("Lessor") and the
Lessee identified below and in the Lease Agreement No. (the "Lease") and further cerlifies that:

(i)
(i)
(i)

(iv)

the Equipment has been delivered to and has been received by Lessee;

all installation or other work necessary prior lo the use thereof has been completed;
all Equipment has been examined by Lessee, is in good operating order and condition, and is in all respects satisfactory to Lessee;
the Equipment is accepled by Lessee for all purposes under the Lease Agreement and the Lease.

LESSEE
SIGNATURE

CITY OF HURRICANE, UTAH

Lessee

s

Authorized Signature

Print Name Title

Date
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Master Maintenance Agreement (Golf Cars - Municipal)

Leass Agresrient FA-186982 Lessor: DLL Finance LLC
Number:
_ CITY OF HURRICANE, UTAH
Lessee:
Date: 07/21/2021

This Master Maintenance Agreement (the "Agreement’) relates to all Equipment, as defined in the Lease Agreement identified above
between the Lessee and Lessor identified above (the "Lease”). All capitalized terms shall have the meanings ascribed to them in the Lease.
Lessee agrees as follows with respect to each item of Equipment which is required to be returned:

1 RETURN OF EQUIPMENT. Notwithstanding anything to the contrary contained in the Lease and in addition to the terms and conditions
contained therein and herein, Lessee shall, at Lessee’s sole cost and expense, return all, but not less than all, of the Equipment described
the Lease to Lessor, or its designee immediately upon the expiration of the Term of the Lease pursuant to the terms and conditions
contained in the Lease and with respect to each item of Equipment, as applicable, the following must be true:

(A) All safety equipment must be in place and meet applicable federal, state and other governmental standards.
(B) All windscreens, covers and guards must be in place with no sheet metal, plastic, or cowling damage.
(%)) All parts, pieces, components and optional equipment must be present, installed and operational. All accessories that

accompanied the units and/or were subject to the Lease, including without limitation battery chargers, GPS equipment,
diagnostic and tuning equipment shall be returned in proper order. Upon request of Lessor, all maintenance records and

manuals related to the Equipment.

(D) All motars shall operate smoothly without overheating and shall have good bearings and bushings.

(E) All electronic controls shall operate per manufacturer's specifications. Controls which bypass normal operations shall be
repaired at Lessee's expense.

(F) All electrical systems shall be able to provide electrical output as specified by the manufacturer.

(G) All batteries shall be in good, safe operating condition with no dead cells or cracked cases. Batteries should hold a charge
and provide adequate power to operate the equipment.

(H) All Equipment shall have serviceable brakes and tires (retaining proper air pressure, and without repair patches) and the
wheels shall not be dented and/or bent.

(1 All oil and grease seals must contain lubrication in the manufacturers designed reservoir.

(J} All Equipment must have a relatively clean appearance.

(K) All Equipment shall be free from excessive wear necessitating major companent repair or replacement caused by lack of
recommended maintenance as detailed in customer aperating/maintenance manual furnished with each item of equipment.

(L) All Equipment shall be free from structural damages and/or bent frames.

(M) All Equipment attachments, if any, must be in good condition.

5 RETURN PERFORMANCE. Each item of Equipment must be able to complete the following tests:

(A) Operate normally in forward and reverse directions through all the speed ranges or gears.
(B) Steer normally both right and left in both forward and reverse.

(C) Have all functions and controls work in normal manner.

(D) Be able to stop with its service brakes in a safe distance in both forward and reverse.

(E) Operates without leaking any fluids.

(F) Perform its designed functions in a satisfactory manner.

Notwithstanding the above, if the total cost of the repairs for all items of Equipment subject to a Lease is less than $100, Lessor will not
bill Lessee.

3. REPAIRS / REQUIRED PURCHASE. If, in the Lessor's sole judgment, any item of Equipment is damaged or does not meet the
standards set forth above, or if Lessee fails to discharge its obligations set forth above with regard to any item of Equipment, Lessee shall
pay fo Lessor, immediately upon demand, at Lessor's election, (a) the amount which Lessor determines will be necessary to return the
Equipment to its required condition and/or to replace missing, damaged or non-performing items or equipment, or (b) Payments due and to
become due under the terms of the Lease, Taxes, fees and charges due and to become due under the terms of the Lease, plus the residual
value as indicated in Lessor's books and records associated with such item of Equipment.

4. MISCELLANEOUS. Lessee agrees that a copy of this Agreement bearing a signature of Lessee which was transmitted by facsimile or
printed from an electronic file shall be admissible in any legal proceeding as evidence of its contents and its execution by the parties in the

same manner as an original document.

Accepted by: DLL Finance LLC,
w i ;
CITY OF HURRICANE, UTAH % At: 8001 Birchwood Court, Johnston, 1A 50131
w =
w & =
= Lessee
n = o
n g 7]
= b Authorized Signature 8 Authorized Signature
7]
4
Print Name Title Date Print Name & Title Date

DLL 4821-3 Muni (05/15) Page 1 of 1




LEASE AGREEMENT SUPPLEMENT -
PROPERTY TAX ACKNOWLEDGEMENT

Name of Lessee: CITY OF HURRICANE, UTAH (the “Lessee”)

Date of Lease Agreement: 07/21/2021 (the “Lease™)

In order to induce DLL Finance LLC (“Lessor") to enter into the Lease pursuant to which the Equipment will be
leased to Lessee, the undersigned represents the following:

o The Lessee acknowledges and understands that Lessor will file all personal property tax returns and
Lessee shall reimburse Lessor for property taxes related to the Equipment.

o Property taxes will be billed annually to Lessee and are due on invoice. Lessee acknowledges that
property taxes may be billed to Lessee after the Term of the Lease.

o |If Lessee does not pay property taxes, Lessor has the right, but not the obligation, to pay them on
Lessee's behalf and add to the amount of such taxes to the Lease Payments.

All capitalized terms not otherwise defined herein shall have the same meanings as in the Agreement. Lessee
agrees that Lessor's emphasis of the provisions of the Agreement contained herein are for the convenience of the
Lessee and shall not minimize or waive any remaining provisions of the Agreement, all of which remain in full
force and effect. Lessor, its successors and assigns, and any counsel rendering an opinion on the tax-exempt
status of the interest components of the Payments are entitled to rely on this acknowledgement. Lessee's
facsimile signature shall be considered binding as an original.

Dated this day of , 2021.

CITY OF HURRICANE, UTAH

Lessee

Authorized Signature

LESSEE
SIGNATURE

Print Name Title Date

DLL Golf 4935 (5/15) Page 1 of 1



LEASE AGREEMENT
SUPPLEMENT — OPINION OF COUNSEL

Name of Lessee: CITY OF HURRICANE, UTAH (the “Lessee”)
Lease Agreement Number: FA-186982 (the
“Agreement”)

In order to induce DLL Finance LLC (“Lessor”) to enter into the Agreement pursuant to which the Equipment will
be financed or leased to Lessee, the undersign represents the following:

As legal counsel of Lessee, | have examined (a) the Agreement and the corresponding documentation, which,
among other things, provide for the financing or lease of the Equipment to Lessee; (b) an executed counterpart of
the ordinance or resolution of Lessee which, among other things, authorizes Lessee to execute the Agreement;
and (c) such other opinions, documents and matters of law as | have deemed necessary in connection with the

following opinions.

Based on the foregoing, | am of the following opinions: (a) Lessee is a public body corporate and politic, duly
organized and existing under the laws of the State of UTAH, and has substantial amount of one or more of the
following sovereign powers (1) the power of eminent domain, and (2) police power; (b) Lessee has the requisite
power and authority to purchase or lease the Equipment and to execute and deliver the Agreement and to
perform its obligations under the Agreement; (c) the representative(s) of Lessee executing the Agreement has
been duly authorized to do so; (d) the Agreement and the other documents either attached thereto or required
therein have been duly authorized, approved and executed by and on behalf of Lessee and the Agreement is a
valid and binding obligation of Lessee enforceable in accordance with its terms; (e) the authorization, approval
and execution of the Agreement and all other documentation relating to the transactions contemplated thereby
have been performed in accordance with all open meeting laws, public bidding laws and all applicable state and
federal laws; (f) if applicable, a contract was properly awarded to the Supplier and there is no pending or
threatened protest of such award or Lessee’s compliance with public bidding laws; and (g) there is no proceeding
pending or threatened in any court or before any governmental authority or arbitration board or tribunal that, if
adversely determined, would adversely affect the transactions contemplated by the Agreement or the security
interest of Lessor or its assigns, as the case may be, in the Equipment.

All capitalized terms not otherwise defined herein shall have the same meanings as in the Agreement. Lessor, its
successors and assigns, and any counsel rendering an opinion on the tax-exempt status of the interest
components of the Payments are entitled to rely on this opinion.

Dated this day of , 2021,

Sincerely,

Print Name:
Admitted to Practice Law in the State

Address:

Telephone:

DLL Golf 4932 (5/15) Page 1 of 1




DLL FINANCE LLC

DELIVERY AND ACCEPTANCE CERTIFICATE

TO: DLL FINANCE LLC

RE: CONTRACT NO.

WITH CASE ID FA-186982 ("THE "CONTRACT")

The undersigned ("Customer") hereby certifies that Customer has financed all items described below ("Equipment”) pursuant to
the Contract and further certifies that:

(i) the Equipment has been delivered to and has been received by Customer,
(ii) all installation or other work necessary prior to the use thereof has been completed;
(iii) all Equipment has been examined by Customer, is in good operating order and condition, and is in

all respects satisfactory to Customer;
(iv) the Equipment is accepted by Customer for all purposes under the Contract; and

(v) a facsimile or electronic signature of this Delivery and Acceptance Certificate may be treated as an
original.
New or Make, Model Number(s), and Description Serial Number(s)
Used
NEW CLUB CAR, TEMPLION, ELEC GOLF CAR (QTY 76)

DLL_4648_(07/2019)

CITY OF HURRICANE, UTAH

14

L

w |

E Signature

2

o (P B P
Print Name Title Date

Please return signed copy via email at golf@dllgroup.com or fax to: (515) 334-7897

Page 10of 1



DLL FINANCE LLC
CUSTOMER AGREEMENT TO PROVIDE PHYSICAL DAMAGE INSURANCE
Date: 07/21/2021
Customer's Name CITY OF HURRICANE, UTAH
Address 147 N 870 W City HURRICANE State UT ZIP 84737-1671
RE: Agreement dated 09/01/2021 with DLL FINANCE LLC, P.O. BOX 3000, JOHNSTON, IA 501 31-0300

as Assignee, Lender, or Lessor (the “Lender").

| have entered into the above agreement under which I am responsible for providing insurance against ALL RISKS of direct physical loss or damage for
the actual cash value of the equipment listed in the Agreement set forth above, subject io common exclusions such as damage caused by corrosion, rust,
mechanical or electrical breakdown, etc. The minimum amount of coverage required by Lender is $680,447.76.

EQUIPMENT
Make Model Description Serial Number
CLUB CAR TEMPLION ELEC GOLF CAR (QTY 76)

1 affirm that 1 will be providing my own physical damage insurance coverage through the BELOW LISTED INSURANCE AGENT.
TO DEBTOR'S INSURANCE AGENT

| hereby instruct you to add DLL FINANCE LLC as a payee through a Lender's Loss Payable Clause or similar clause which provides that any acts of the
Customer will not void the policy as to the Loss Payee.

To my existing policy number with
which now provides the coverage required.

Lender must be given written notice within 30 days of any cancellation or non-renewal. It is also understood and agreed that a breach of the insuring
conditions by the customer, or any other person, shall not invalidate the insurance to Lender.

PLEASE FORWARD A COPY OF THE POLICY, ENDORSEMENT, OR CERTIFICATE EVIDENCING COVERAGE TO DLL FINANCE LLC, P.O. BOX
3000, JOHNSTON, IA 50131-0300. FAX (515) 334-5831, CALL (800) 863-3660 OR EMAIL DSMinsurance@DLLgroup.com.

PLEASE ATTACH A COPY OF THIS NOTICE TO THE PROOF OF INSURANCE.,

ACKNOWLEDGEMENT OF CUSTOMER: | acknowledge that copies of this document sent to Lender are for informational purposes only. | am
responsible for notifying my agent of my obligation to obtain physical damage insurance.

| understand | am responsible for insurance coverage for personal liability or property damage caused to others.

*PLEASE BE SURE TO COMPLETE THE INFORMATION BELOW*

B |

Insurance Agency/Agent’'s Name Agent's E-Mail Address

= p >

Mailing Address / PO Box Agent's Phone Number Agent's Fax Number
b » |

City State Zip Code

it 4mma A AR




L financial solutions

partner

AUTHORIZATION FOR AUTOMATIC PAYMENTS (ACH DEBIT) AND PAPERLESS INVOICING

Please follow the simple instructions in this form to set up Automatic Payment, Paperless Invoicing, or both. Ensure you complele both the “Automatic
Withdrawal” and “Paperless Invoicing” sections to take advantage of both time-saving features. Please call Customer Service at (800) 873-2474 if you have

any questions.

You can fill out and submit this form online and avoid the need for a voided check by visiting http://bit.ly/dllach2

Contract Number (If Known):

Customer Name: CITY OF HURRICANE

Customer Address: 147 N 870 W, HURRICANE, UT 84737-1671
Customer Phone Number: 435-635-2811

Automatic Payments

Bank Account Holder(s): Sample Check:

Your information
Bank Name:

Pay to the order of
Bank Address/Branch Dollars
Lacation: 987456123 00012345678 1234

ABA Routing No. Bank Acct. No. Check No.

ABA Routing Number:
Account Number: This is a L] checking account* [ savings account™

*If a Checking account is identified above, please send a copy of a voided check.
**If a Savings account is identified above, please send your bank's routing number and your savings account number on bank

letterhead.

Authorization: By signing below, | (we) hereby authorize DLL FINANCE LLC ("Criginator") (whether acting alone or through its servicer ar any
agent on its behalf) to initiate withdrawals from my (our) account provided above for amounts then due under my agreements with Originator in the
frequency (i.e., monthly, quarterly, etc.) as specified in my (our) agreements with QOriginator, 1 (we) understand paper invoices may be discontinued.
This authorization will remain in full force and effect until the agreements are paid in full or this authorization is canceled by written natice from me (or
either of us) to Originatar.

Bank Account Holder

Signature: P Signature: P

Print Name: Print Name:

Print Title (if applicable): Date: b» Print Title (if applicable): Date: &

Paperless Invoicing

Customer Email Address:

Authorization: By signing below, | hereby authorize DLL FINANCE LLC to email a PDF version of my invoices to me at the email address | provided
above (whether acting alone or through its servicer or any agent on its behalf) when the invoice is generated. | acknowledge that paper invoices may
be discontinued. This authorization will remain in full force and effect until the agreements are paid in full or this authorization is canceled by my written
notice. Following receipt of your Paperless Invoicing form, our Customer Service Team will send you a confirmation letter and instructions to ensure
your invoices will be received in your inbox.

Customer Signature: p
Print Name: Fs-
Print Title (if applicable): E Dale: [

Did you sign next to the red arrows?

Please send this completed and signed form to our Customer Service team by mail, email or fax to:

Mail: Emalil: Questions? Call us:
P.0O. BOX 2000 postbookingrequests@dligroup.com (800) 873-2474
ATTN: ITR

JOHNSTON, 1A 50131




S5, Utah State Tax Commission * 210 N 1950 W = Salt Lake City, UT 84137 TC-721
i\@; Exemption Certificate )
e (Sales, Use, Tourism and Motor Vehicle Rental Tax) Rev. 5/18
Name of business or institution claiming exemption (purchaser) Telephone number
Street address City State ZIP Code
Autherized signalure Name (please print) Title
Date

Name of Seller or Supplier:

Sales Tax License Number:

Required for all exemptions marked with an asterisk (*)

The signer of this certificate MUST check the box showing the basis for which the exemption is being claimed.

DO NOT SEND THIS CERTIFICATE TO THE TAX COMMISSION

Keep it with your records in case of an audit.

For purchases by government, Native American tribes and public schools, use formTC-721G.

*[] Resale or Re-lease

| certify 1 am a dealer in tangible personal property or services that
are for resale or re-lease. If | use or consume any tangible personal
property or services | purchase tax free for resale, or if my sales are
of food, beverages, dairy products and similar confections
dispensed from vending machines (see Rule R865-198-74), | will
report and pay sales tax directly o the Tax Commission an my next
sales and use tax return.

*[] Religious or Charitable Institution
| certify the 1angible personal property or services purchased will be
used or consumed for essential religious or charitable purposes.
This exemption can only be used on purchases totaling $1,000
or more, unless the sale is pursuantto a contract between the
seller and purchaser.

*[] Construction Materials Purchased for

Religious and Charitable Organizations

| certify the construction materials are purchased on behalf of a religious
or charitable organization and that they will be installed or converted into
real property owned by the religious or charitable organization.

Name of religious or charitable organization:

Name of project:

*[] Machinery and Equipment and Normal Operating
Repair or Replacement Parts Used in a Manufacturing
Facility, Mining Activity or Web Search Portal or

Electronic Payment Service

| certify the machinery and equipment and normal operating repair
or replacement parts have an economic life of three years or more
and are for use in a Utah manufacturing facility described in SIC
Codes 2000-3999 or a NAICS code within NAICS Sector 31-33;ina
qualifying scrap recycling operation; in a co-generation facility
placed in service on or after May 1, 2006; in the operation of a Web
search portal by a new or expanding business described in NAICS
Code 518112: in the operation of an electronic financial payment
service described in NAICS Code 522320; or in a business
described in NAICS 212, Mining {except Oil and Gas), ar NAICS
213113, Support Activities for Coal Mining, NAICS 213114, Support
Activities for Metal Mining, or NAICS 213115, Support Activities for
Nonmetallic Minerals (except Fuels) Mining. For a definition of
exempt mining equipment, see Utah Code §59-12-104(14).

*[] Fuels, Gas, Electricity
| certify all natural gas, electricity, coal, coke, and other fuel
purchased will be used for industrial use only and not for residential
or commercial purposes.

*[] Machinery or Equipment Used by

Payers of Admissions or User Fees

| certify that: (1) the machinery or equipment has an aconomic life
of three or more years and will be used by payers of admissions or
user fees (Utah Code §59-12-103(1)(f)); (2) the buyer is in the
amusement, gambling or recreation industry (NAICS Subsector
713);and (3) atleast 51 percent of the buyer’s sales revenue for the
previous calendar quarter came from admissions or user fees.

*[] Refinery Machinery, Equipment and
Normal Repair or Replacement Parts
| certify the machinery, equipment, normal operating repair parts,
catalysts, chemicals, reagents, solutions or supplies are for the use
of a refiner who owns, leases, controls or supervises a refinery (see
Utah Code §63M-4-701) located in Utah.

*[] Auto, Industrial Gas, or

Drilling Equipment Manufacturer

| certify the machinery, equipment, normal operating or replace-
ment parts are used or consumed in & manufacturing process as
described in NAICS 336111 (Automotive Manufacturing), or
325120 (Industrial Gas Manufacturing) to manufacture hydrogen of
the 2002 North American Industry Classifications Systems, or by a
driling equipment manufacturer as defined in Utah Code
§59-12-102.

*[] Pollution Control Facility
| certify our company has been granted a “Certification of Pollution
Control Facilities" as provided for by Utah Code §§19-12-101 -
19-12-305 by either the Air Quality Board or the Water Quality
Board. | further certify each item of tangible personal property
purchased under this exemption is qualifying.

*[] Steel Mill
| certify the rolls, rollers, refractory brick, electric motors or other
replacement parts will be used in the furnaces, mills or ovens of a
steel mill as described in Standard Industrial Classification (SIC)
3312.

*[] Municipal Energy

| certify the natural gas or electricity purchased: is for resale; is
prohibited from taxation by federal law, the U.S. Constitution, or the
Utah Constitution; is for use in compounding or praducing taxable
energy; is subject to tax under the Motor and Special Fuel Tax Act;
is used for a purpose other than as a fuel; is used by an entity
exempted by municipal ordinance; or is for use outside a municipali-
ty imposing a municipal energy sales and use tax. The normal sales
tax exemptions under Utah Code §58-12-104 do not apply to the
Municipal Energy Sales and Usa Tax.



*[] Short-term Lodging Consumables
| certify the tangible personal property is consumable items
purchased by a lodging provider as described in Utah Code
§59-12-103(1)(i).

*[] Direct Mail
| certify | will report and pay the sales tax for direct mail purchases
on my next Utah Sales and Use Tax Return.

*[] Caommercial Airlines
| certify the food and beverages purchased are by a commercial
airline for in-flight consumption; or, any parts or equipment
purchased are for use in aircraft operated by common carriers in
interstate or foreign commerce.

*[_] Commercials, Films, Audio and Video Tapes
| certify that purchases of commercials, films, prerecorded video
tapes, prerecorded audio program tapes or records are for sale or
distribution to motion picture exhibitors, or commercial televisicn or
radic broadcasters. If | subsequently resell items to any other
custemer, or use or consume any of these items, | will report any tax
liability directly to the Tax Commission.

*[] Alternative Energy
| certify the tangible personal property meets the requirements of
Utah Code §59-12-104 and is leased or purchased by or for an
alternative energy electricity production facility, a waste energy
production facility, or a facility that produces fuel from alternative
enargy.

*[] Locomotive Fuel
| certify this fuel will be used by a railroad in a locomotive engine.

*[] Research and Development of Alternative Energy

Technology
I certify the tangible personal property purchased will be used in
research and development of alternative energy technology.

*[] Life Science Research and Development Facility
| certify that: (1) the machinery, equipment and normal operating
repair or replacement parts purchased have an economic life of
three or more years for use in performing qualified research in Utah;
or (2) construction materials purchased are for use in the construc-
tion of a new or expanding life science research and development
facility in Utah.

*[] Mailing Lists
| certify the printed mailing lists or electronic databases are used to
send printed material that is delivered by U.S. mail or other delivery
service to a mass audience where the cost of the printed material is
not billed directly to the recipients.

*[] Semiconductor Fabricating, Processing or

Research and Development Material

| certify the fabricating, processing, or research and development
materials purchased are for use in research or development, manufac-
turing, or fabricating of semiconductors.

*[] Telecommunications Equipment,

Machinery or Software

| certify these purchases or leases of equipment, machinery, or
software, by or on behalf of a telephone service provider, have a
useful economic life of one or more years and will be used to enable
or facilitate telecommunications; to provide 911 service; to maintain
or repair telecommunications equipment; to switch or route
telecommunications service; or for sending, receiving, or transport-
ing telecommunications service.

*[] Aircraft Maintenance, Repair and Overhaul Provider
| certify these sales are to or by an aircraft maintenance, repair and
overhaul provider for the use in the maintenance, repair, overhaul or
refurbishment in Utah of a fixed-wing, turbine-powered aircraft that
is registered or licensed in a state or country outside Utah.

*[] Ski Resort
I certify the snow-making equipment, ski slope grooming equipment
or passenger rope-ways purchased are to be paid directly with
funds from the ski resort noted on the front of this form.

[ Leasebacks
| certify the tangible personal property leased satisfies the following
conditions: (1) the property is part of a sale-leaseback transaction;
(2) sales or use tax was paid on the initial purchase of the property;
and, (3) the leased property will be capitalized and the lease
payments will be accounted for as payments made under a financ-
ing arrangement.

[] Film, Television, Radio
| certify that purchases, leases or rentals of machinery or equip-
ment will be used by a motion picture or video production company
for the production of media for commercial distribution.

[ Prosthetic Devices
| certify the prosthetic device(s) is prescribed by a licensed
physician for human use to replace a missing body part, to prevent
or correct a physical deformity, or support a weak body part. This is
also exempt if purchased by a hospital or medical facility. (Sales of
corrective eyeglasses and contact lenses are taxable.)

[ Out-of-State Construction Materials

| certify this tangible personal property, of which | am taking posses-
sion in Utah, will be taken out-of-state and will become part of real
property located in a state that does not have sales tax, is taxed at
a lower rate, or does not allow credit for tax paid to Utah. | will report
the tax on my next Utah return at the lower of the Utah rate where
the tangible personal property was purchased or the rate of the
location where the tangible personal property is converted to real
property in the other state if the other state allows a credit for tax
paid to Utah.

[0 Agricultural Producer
| certify the items purchased will be used primarily and directly in a
commercial farming operation and qualify for the Utah sales and
use tax exemption. This exemption does not apply to vehicles
required to be registered.

[ Tourism/Motor Vehicle Rental

| certify the motor vehicle being leased or rented will be temporarily
used to replace a moter vehicle that is being repaired pursuant to a
repair or an insurance agreement; the lease will exceed 30 days;
the motor vehicle being leased or rented is registered for a gross
laden weight of 12,001 pounds or more; or, the motor vehicle is
being rented or leased as a personal household goods moving van.
This exemption applies only to the tourism tax (up to 7 percent) and
the short-term motor vehicle rental tax (Transportation Corridor
Funding - 2.5 percent) — not to the state, local, transit, zoo, hospital,
highways, county option or resort sales tax.

[ Textbooks for Higher Education

I certify that textbooks purchased are required for a higher educa-
tion course, for which | am enrolled at an institution of higher educa-
tion, and qualify for this exemption. An institution of higher educa-
tion means: the University of Utah, Utah State University, Utah
State University Eastern, Weber State University, Southern Utah
University, Snow College, Dixie State University, Utah Valley Univer-
sity, Salt Lake Community College, or the Utah System of Technical
Colleges.

* Purchaser must provide sales tax license number in the header on page 1.
NOTETO PURCHASER: You must notify the seller of cancellation, modification, or limitation of the exempticn you have claimed.
Questions? Email taxmaster @utah.gov, or call 801-297-2200 or 1-800-662-4335.



DocuSign Envelope ID: 7D2B0A67-D1DB-4A2C-81F1-2B1DECE261E6

ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For Office Use Only:
Hurricane, UT 84737 File No.

(435) 635-2811 Receipt No.

FAX (435) 635-2184
Silver Flats, LLC (Silver Flats) / Duane Fielding

435.668.0346

Name: Telephone:

Address: FO BOX 970271, orem, UT 84097 Fax No.

Agent (If Applicable): 1on 1ensen Telephone: 385.201.7848
Email: darwinf08@gmail.com Agent Email: jjensencm@gmail.com

Address/Location of Subject Property: ArDRs 000 S & SO N

Tax ID of Subject Property: H-3402 & H-3401-A Existing Zone District:

RA-1

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

R1-10

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

a. The name and address of every person or company the applicant represents;
X h. An accurate property map showing the existing and proposed zoning
" classifications;

c. All abutting properties showing present zoning classifications;

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

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

showing evidence that the applicant has control of the property

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

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

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



DocuSign Envelope ID: 7D2B0A67-D1DB-4A2C-81F1-2B1 DECE261E6

ZONE CHANGE APPLICATION (General Information)

PURPOSE

All lands within the City are zoned for a specific type of land use (single family residential,
multi-family, commercial, industrial, etc). Zoning occurs as a means to provide for a
relationship between various types of land uses which promotes the health, safety, welfare, order,
economics, and aesthetics of the community. Zoning is one of the main tools used to implement
the City’s General Plan.

WHEN REQUIRED

A zone change request is required any time a property owner desires to make a significant
change to the use of his/her land. The change may be from one zone density (say 1 acre lots) to
smaller lots (10,000 square foot lots). Or, it may be to an entirely different type of use, such as a
change from single family zoning to multiple family or commercial zoning. Since the zone
applied to your land limits what you can do, a rezoning application is typically the first step
toward a change.

REQUIRED CONSIDERATIONS TO APPROVE A ZONE CHANGE
When approving a zone change the following factors should be considered by the Planning

Commission and City Council:

1. Whether the proposed amendment is consistent with the Goals, Objectives and Policies of
the City’s General Plan;

2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;

3. The extent to which the proposed amendment may adversely affect adjacent property;
and

4. The adequacy of facilities and services intended to serve the subject property, including,

but not limited to roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection.

PROCESS
Contact the Planning Department for when the deadline for submission is. After it is deemed

complete, staff will review the request, and prepare a report and recommendation for the
Planning Commission. This will be reviewed at a public hearing where the applicant should
attend, present the project, and respond to questions from the Planning Commission. Since it is a
public hearing, members of the public may also have questions or comments. At the public
hearing the Planning Commission will review the application and staff’s report, and forward a
recommendation to the City Council of approval, approval with modifications, or denial the zone

change application.

Upon receipt of the Planning Commission recommendation, typically 1-2 weeks after the
Planning Commission action, the City Council will consider and act on the Commission’s
recommendation. The action of the City Council is final. If denied, a similar application
generally cannot be heard for a year.



DocuSign Envelope ID: 7D2B0A67-D1DB-4A2C-81F1-2B1DECE261E6

AFFIDAVIT
PROPERTY OWNER
STATE OF UTAH )
88
COUNTY OF )
I (we), , being duly sworn, depose and say that I (we) am (are) the

owner(s) of the property identified in the attached application and that the statements herein contained and the
information provided identified in the attached plans and other exhibits are in all respects true and correct to the best
of my (our) knowledge. 1 (we) also acknowledge that I have received written instructions regarding the process for
which I am applying and the Hurricane City Planning staff have indicated they are available to assist me in making
this application.

(Property Owner)

(Property Owner)

Subscribed and sworn to me this day of 20 .

(Notary Public)

Residing in:

My Commission Expires:

Agent Authorization

I (we), , the owner(s) of the real property described in the attached application,
do authorize as my (our) agent(s) to represent me (us) regarding the attached
application and to appear on my (our) behalf before any administrative or legislative body in the City considering
this application and to act in all respects as our agent in matters pertaining to the attached application.

(Property Owner)

(Property Owner)

Subscribed and sworn to me this day of 20

(Notary Public)

Residing in:

My Commission Expires:




STAFF COMMENTS

_Agenda Date: | 8/5/2021
__Application Number: | 2021-2zC-28
__Type of Application: | Zone Change
__Action Type: | Legislative

__Applicant: |_Silver Flats, LLC (Duane Ficlding)
__Agent: JonJenson
Request: | A Zone Change Request to an R1-10 Zone.

_ Location: 2100 Wand45008

~ Zoning: RI-8andRA-1
_ General Plan Map: | Single Family

Planning Commission Recommendation
The Planning Commission gave a positive recommendation with the following conditions

1. The applicant supply a utility plan
2. That any development is capped off at 4 units an acre max.

The motion passed four to three. Those that disagreed have provided a dissenting recommendation that
has been included.

Though it was not part of the official motion, the staff’s general impression of why the Planning
Commission recommended approval to the site was because the zone change complied with the General
Plan and the City has recently approved zoned changes in the surrounding area. The conditions were
recommended to help meditate those concerns.

Discussion:
The applicant is seeking zone change on 327 acres with a total proposed 1,470 units, seeking a zone of
RI1-10.

! R1-10 PDOs and Recreation Undeveloped, but Cordero has some approved plat
Resort and construction drawings, and Copper Rock and

- PR Romney Group have approved PDO Site Plans.
@ RA-1and R1-10 PDO | Undeveloped ;
ReA] i - S ~ Undeveloped and BLM Land

‘Undeveloped and BLM Land

The applicant’s plan proposes around 4.5 units an acre, where most of the R1-10 development have
about 3.5 units per acre. There is a possibility of density bonuses from sensitive lands and enhanced
features of the development if the applicant seeks a PDO. The applicant has not shown or requested any

8/5/2021 2021-ZC-28



density bonus within their site plan or application to support the increased density. R1-8 zoning would
support the proposed density.

Sensitive Lands
There are some steep slopes on the property and the applicant would likely need to submit a sensitive

land application for the project. We normally do not require a full sensitive lands application. Their site
plan does contain some slop area to keep as open space. Density limitation and transfers can be found at
the following link: 10-24-6 ( C) Density Limitation

Zone Change Criteria
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 this area as a future 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
densities for this land use include RI1-15, R1-10, RI-8, and R1 -6.

The applicant is proposing to keep everything as single family housing.

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

Response: Most of the area is undeveloped, but there are plans for development to the north of the
project with Copper Rock and Cordero, both single-family with a density similar to the proposed use.

3. Will the proposed amendment affect the adjacent property?
Response: Yes, it will have some impact on the area. There are a number of units proposed and it is over
a larger area. However, the City has planned for this type of use for the area. The City has typically

approved R1-10 zoning with a density cap of four units an acre for an overall development within new
developments for the arca. Both Copper Rock and Cordero have been approved at 4 or less units an acre.

4. Are public facilities and services adequate to serve the subject property?
Response: There are currently almost no services in the area. Copper Rock, Romney Group, and

Cordero are working to bring services to the area, but staff anticipates that it may be a number of years
until services are adequate to serve the proposed development. Hurricane City code states the following:

10-37-4: ADEQUATE PUBLIC FACILITIES:

8/5/2021 2021-ZC-28



Land shall be developed only where existing infrastructure is in place or will be timely provided to
service proposed development. The city may require an analysis to be completed to determine whether
adequate public facilities are available to service a development and whether such development will
change existing levels of service or will create a demand which exceeds acceptable levels of service for
roadways, intersections, bridges, storm drainage facilities, water lines, water pressure, sewer lines, fire
and emergency response times, and other similar public services. The city may disapprove a proposed
development if demand for public services exceeds accepted levels of service. No subsequent approval of
such development shall be given until either the developer or the city installs improvements calculated to
raise service levels to the standard adopted by the City. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

The City has generally interpreted this statement to not apply to zone change applications, but then
require a more detailed plan with subdivision plats. The City did require the Romney Group with Sand
Hollow Mesa to provide more detailed utility information for their PDO zone change. Any approval of
the proposed zone change needs to take into consideration the remoteness of the property and the
likelihood that it may take a few years before the property could do any groundbreaking without
considerable off-site improvements. Staff would recommend that the applicant supply a preliminary
utility plan for the project prior to approval.

Their proposed road alignments generally match the transportation master plan, which they will need to
comply with.

Findings:
Staff makes the following findings:

1. The proposed amendment is generally compatible with the current General Plan’s map and goals.
The proposed amendment is generally in harmony with the overall character of the proposed
surrounding development, but right now there is almost no development adjacent to the property.

3. The proposed amendment will have an impact on the area, but the City has anticipated about 4
units an acre in the area.

4. The services are currently not adequate for the development, and would only become adequate
after surrounding properties develop or the applicant install and construct significant offsite
improvements.

5. The application density does not comply with the underlying zoning as presented.

Recommendation: Staff recommends the City Council review this application and the zone change
based on standards and considers residents' comments. The current density does not comply with the
zoning, but the site plan is more for reference. The City should also consider the access to services for
the area before approval. Any approval should be a condition on filing a preliminary utility plan with the
City.

8/5/2021 2021-ZC-28



DISSENTING RECOMMENDATION OF THE HURRICANE CITY PLANNING

COMMISSION TO THE HURRICANE CITY COUNCIL

Application No. 2021-ZC-28;

Proposed zone change amendment request on 327 acres from RA-1,
residential agriculture one unit per acre, to R1-10, residential one unit per
10,000 square feet.

DISSENTING RECOMMENDATION

Three members of the Planning Commission recommend that the City Council DENY the
proposed zone change amendment for the reasons set forth below.

FINDINGS

The three Commissioners make the following findings in support of their
recommendation:
1. Public facilities and services are not adequate to serve the subject property. One of the
four required considerations for a zone change is whether public facilities and services
are adequate to serve the subject property.

a.

There are currently almost no services in this area, and staff anticipates that it may
be a number of years until services are adequate to serve the proposed
development.

Because of the several thousand units recently approved by the City Council south
of 3,000 South Street, the available electricity service to this area is not adequate
to support additional units without upgrading the City’s electrical infrastructure.
The north-south corridors between the subject property and the City Proper are
inadequate to support additional traffic that will result from increased density.
Specifically, the most direct route between the subject property and the City
center includes 700 West and 1100 West, both of which include large sections that
are narrow and lack sidewalks and normal right-of-way improvements to justify
the increased traffic. The completion of Highway 7/Southern Parkway will likely
reduce traffic somewhat on these inadequate roadways, but any diversion of
traffic to Highway 7/Southern Parkway would be insufficient to justify additional
traffic on these inadequate roadways.

It is recognized that other properties in this area have received zone changes.

This property is viewed differently for two reasons: (1) the subject property is
further south and thus further away from available utilities than any other property
recently granted a zone change and (2) as a result of recent developments,
facilities and services are now inadequate to support additional density in the area.

2. The proposed amendment is not harmonious with the existing development in the
vicinity. One of the four required considerations for a zone change is whether the
proposed amendment 1s harmonious with the overall character of existing development in
the subject property’s vicinity. The request seeks density higher than what has generally
been approved for the area and would therefore not be harmonious with surrounding
developments. The City has typically approved R1-10 zoning, but with a density cap of



four units an acre for an overall development. Both Copper Rock and Cordero
(developments in the area) have been approved at 4 or less units an acre. Although the
dissenting Commissioners recommend denial of the request, if the Council approves the
requested zone change, it is suggested that the approval include a cap of 4 or less units
per acre.

APPROVAL

This Dissenting Recommendation is made by Commissioner Dayton Hall and joined by
Commissioners Penny James-Garcia and Rebecca Bronemann.
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Legal Descriptions

Parcel: H-3402

Legal Description

S: 32 T. 425 R: 13W BEGINNING AT THE NORTHWEST CORNER OF SECTION 32, T42S, R13W, SLB&M,
RUNNING THENCE S88*56'39"E, 2581.65 FEET ALONG THE SECTION LINE; THENCE S1*08'27"W,
2633.59 FEET, THENCE S0*59'20"W, 135.16 FEET, THENCE N88*44'22"W, 2571.55 FEET TO A POINT ON
THE WEST LINE OF SECTION 32; THENCE N1*08'24"E, 135.16 FEET ALONG THE SECTION LINE TO THE
WEST 1/4 CORNER OF SECTION 32; THENCE N0*54'45"E, 2624.41 FEET TO THE POINT OF BEGINNING.

Parcel: H-3401-A

Legal Description

S:32T. 425 R: 13W BEING THE EAST 1/4 CORNER OF SECTION 32, T42S, R13W, SLB&M, RUNNING
THENCE $1*02'35"W, 2632.95 FEET ALONG THE SECTION LINE TO THE SOUTHEAST CORNER OF
SECTION 32; THENCE N88*52'46"W, 2637.92 FEET ALONG THE SECTION LINE TO THE SOUTH 1/4
CORNER OF SECTION 32; THENCE N88*59'25"W, 62.00 FEET ALONG THE SECTION LINE; THENCE
NOAS9'20"E, 2639.66 FEET TO A POINT ON THE EAST-WEST CENTER SECTION LINE; THENCE
$88"44'22"E, 62.00 FEET ALONG THE EAST-WEST CENTER SECTION LINE TO THE CENTER 1/4
CORNER OF SECTION 32; THENCE S88*44'22"E, 2640.43 FEET ALONG THE EAST-WEST CENTER
SECTION LINE TO THE POINT OF BEGINNING. TOG & SUBJ TO ROW
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PRELIMINARY PLAT APPLICATION

City of Hurricane Fee: $150.00
147 North 870 West For Office Use Only:__ O
Hurricane, UT 84737 File No. 2021 - PP- 2

(435) 635-2811 ReceiptNo. 0 o= AL |

FAX (435) 635-2184

Name: Jeff Andrus Telephone:
Address: 2306 E 3860 S, St. George, UT 84790 Fax No.
Email: jandrus@lrfpartners.com Agent Email:_toddgardner@alphaengineering.com

Agent (If Applicable): Alpha Engineering, Todd Gardner, P.ETelephone: (435) 628-6500

Address/Location of Subject Property: Located along Old Highway 91

Tax ID of Subject Property: H-HSU-4 Zone District: M-1

Proposed Use: (Describe, use extra sheet if necessary. Include total number of lots)

Proposed to construct a total of{1 7)5000 & 3000 S.F. industrial buildings.

Submittal Requirements: The preliminary plat application shall provide the following:

X 1. Description: In a title block located in the lower right-hand corner of the sheet the following is required:

X _a. The proposed name of the subdivision.

* b.  The location of the subdivision, including the address and section, township and range.

X c. The names and addresses of the owner or subdivider, if other than the owner.

X d.  Date of preparation, and north point.

X _e.  Scale shall be of sufficient size to adequately describe in legible form, all required conditions

of Chapter 39, City Subdivision regulations.
X 2. Existing Conditions: The preliminary plat shall show:

X a.  The location of the nearest monument.
* b.  The boundary of the proposed subdivision and the acreage included.
X _c.  All property under the control of the subdivider, even though only a portion is being

subdivided. (Where the plat submitted covers only a part of the subdivider’s tract, a sketch of
the prospective street system of the unplatted parts of the subdivider’s land shall be submitted,
and the street system of the part submitted shall be considered in light of existing Master
Street Plan or other Commission studies.)

* d. The location, width and names/numbers of all existing streets within two hundred (200) feet of
the subdivision and of all prior streets or other public ways, utility rights of way, parks and
other public open spaces, within and adjacent to the tract.

N/Ae.  The location of all wells and springs or seeps, proposed, active and abandoned, and of all
reservoirs or ponds within the tract and at a distance of at least one hundred feet (100" beyond
the tract boundaries.

x f Existing sewers, water mains, culverts or other underground facilities within the tract,
indicating the pipe sizes, grades, manholes and the exact locations,




N/A .

Existing Hurricane Canal Company facilities; other ditches, canals, natural drainage channels
and open waterways and any proposed realignments.

Contours at vertical intervals not greater than five (5) feet.

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.

Information on whether property is located in desert tortoise take area

X 3. Proposed Plan: The subdivision plans shall show:

X  a

X b

N/A c.

The layout of streets, showing location, widths, and other dimensions of proposed streets,
crosswalks, alleys and easements.

The layout, numbers and typical dimensions of lots.

Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for
use of property owners in the subdivision.

Easements for water, sewers, drainage, utilities, lines and other purposes.

Typical street cross sections and street grades where required by the Planning Commission.
(All street grades over 5% should be noted on the preliminary plat)

A tentative plan or method by which the subdivider proposes to handle the storm water
drainage for the subdivision.

Approximate radius of all center line curves on highways or streets.

Each lot shall abut a street shown on the subdivision plat or on an existing publicly-dedicated
street. (Double frontage or flag lots shall be prohibited except where conditions make other
design undesirable)

In general, all remnants of lots below minimum size left over after subdividing of a larger
tract must be added to adjacent lots, rather than allow to remain as unusable parcels.

Where necessary, copies of any agreements with adjacent property owners relevant to the
proposed subdivision shall be presented to the Planning Commission.

A letter from both the local sanitary sewer provider and culinary water provider indicating
availability of service.

Will this subdivision be phased? If yes show possible phasing lines.

A tentative plan or method for providing non-discriminatory access to the subdivision for
purposes of placement of communications infrastructure, and for purposes of placement of
utility infrastructure.

X 4. Required copies of plans:

X a

x b

Three copies of all full scale drawings
One copy of each drawing on a 11 x 17 inch sheets. (8 2 x 11 is acceptable if the project is
small and the plans are readable at that size).

5. Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property
NOTE: It is important that all applicable information noted above is submitted with the application.
An incomplete application will not be scheduled for Planning Commission consideration. A deadline
missed due to an incomplete application, could result in a month’s delay. Planning Commission
meetings are held on the second Thursday and fourth Wednesday of each month at 6:00 p.m. The
deadline to submit an application to be placed on an agenda is no later than 12:00 noon 10 full
business days before the Planning Commission meeting at which you plan for your application to be

heard.

ok ok ok ok ok ok ok ok ok ke ok ok ok oK ok ok ok o ok ok ok ok sk ok ke ok ok sk ok ok 3K ok oK OR oK ok ok ok ok ok sk ok ok ke ok ok ok ok sk ok sk ok ok ok kol ko ok sk ok ok ok e ok ok ok sk ok skl ok ok sk

Date Received:

(Office Use Only)

Application Complete: YES I__—]NO I:l

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

Agenda Date: | 8/5/2021
Application Number: | 2021-AFP-10
"'Ty-pe'b'quppl_ica_tj_igli: Amended Final Plat
Action Type: | Administrative
__ Applicant: | Jeff Andrus/Jasco Ind. Park

Agent:  Ryan Scholes
 Request: Approval of an Amended Final Plat
Location: 130 N Old Highway 91
~ General Plan Map: ' Business

Planning Commission Recommendation

The Planning Commission gave a positive recommendation on the application with the conditions that
the applicant comply with the items within this report, excluding the following

1. JUC Comment 1: “Would rather have a street over the utility lines.”
2. JUC Comment 2: “ Engineering: The development should be redesigned so that roadways are

over the utility line. Would gain useful property by putting the roadway over the utilities....Does
not love the layout.”

3. Staff Comments 2 and 3

Update: On June 23, 2021, the Planning Commission reviewed this application and gave the applicant
direction to come back with internal roadways dedicated to the public and to be built to Hurricane City
standards. The applicant has redrawn the plat, and has submitted it in the form of a preliminary plat

instead of an amended final plat. This is appropriate for the circumstance. Hurricane City Code states
that an amended final plat:

10-39-16: PLAT AMENDMENTS:

The procedure for consideration and approval of any addition, alteration, modification, or change to an
approved plat shall be substantially the same as is required for initial plat approval unless the Zoning
Administrator determines that such addition, alteration, modification, or other change does not
constitute a significant change from the intent or effect of the approved plat. (Ord. 2012-2, 4-19-2012)

The following is an updated report based on a review of the new proposed plat.

Discussion: The applicant has applied to amend the final plat for Hurricane Storage Units Partial
Amendment A (Lot 4), being presented at the preliminary plat for Hurricane Storage Industrial
Subdivision. The proposal is to subdivide the 10-acre lot into 17 lots.

JUC Comments

8/5/2021 2021-AFP-10



Construction drawings and improvements have been approved along highway 91. The applicant will
need to resubmit construction drawings for the proposed subdivision after preliminary approval.

1. Water: Will need to do all the water lines and make sure they are deeded to the City.
Water is already looped in the area. Would rather have a street over the utility lines.

2. Engineering: The development should be redesigned so that roadways are over the
utility line. Would gain useful property by putting the roadway over the utilities. Need to
continue the storm drain system from the north and south. Does not love the layout.

3. Sewer: Has a sewer line on the property, all facilities should be placed in public

roadways for this type of demand. It is an improvement over the last submission.

Fire: The improvement resolves their concerns.

Power: Power is in the area. Would rather have a street over the utility lines.

Gas: High-pressure line is in the area and needs to maintain proper easements.

Phone and Cable: Both are within the area.

P2 o

Staff Comments

—_—

9.

The lots currently meet M-1 Standards

There is concern about access and utilities to the site down the easements from many of the
utility companies and the City. Engineering is recommending that the project to be redesigned.
The easement located on the north is recommended to be fenced off and paved with gravel or
roadbase to ensure the maintenance of the easement. The JUC highly recommended redesigning
the layout so that a public ROW is placed over the utility lines in the north.

Because of the nature of this plat taking place in an approved subdivision, staff does not have a
concern about a few of the normal notes required for a preliminary plat, since this development
has already indicated geohazards and tortoise take area.

Letters have not been provided by the Hurricane City Water or Ash Creek Sewer about service
availability, but both are in the area.

The final plat will need to add an amendment note, outlining what is being changed to the final
plat, to meet the requirements of State Law.

Because of the new improvements, the applicant will need to turn in new construction drawings
for this development and have those approved by the JUC before staff can approve the final
amended plat.

If the plat is granted preliminary approval, staff anticipates handling it as a normal subdivision
plat, meaning that staff will act as the land use authority for the construction drawings and the
final plat.

Internal utility lines are not shown on the plat.

10. No preliminary storm system plan has been submitted as required.

Recommendation: Staff recommends the City Council review this application based on standards with
Hurricane City and State Code. Staff would recommend approval with the condition that the applicant
complies with the comments within this report. Staff would also recommend that the City Council
discuss with the applicant proper protection of the utility lines within the development.

8/5/2021 2021-AFP-10
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ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00

147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo, 2070 =€ -\
(435) 635-2811 Receipt No.

FAX (435) 635-2184
Name: 3( AN L C Telephone:

Address: 3(,S~ W ( Eggégq ggkéﬁ{ f@ U7 é%?ﬁfFax No.

Agent (If Applicable): _ Sen 4 St #p4 Telephone: 43547~ 496

Email: 350%353@22@ Yol 63 (7700, Agent Email: € S1477¢
Com

Addresstocatmn of Subject Property: /22 S 200 W/ %//‘/’/ La2E, U7

Tax ID of Subject Property: é/' ‘?Z "A_ ‘/’/4 ‘/ Existing Zone District: _( ;g

Proposed Zoning Distyict and reason for the request Descnbe use extra sheet if necessary)
Galg e Erom éﬁﬂ he able Fo busld

vt

2 Foumboms.

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

=

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

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

All abutting properties showing present zoning classifications:

An accurate legal description of the property to be rezoned:

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

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

=hEs S

=

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

delay.
sk ok o sk sk o sk et ok o s e s e sl ool ok o ok ook ok sl sl el o s Rl o o ok ok o ok ok
(Office Use Only)
Date Received: Application Complete: YES EI NO I:l

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

1
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STAFF COMMENTS

Agenda Date: | 5/20/2021

Appllcatlon Number 2021—ZC 11

Type of Appllcatlon Zone Change

Action Type: | Legislative

Applicant: | Sunnie LLC

Agent: Scott Stratton

Request: A zone change from General Commerc1al to Remdentlal
Mult1—Fam11y~

Location: | 100 S 200 W

Zonmg: General Commerc1al

General Plan Map: | Downtown

Planning Commission Recommendation

the Planning Commission recommended to deny this zone change application because of their positive
recommendation of 2021-LUCA-01, change would be a spot zone and would not comply with Hurricane
City Code at the time of application.

Discussion:

The applicant seeks to rezone their .23 acres of property from General Commercial to Residential
Multi-Family-3, 15 units an acre. The applicant is seeking to add three long-term rental units to the
property. The main concern from staff is that RM-3 typically requires a total zoned area of a single acre.
The applicant is requesting the zone change because they would prefer to do three long-term rentals
instead of several short-term rentals, which is allowed as a motel ues. Though generally, the housing
type is needed, and the Downtown area would be an appropriate location. The City has allowed RM-2
zoning in the area below the normal acre requirement based on the City code that treats existing
multi-family as RM-2 in the downtown area. However, that has not expanded to RM-3 zoning. ]

Highway Commercial/ Public =~ Residential (mix) with some commercial/ Fine
Facﬂltles ! Arts Center and Park

General Commerc1al Re51dentlal (mlx) w1th some commer(:lal use.

5/20/2021 2021-7C-11



- General Commercial and RM-1  Residential
- General Commercial | Residential

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

ik s

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

5/20/2021 2021-ZC-11



Response: The General Plan Map shows this area as the Downtown. The Downtown area should be an
area with various uses, including housing types, commercial use, and open space. The General Plan and
Moderate Income Housing Plan encourage higher density near RS-9. The first goal of the Moderate
Income Housing Plan states:
1. Encourage higher density or moderate income residential development near a major transit
investment corridor — SR-9 (Hurricane City 2019, p. 6)

Based on the last housing numbers, the City needs lower-income rental property. Though there is no
commitment from the property owner to maintain affordable rental levels, the zoning would tend to
provide more affordable housing. The following table is a summary of the numbers produced by the
Utah Department of Workforce Services for Hurricane.

Calculate the municipality's housing gap for the current year by entering the number of
moderate-income renter households, affordable and available rental units from TABLE 1 below:

2020 Shortage  Renter Affordable  Available Affordable Units Available Units
Household  Rental Rental - Renter - Renter
s Units Units Households Households

< 80% HAMFI 875 1,465 805 590 -70

<50% HAMFI 615 500 270 -115 -345

< 30% HAMEI 405 205 70 -200 -335

Totals: 1,895 2,170 1,145 275 -750

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

Response: Most of the area has a variety of uses, including multi-family, single-family, parks, and
commercial uses. The proposed zoning would be harmonious with the overall character of the area.

3. Will the proposed amendment affect the adjacent property?
Response: Yes, but the proposed development’s impact will be limited based on the property’s size.
4. Are public facilities and services adequate to serve the subject property?

Response: Yes, the service are adequate for the development. The property owner would be required to
upgrade the street and to local power services.

5/20/2021 2021-7C-11




Items to Considers

Though the General Plan and Moderate Income Housing Plan would allow for this type of development,
there are a couple of items to consider.

e Though the City needs additional housing, the City also needs commercial uses. Commercial
uses provide benefits in taxes that support the community and can also offer services that
residents enjoy. In addition, if the property becomes a motel/short-term rental use, that would
bring tourists right to the downtown area that would help support local business.

e RM-3 and RM-2 Zoning require a minimum of a single acre. The City has made exceptions for
RM-2 in the downtown area because non-conforming multi-family uses in the downtown area
are treated as RM-2.

e The Planning Department is asking for money to complete a downtown master plan this next
calendar year. This plan will recommend the different uses, standards, and amenities that the City
should focus on to redevelop the area.

e The Planning Commission has made a recommendation of a code change (2021-LUCA-01) that
would eliminate the minimum development size for RM-2 and RM-3 in the downtown area, and
would allow multi family as a conditional use for in the downtown area for vacant property

Findings:
Staff makes the following findings:

1. The proposed amendment is generally compatible with the current General Plan Map’s goals and
policies and may provide more affordable housing options.

2. The proposed amendment is generally in harmony with the overall character of the existing and
proposed development. However, there is no other RM-3 zoning in the area.

3. The proposed amendment will have minimal impact on the area.

4. Yes, the services are adequate for the development.

5. The zone size would not comply with the minimum acre standard that is currently required by

Hurricane City code.

Recommendation: Staff recommends the City Council review this application and the zone change
based on standards and considers residents' comments. Staff recommends that the Planning Commission
consider the findings and the other consideration for the proposed zone change. If the Planning
Commission wants to approve the zone change, the Planning Commission should also make a
recommendation for changing the code.

5/20/2021 2021-ZC-11



March 19 2021

Hurricane City Planning Commission
147 North 870 West
Hurricane, Utah 84737

Dear Planning Commission:

We live a crossed the street from 122 South 200 West at 220 West 100 South and own a trailer
park at 237 West State Street.

We do not like the proposal of putting townhouse on the lot at 122 South 200 West.

Not good idea, more cars backing out of garages onto busy 100 South with high school student
on foot and in cars.

Town houses would sure look out of place.

We had similar idea:
Reason we didn't ask for zone change.

1. We are content.
2. We like our neighbors.
3. Buildings would change neighbor hood.

If zoning is changed.
We probably will be in with hat in hand, asking for one of these things:

1. Build 3 homes.

2. Build as many town houses as possible.
3. Apartment house.

4. Add to trailer park.

We most like will be saying

You let them.

Not fair.

Why?

And all of the other things heard before.

_ 7

i\
[w‘ML&" }b [L%LZL
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Thank you:

Burton and Anna Sant



PRELIMINARY PLAT APPLICATION

City of Hurricane Fee: $150.00

147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo. 202 1-BP-| S
(435) 635-2811 Receipt No.

FAX (435) 635-2184
Name: s Mounlein &Q‘Qgﬁéi Enlorfrises LLC Telephone:
Address: 250, I 200 W/ Fax No.
Email: Agent Email:__§ 01 Y91 Q;‘/. Co/71
agent tf Applicabtey: Seotf St tHon Telephone: ¢/3S ~o7-490(
Address/Location of Subject Property: (Zﬁm,f & 01t p230008 04

1100 () Hucricors, UT

' Portof - 23a4- 8~/ port oF rezor.
Tax ID of Subject Property: - 339-J-| #-3394- // _Zone District:

Proposed Use: (Describe, use extra sheet it necessary. Include total number of lots) 7(‘/) (",( () / 9@
aoen Lor Lowonhgmes.

Submittal Requirements: The preliminary plat application shall provide the following:

1. Description: In a title block located in the lower right-hand corner of the sheet the following is required:
1) a.  The proposed name of the subdivision.
b.  The location of the subdivision, including the address and section, township and range.

~ ¢ The names and addresses of the owner or subdivider, if other than the owner.

v~ d. Date of preparation, and north point.

v~ e Scale shall be of sufficient size to adequately describe in legible form, all required conditions
of Chapter 39, City Subdivision regulations.

2. Existing Conditions: The preliminary plat shall show:

L~ _a  The location of the nearest monument.

L~ b, The boundary of the proposed subdivision and the acreage included.

v ¢ All property under the control of the subdivider, even though only a portion is being
subdivided. (Where the plat submitted covers only a part of the subdivider’s tract, a sketch of
the prospective street system of the unplatted parts of the subdivider’s land shall be submitted,
and the street system of the part submitted shall be considered in light of existing Master
Street Plan or other Commission studies.)

v d.  The location, width and names/numbers of all existing streets within two hundred (200) feet of
the subdivision and of all prior streets or other public ways, utility rights of way, parks and
other public open spaces, within and adjacent to the tract.

" e.  The location of all wells and springs or seeps, proposed, active and abandoned, and of all
reservoirs or ponds within the tract and at a distance of at least one hundred feet (100') beyond
the tract boundaries.

o f.  Existing sewers, water mains, culverts or other underground facilities within the tract,

indicating the pipe sizes, grades, manholes and the exact locations.



Existing Huwrricane Canal Company facilities; other ditches, canals, natural drainage channels
and open waterways and any proposed realignments.

Contours at vertical intervals not greater than five (5) feet.

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.

_\é ] Information on whether property is located in desert tortoise take area

a=

RS

—

3. Proposed Plan: The subdivision plans shall show:
The layout of streets, showing location, widths, and other dimensions of proposed streets,
crosswalks, alleys and easements.
The layout, numbers and typical dimensions of lots.
Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for
use of property owners in the subdivision.
Easements for water, sewers, drainage, utilities, lines and other purposes.
Typical street cross sections and street grades where required by the Planning Commission,
(All street grades over 5% should be noted on the preliminary plat)
A tentative plan or method by which the subdivider proposes to handle the storm water
drainage for the subdivision.
Approximate radius of all center line curves on highways or streets.
Each lot shall abut a street shown on the subdivision plat or on an existing publicly-dedicated
street. (Double frontage or flag lots shall be prohibited except where conditions make other
design undesirable)
In general, all remnants of lots below minimum size left over after subdividing of a larger
tract must be added to adjacent lots, rather than allow to remain as unusable parcels.
Where necessary, copies of any agreements with adjacent property owners relevant to the
proposed subdivision shall be presented to the Planning Commission.
A letter from both the local sanitary sewer provider and culinary water provider indicating
availability of service.
Will this subdivision be phased? If yes show possible phasing lines.
A tentative plan or method for providing non-discriminatory access to the subdivision for
purposes of placement of communications infrastructure, and for purposes of placement of
utility infrastructure.

=+

BN NN

S
AN

4. Required copies of plans:
a.  Three copies of all full scale drawings
b.  One copy of each drawing on a 11 x 17 inch sheets. (& 2 x 11 is acceptable if the project is
small and the plans are readable at that size).
5. Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property
NOTE: It is important that all applicable information noted above is submitted with the application.
An incomplete application will not be scheduled for Planning Commission consideration. A deadline
missed due to an incomplete application, could result in a month’s delay. Planning Commission
meetings are held on the second Thursday and fourth Wednesday of each month at 6:00 p.m. The
deadline to submit an application to be placed on an agenda is no later than 12:00 noon 10 full
business days before the Planning Commission meeting at which you plan for your application to be

heard.

ok e ook ok s ko sl sk sk ok st stk skl sk ot sk ok sk R ok ok s e ok s Rk R ok Rk R kR R Rk Rk K
(Office Use Only)

Date Received: Application Complete: YES I:INO D

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



City of Hurricane

Water Department
Ken Richins, Superintendent

March 1, 2021

To Whom It May Concern:

A will serve letter has been requested for the Bench Lake Townhomes located at 1100 W 3100 S
in Hurricane, Utah.

Yes, we do have culinary water in the area of 1100 W 3100 S in Hurricane, Utah.

A hydraulic water study may be required to ensure the waterline will deliver the required fire
flows. A looped water system may be required

Sincerely,

“Hurricane City Water

646 West 600 North = Hurricane, UT = 84737
Phone: [435) 635-9442 « Fax: (435) 635-2616
WEB: www.cityofhurricane.com
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STAFF COMMENTS

Agenda Date: | 6/17/2021
Application Number: | 2021-PP-15
Type of Application: | Preliminary Plat Application
Action Type: | Administrative
Applicant: | Blue Mountain Property Enterprises LLC
Agent: | Scott Stratton
Request: | Approval of a Preliminary Plat

Location: | 1100 W South of 3000 S

Zoning: RM-2
General Plan Map: Planned Community West of 1100 W and Rural Residential East of
1100 W.

H'33947A9) [HE33347ATS)

15

Planning Commission

4

Recommendation

The Planning Commission gave a positive recommendation with the condition that if staff concludes
that the site needs a sensitive lands applicant that the application is moved back to the Planning
Commission for review of the plan.

6/17/2021 2021-PP-15



Discussion: The applicant is seeking a preliminary plat for 21.96 Acres for 172 townhome units. The

property is zoned RM-2, which allows for up to 10 units an acre. The project density is at 7.83 units an
acre.

Sensitive Lands

The applicant did not provide contour lines on the proposed preliminary plats as required. However,
when Rock View (property just south of this development) submitted their sensitive lands application,
their contour map showed steep sloops on the east section of this proposed subdivision as shown below.
It is likely that the applicant will need to submit a sensitive land application before it may be approved.
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The requirements for when a property needs to submit a sensitive lands application for hillsides is as
follows:

10-24-5: HILLSIDES AND RIDGE AREAS:

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

1. Slopes over ten percent (10%) which are:

a. Identified through computer generated programs capable of calculating slopes on topographic
maps prepared with two foot (2') contour interval accuracy; or

b. Established by profile lines drawn perpendicular to contour lines at intervals no greater than
one hundred fifty feet (150') apart, when the slope, measured along any one hundred foot (100') segment
of the profile line is ten percent (10%) or greater. (See section [0-24-9, appendix diagram A, of this
chapter.)

c. A slope shall be subject to this chapter only when a contiguous identified area of ten percent
(10%) or greater exceeds two (2) acres, or if the site is less than one acre and the entire site is ten
percent (10%) or greater.

2. Lands located within one hundred (100) vertical feet of a ridgeline measured perpendicular from
the ridgeline; and

3. Lands located within one hundred feet (100') of an edge of a bluff.

JUC Comments
The following items will need to be addressed:

Sewer: A sewer line will need to be brought up from 3000 S to serve the project.

Water: Will need to provide a water model for the development

Fire: May need to sprinkle the development based on response times.

Engineering: Need to do improvements on 1100 W in this area. Including a 12’ trail. The property
is really steep, they will need to look at drainage. They will need to provide roadway access to
neighboring properties, including Rock View that has stub along their east boundary (shown above).
Power: Power is in the area, will need to redline the plan.

6. Other Utilities: Gas is not in the area.

£ W0 B —

wn

Staff Comments: Preliminary Plat
1. The lot layout and sizes comply with zoning standards. Buildings will need to be setback 20 ft
apart. Ensure RM-2 Setbacks are met.

a. Distance Between Buildings: 20’
b. Front Setback: 25’

c. Rear: 10°

d. Side: 10’

&

Street Side: 20’

6/17/2021 2021-PP-15



The development meets the overall density standard for RM-2

The plat does indicate the property is not in a desert tortoise take arca.

The plat identifies potential geotechnical constraints on the project site.

The applicant will need to complete 1100 W that goes between the development and their half that

is adjacent to all other sections. This will include utilities, curb, gutter, asphalt, tail, and sidewalk.

The 1100 W cross-section is not shown on the plat, nor is the 52” cross-section as required.

The applicant has not provided a letter from the local sanitary sewer provider (Ash Creek) but has

provided a letter from Hurricane Water Department indicating service availability.

8. The applicant needs to show the location, width, and names/numbers of all existing streets within
two hundred feet (200" of the subdivision and of all prior streets or other public ways, easements,
utility rights of way, parks, and other public open spaces, within and adjacent to the tract.

9. The applicant has proposed a tentative plan or method by which the subdivider proposes to handle
the stormwater drainage for the subdivision, provided two stormwater facilities.

10. The plat does show phasing lines, though on page three those labels seem to be missing.

11. The applicant needs to provide connectivity to the south to connect to Rock Views stubbed road on
Page 3 as shown on the plat above. The applicant will also need to stub into the property to the
south for the plat on page 2. For Page 2, staff would recommend that the west roadway should stub
both into the north and south.

12. The applicant needs to submit contour lines so staff can review if a sensitive land application would

be required.

R

ol

Recommendation: Staff recommends the Planning Commission review this application based on
standards with Hurricane City Code. Staff is reviewing the updated paperwork to determine if sensitive
lands would be required.

6/17/2021 2021-PP-15
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AREA, SF | ACRES ANALYSIS
1] 707136| 16.23 16.23
2 28532 0.66 0.66
3 17576 0.40 1.06
4 24628| 0.57 1.62
5 10688| 0.25 1.87
6 18584 0.43 2.30
7 36694| 0.84 3.14
8 20090 0.6 3.60
9 17842 0.41 4.01
10 13384 0.31 4.32
11 14842 0.34 0.34
12 5293 0.12 0.46
13 5401 0.12 0.59
14 6413 0.15 0.73
15 676| 0.02 0.75
16 1972 0.05 0.79
17 1907| 0.04 0.84
18 1111 0.00 0.84
19 354 0.01 0.85
20 1512 0.03 0.88
21 271 0.01 0.89
22 1531] 0.04 0.92
21.47

76%

11TO 19%

ABOVE 20%

10
2.32
2,11
1.94
1.66
1.55
1.45
1.37
1.29
1.22

162.336
1.519621
0.851367
1.096838
0.407293
0.661266
1.221441
0.631856
0.528373
0.374859

165.629



PDO

ZONE CHANGE APPLICATION

City of Hurricane Fee: $500.00
147 North 870 West For Office Use Only:
Hurricane, UT 84737 FileNo. 202\-2C- {D

(435) 635-2811 Receipt NoP ‘“_ ! 61(9 C"f q

FAX (435) 635-2184

Name: (37[0/‘/)7 /‘ é é() Telephone: L/&Y - 4/6 /- 4/?%

Address: 3{ QS’M{ ( !Q[Z&/‘{ rﬁl/é(kﬂz [4 z ée Z%ﬁ‘ax No.
Agent (If Applicable): ?(‘(‘) 7"1[ S/'}’?;ULKOﬂ Telephone: "7455 ’é/é Zﬁ%?

Email: Agent Email:,xa&m&wmom

Address/Location of Subject ;’/mperty: l— O‘P /r)/ W /ZGD .S A/f,; N = izb 1%( /7@,
L~/28 1 J 015

Tax ID of Subject Property: _//-L —/-ij Existing Zone District: =

Prposed Zoning Dlstrlct and reason for the request (Describe, use extra sheet if necessary)
' 3¢ dad e/ dyrels, rlay (FO) suer percels
,r,l L-1-P=) +HG)~I~2 -8 curren / umed as zwa whill, Wl a//o.w 15 Jots twithie SHIS
Suddl., ollow He [ofs o el 40 Kt Lowerb w/a’gé[e Shals of My Sensitiie hilside-
arce, § allbow for He /fots Lo layoust actordsy 1/ 7 Fhe fow;é’ﬂ’ el

Submittal Requirements: The zone chaiige application shalt'provide the followmg

iy The name and address of every person or company the applicant represents;
. An accurate property map showing the existing and proposed zoning
classifications;

l/ C. All abutting properties showing present zoning classifications;
o d. An accurate legal description of the property to be rezoned,;
L e. Stamped envelopes with the names and addresses of all property owners within
i 250 feet of the boundaries of the property proposed for rezoning.
f Warranty deed or preliminary title report or other document (see attached Affidavit)

showing evidence that the applicant has control of the property

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

delay.
sk sk s ok sk s ofe e sk sbeode o ok sfe o o sfe s sdeohe e sl e e sk sheoke sk she sk s sk sk sk sk sk sk ok e sk sk e ke s sl sk ok ok sk ok sk sk ok ok otk ok sk st ok skok e ok ok o sk ke sk ok sk skl ko ok
(Office Use Only)
Date Received: Application Complete: YES D NO |:|

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

1



ZONE CHANGE APPLICATION (General Information)

PURPOSE

All lands within the City are zoned for a specific type of land use (single family residential,
multi-family, commercial, industrial, etc). Zoning occurs as a means to provide for a
relationship between various types of land uses which promotes the health, safety, welfare, order,
economics, and aesthetics of the community. Zoning is one of the main tools used to implement
the City’s General Plan.

WHEN REQUIRED

A zone change request is required any time a property owner desires to make a significant
change to the use of his/her land. The change may be from one zone density (say 1 acre lots) to
smaller lots (10,000 square foot lots). Or, it may be to an entirely different type of use, such as a
change from single family zoning to multiple family or commercial zoning. Since the zone
applied to your land limits what you can do, a rezoning application is typically the first step
toward a change.

REQUIRED CONSIDERATIONS TO APPROVE A ZONE CHANGE
When approving a zone change the following factors should be considered by the Planning
Commission and City Council:

1. Whether the proposed amendment is consistent with the Goals, Objectives and Policies of
the City’s General Plan;

2. Whether the proposed amendment is harmonious with the overall character of existing
development in the vicinity of the subject property;

3. The extent to which the proposed amendment may adversely affect adjacent property;
and

4. The adequacy of facilities and services intended to serve the subject property, including,

but not limited to roadways, parks and recreation facilities, police and fire protection,
schools, storm water drainage systems, water supplies, and waste water and refuse
collection.

PROCESS

Contact the Planning Department for when the deadline for submission is. After it is deemed
complete, staff will review the request, and prepare a report and recommendation for the
Planning Commission. This will be reviewed at a public hearing where the applicant should
attend, present the project, and respond to questions from the Planning Commission. Since it is a
public hearing, members of the public may also have questions or comments. At the public
hearing the Planning Commission will review the application and staff’s report, and forward a
recommendation to the City Council of approval, approval with modifications, or denial the zone
change application.

Upon receipt of the Planning Commission recommendation, typically 1-2 weeks after the
Planning Commission action, the City Council will consider and act on the Commussion’s
recommendation. The action of the City Council is final. If denied, a similar application
generally cannot be heard for a year.



STAFF COMMENTS

Agenda Date: | 6/17/2021

Appllcatlon Number 2021 ZC 18

Type of Apphcatlon: ' Zone Change

ACthll Type: Leglslatwe

Appllcant Stormi LLC

Agent Scott Stratton

Request: A PDO Request

Location' 1100 W and 3000 S

Zoning: RI-15

General Plan Map | Rural Re51dent1al

Planning Commission Recommendation

The Planning Commission gave split recommendations on approval of the attached PDO and site plan.
The first motion was to approve the proposed PDO with the condition that the applicant provides a
roadway and utility connection to the north. That motion failed in a three to three vote. The Planning
Commission then motion to send a split recommendation to the City Council regarding the roadway
connection to the north, with half the commission supporting the roadway to be connected to the north
and the others supporting the application as presented.

Discussion:

The applicant is seeking a PDO on these 10.881 acres, but maintains the underlying zoning. The reason
the applicant is seeking the PDO is for additional flexibility with lot sizes and sensitive land
requirements for the property.

R1-10 and R1-15 - Some developed neighborhoods and undeveloped

parcels
RA-1 and R1-15 ‘ Chffs and undeveloped property
R1-15 Smgle Fan:uly Homes

6/17/2021 2021-72C-18



v R1-10 Single Family Homes

Density
Density within a PDO is determined by calculating the base density of the underlying zone.

10-23-8: DENSITY:

A. Base Density: Base density for a planned development shall be determined as set forth in
subsection B of this section. Provided, however, that base density shall not exceed the density permitted
in the underlying zone in which the planned development will be situated.

B. Base Density Calculation: Base density shall be determined by calculating the number of dwelling
units that could be developed on lots in a conventional subdivision under the provisions of the
underlying zone where the planned development will be located (referred to as the "yield plan").

1. The yield plan shall be prepared as a conceptual plan based on requirements of this code that
pertain to a conventional subdivision and shall reflect the dimensional (lot area, frontage, width,
setbacks, etc.) and other standards of the underlying zone in which the proposed planned development
will be located.

2. The yield plan shall take into consideration the site's natural and cultural features as shown on a
natural resource inventory prepared for the property and shall demonstrate that sensitive lands identified
in the natural resource inventory can be successfully included within open space areas or as part of
residential lots without disturbing the health or safety of present or future city residents. At least
one-half (!/,) of the minimum area required for each lot shall be exclusive of wetlands, floodplains, and
slopes exceeding thirty percent (30%).

3. The yield plan shall be drawn to scale, but need not be based on a field survey. Each yield plan
shall, however, exhibit a realistic layout reflecting a development pattern that could reasonably be
expected to be implemented, taking into account the presence of wetlands, floodplains, steep slopes,
existing easements and other encumbrances on the property identified by the natural resource inventory
and the requirements of this title, and any other regulatory requirements applicable to the property.

The current underlying zone is R1-15, which is typically 2.35 units an acre. This means that max base
density would be around 25 units for a perfectly flat parcel. The current proposal is 18 units. This
limitation is due to the shape of the parcel and the sensitive lands. The application has smaller lots on the
west side of the road and larger lots on the easts side of the road against the cliffs.

Sensitive Lands
There are steep slopes on the property and the applicant would likely need to submit a sensitive land
application for the project. The following is how you calculate density on projects with steep hillsides:

10-24-6: HILLSIDES AND RIDGE AREAS; GENERAL DEVELOPMENT STANDARDS:

6/17/2021 2021-72C-18



C. Density Limitations:

1. The maximum number of units allowed within a project site shall not exceed the lesser of the
following:

e
,-.ﬂﬂ‘lu .. 3
AT ‘

»

3

a. The maximum units allowed by the existing zone district on the project site, plus any bonus
allowed by subsection D of this section;

6/17/2021 2021-ZC-18



b. The maximum number of units resulting from the application of the minimum lot size standards
of subsection B of this section, plus any bonus units allowed by this chapter; and

c. The maximum number of units allowed by the general plan, plus any bonus units allowed by
this chapter.

2. To determine the maximum number of allowed units for a project as limited by subsection CI of
this section, the following methods shall be applied.

a. The maximum density of a zone district is calculated as follows:

(1) When all proposed streets are known, the acreage of the total project site shall be reduced
by the acreage of existing and proposed streets. This resulting net acreage factor is converted to total
square feet and is then divided by the minimum parcel size in single-family zone districts to yield the
number of permitted dwelling units. In multiple-family districts the total net acreage shall be divided by
the allowed number of units per acre as prescribed by the applicable zone district.

(2) When the acreage of proposed streets has not been determined, the total acreage of the
project site shall be reduced by twenty percent (20%) to accommodate streets, and the resulting net
acreage factor is converted to square feet and then divided by the minimum parcel size in single-family
zone districts to yield the number of permitted dwelling units. In multiple-family districts the total net
acreage shall be divided by the allowed number of units per acre as prescribed by the applicable zone
district.

Example 1 - Acreage of streets is known:

RI1-10zone

Total site acres = 100 net acres (not including street acreage)

100 acres x 43,560 square feet = 4,356,000 square feet total

4,356,000 square feet divided by 10,000 square foot lots = 436 lots

Example 2 - Acreage of streets is unknown:

RI-10zone

Total site acres = 100 acres

100 acres x .80 = 80 net acres

80 x 43,560 square feet = 3,484,800 square feet total

3,484,800 square feet divided by 10,000 square foot lots = 348 lots

6/17/2021 2021-ZC-18




b. Ifdensities are calculated using the minimum lot size provisions of subsection B of this section,
the total net acreage of each slope category shall be divided by the allowed minimum parcel size of the
applicable slope category. Total net acreage shall be determined by reducing total acreage within a
slope category by the acreage of existing and proposed streets, or by the twenty percent (20%) street
Jactor using the applicable method of either subsection C2a(1) or C2a(2) of this section. The minimum
parcel size allowed by the applicable slope category shall then be divided into the net acreage to
determine the dwelling unit yield for the slope category. This calculation shall be done for each slope
category of ten percent (10%) or greater on the project site to determine the total allowable number of
dwelling units on the project site.

c. The general plan densities noted on the future land use map shall be gross densities. Therefore,
the maximum number of units permitted by the general plan is determined by dividing the total acreage
of the project site (including the acreage of proposed streets if known), by the maximum density (units
per acre) as allowed by the applicable general plan land use category.

3. Any proposed rezoning in sensitive land areas shall be consistent with the general plan and the
densities shown on the fiture land use map.

4. If the planned development overlay zone is applied, density may exceed the base zone density to
the extent allowed in chapter 23 of this title, subject to provisions therein. However, if the density
transfer option noted in subsection D of this section is requested in combination with the density bonus
provisions of chapter 23 of this title, the combination of planned development and density transfer
bonuses shall not exceed twenty five percent (25%).

D. Density Transfer: A density transfer from steep slopes (generally greater than 20 percent) and
ridge areas to moderate slopes (generally less than 20 percent) on or off-site is encouraged and allowed
through the processing of a planned development, providing the purposes of this chapter and the general
plan are maintained. A density transfer bonus may be allowed as follows.:

Slope Bonus Factor’
10-14% 125
15-20% 1.50
21-25% 2.00
26-29% 2.50
30% or greater No bonus is permitted, but density may be transferred at a
rate of 1 dwelling unit for each 10 acres

6/17/2021 2021-7C-18




Note:

1. The allowable transfer including the bonus shall be determined by multiplying the density
allowed based on the percent of slope as provided in subsection B of this section by the bonus factor.
(Example: In a 26 percent slope area, based on an estimated net density of 0.89 units per acre, applying
the bonus [0.89 units per acre x 2.5 bonus factor] a total of 2.23 units per acre of 26 percent slope area
may be transferred.)

Transferring property from the steeper slopes on the east and to the lesser slops on the west is allowed
and encouraged with density bonuses by the code. A full sensitive lands plan has not been submitted for
the property and staff can’t confirm if the lots along the east would comply with minimum lot sizes
without a full sensitive lands application. Any approval of the PDO would need to be contingent that the
properties would meet the zoning standards.

Other Site Consideration

There are a few site considerations in addition to the comments listed above. One of the main concerns
is about the cul-de-sac on the north end of the proposed development. The property north of the project
currently does not have proper access to the lot. By doing a cul-de-sac on the north end of the
development may prohibit property owners to the north of the development from future development of
their property. Generally, staff would recommend that a future 160 W roadway be developed from 1330
S to 1000 S as shown below. This roadway would connect all these parcels together and provide good
connectivity in the area. Hurricane’s subdivision code 10-39-11 gives the City the authority to require
the connection.

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.

The other concern is the old Hurricane canal located on the west boundary of the property. This old
canal serves as an important storm drain system and historical feature of the community.

6/17/2021 2021-2C-18



(Possible Future Roadway)
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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: The_ General Plan Map shows this area as future 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
densities for this land use include R1-15, R1-10, R1-8, and RI-6.

The proposal does meet the general criteria for the plan and remind the same density for an R1-15

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

Response: Most of the area is currently developed with quarter-acre lots. The proposed lot sizes and
overall density would be harmonious with the surrounding development.

3. Will the proposed amendment affect the adjacent property?

Response: Yes, it will have some impact on the area. The proposal does add lots behind existing homes
but is zoned for the proposed density. The biggest impact the development will have is on the viability
of development to the north. Without the road and other utilities connecting to the north of the property,
owners may not be able to fully develop their property based on the zoning.

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

Response: Generally there are services in the area that are adequate to serve the property. Most services
will need to be further developed as part of the development, but they are in the area.

Findings:
Staff makes the following findings:

l. The proposed amendment is generally compatible with the current General Plan’s maps and
goals.

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

3. The proposed amendment will have an impact on the area, but services and roadways are
planned to handle this type of growth. The applicant will need to provide roadway and utility
connections to the north.

4. The services are adequate for the development.
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Recommendation: Staff recommends the City Council review this application and the zone change
based on standards and considers residents' comments. Staff recommends approval with the following
conditions:
1. That the roadway and utilities are stub to the property to the north
2. That the applicant submit a full Sensitive Lands Application with the preliminary plat and that
the preliminary site plan shall be modified as needed to comply with Hurricane City Code 10-24
Sensitive Lands
3. That the applicant complies with all other aspects of the Hurricane City Code.
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