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Hurricane Planning Commission Meeting
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February 10, 2022
6:00 PM

Hurricane City Offices 147 N 870 W, Hurricane
Notice is hereby given that the Hurricane City Planning Commission will hold a Regular 
Meeting commencing at 6:00 p.m. in the Hurricane City Offices 147 N 870 W, Hurricane, 
UT. 
Meeting link: 
https://cityofhurricane.webex.com/cityofhurricane/j.php?MTID=me42b4eb65609e35eb0e0664c
925c9dbc
Meeting number:2632 882 4836
Password:HCplanning
Host key:730111
Join by phone+1-415-655-0001
Access code: 2632 882 4836
Host PIN: 9461
A roll call will be taken, along with the Pledge of Allegiance and prayer and /or thought by 
invitation. Details on these applications are available in the Planning Department at the City 
Office, 147 N. 870 West

6:00 p.m. - Call to Order 
Public Hearings
 1. A Zone Change Amendment request located north of 3000 S and west of 2100 W to amend the 

zoning boundary on 160 acres already approved as R1-10 PDO, planned development overlay, 
and M-1 zone, light industrial, from 26.7 acres of M-1 to 31.83 acres of M-1 with the remainder 
remaining R1-10 PDO, Parcel number: H-3373-NP. Molly's View LLC Applicant. Richard Wedig 
Agent. 

New Business
 1. 2022-ZC-04: Discussion and consideration of a recommendation of approval of 

a Zone Change Amendment request located north of 3000 S and west of 2100 W to amend the 
zoning boundary on 160 acres already approved as R1-10 PDO, planned development overlay, 
and M-1 zone, light industrial, from 26.7 acres of M-1 to 31.83 acres of M-1 with the remainder 
remaining R1-10 PDO, Parcel number: H-3373-NP. Molly's View LLC Applicant. Richard Wedig 
Agent. 
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 2. 2022-CUP-03: Discussion and consideration of approval of a conditional use permit 
for an accessory building of greater size and height located at 1458 S 700 W. 
Andrew Hathaway Applicant.

 3. 2022-PP-04: Discussion and consideration of a recommendation for a preliminary 
plat for Gateway at Sand Hollow Commercial, a 6 lot commercial subdivision, 
located between SR-9 and Sand Hollow Road. Western MTG and Realty Co 
Applicant. Brent Moser Agent.

 4. 2022-AFP-01:Discussion and consideration of a recommendation of an amended 
final plat for Pioneer Estates Lot 5 located at 252 S 1430 W. Pat Stone Applicant

 5. 2022-PSP-03: Discussion and consideration of approval of a preliminary site plan 
for Sand Hollow Mancaves located at the northeast corner of Sand Hollow Road 
and Abbey Road. Dixie Man Caves LLC Applicant. Jason Miller Agent

2022-PP-08 : Discussion and consideration of a recommendation of approval of a preliminary 
plat for Sand Hollow Mancaves located at the northeast corner of Sand Hollow Road and Abbey 
Road. Dixie Man Caves LLC Applicant. Jason Miller Agent 

 6. 2022-PP-07: Discussion and consideration of a recommendation for a preliminary 
plat for Desert Bloom, a 576 lot subdivision located at approximately 600 S 3500 W. 
D. R. Horton Applicant. Adam Allen Agent.

 7. 2022-PP-08: Discussion and consideration of a recommendation for a preliminary 
plat for Elim Estates, a 135 lot subdivision located at approximately 1400 S 4300 W. 
Bright Ideas REI Applicant. Adam Allen Agent.

Planning Commission Business:
 1. City Council Recap
 2. Water Conservation
 3. Planned Commercial
 4. Accessory Dwelling Units
 5. Site Plan Design
Approval of Minutes
 1. December 15, 2021
Adjournment
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02/10/2021 2022-ZC-03
  

 

  STAFF COMMENTS

Agenda Date: 02/10/2022

Application Number: 2021-ZC-04

Type of Application: Zone Change PDO Amendment

Action Type: Legislative

Applicant: Molly's View LLC

Agent: Richard Wedig

Request: A Zone Change Request from R1-10 PDO to M-1

Location: North of 3000 S and 2100 W

Zoning: R1-10 PDO

General Plan Map: Mixed-Use

Discussion:
The applicant is seeking zone change on 5.13 acres within the already approved Balance Pointe 
development from R1-10 PDO to M-1 to add on to their industrial area. While creating their plans, the 
applicant realized they needed more space for their manufacturing hub. They want to build a temporary 
hub while they build their main building, so they are applying for a zone change to add to their already 
approved development. City staff, including the heads of the utility departments, have already met with 
the applicants to discuss their options.   

Zoning Adjacent Land Use

North R1-10 PDO Already approved Balance Pointe development

East R1-10 PDO Already approved Balance Pointe development
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South RA-1 Undeveloped and Washington County Water 
Conservancy District clay extraction pit. 

West M-1 Already approved, Balance Pointe development 
and RA-1 undeveloped property.

JUC Comments
1. Power: No concerns 
2. Water: Still waiting on water model but no concerns at this time
3. Streets: No concerns
4. Sewer: No concerns
5. Engineering: Previous concerns still outstanding but this is a minor change
6. Fire: No concerns just far from a fire station currently
7. Gas/Cable/Water Conservancy: No issues

Staff Comments
1. Density: By adding to the M-1 and taking away from the R1-10 PDO portion of the development 

the density calculations for the development have changed slightly. The R1-10 PDO portion of 
the development is now 2.5 units an acre, an increase from 2.3, this is still well within the 
compliance of the R1-10 PDO zoning. R1-10 zoning typically allows for up to 3.49 units an acre.

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 Mixed Use:

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

At the request of Balance of Nature, this area was mapped as Mixed Use on the General Plan Map. This 
would allow the area to include manufacturing, commercial, and residential uses as well as take 
advantage of its location near the SR-7 and 3000 S interchange. This zone change would add to the 
development’s potential as an economic development driver in the area. The General Plan has the 
following goals with regards to economic development.

ECONOMY GOAL 1: SUSTAIN A DIVERSE AND RESILIENT 
ECONOMY
POLICIES
1.1. The City supports the revitalization of the downtown area.
1.2. The City strives to create an environment that will attract new business and employment to 
Hurricane.
1.3. The City strives to attract clean, non-polluting industries.
1.4. The City supports industrial uses with convenient access to transportation and other services.
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02/10/2021 2022-ZC-03
  

1.5. The City encourages commercial development in “walkable” (pedestrian - oriented) centers.
1.6. The City supports private investments in workforce development, training, technology, and 
education for the evolving needs of a diverse workforce and changing economy.
1.7. The City supports the redevelopment of existing commercial and industrial sites in both urban and 
rural areas.
1.8. The City supports provision of basic and enhanced services needed to foster local employment 
oppor-tunities.
1.9.The City supports secondary-income options on agricultural land through home and accessory rural 
occupations.
1.10. The City supports the development of businesses that will pay living wage jobs.
1.11. School sites should be located in such a manner that they provide educational services in 
convenient 
and safe locations.
1.12. The City shall work with the School District to ensure that schools are designed to minimize 
negative impacts on surrounding neighborhoods.
1.13. The City shall continue to work with Dixie State College to expand programs and facilities in the 
Hurricane Valley.
1.14. The City continually collaborates with municipalities, economic development, business groups, 
non-profit organizations, and educational institutions on a coordinated regional approach to economic 
and workforce development. 

STRATEGIES
1.1. Coordinate with health care companies to expand their medical facility in Hurricane.
1.2. Create a downtown master plan that will guide the City in redevelopment and recommend 
standards for public infrastructure, streets, sidewalks and trails, bike lanes, housing, and commercial 
uses.
1.3. Create an economic development master plan that will outline strategies for attracting business and 
retaining current business within the City and identify a council to execute and implement the plan.
1.4. Create a retail strategy plan that understands current sales tax generators and where areas of 
growth might be best accommodated.
1.5. Create a financial sustainability model that projects key future expenditures and revenues to best 
understand city capacity and future development potential/impacts.
1.6. Support creating commercial spaces in population Centers in the City to provide services to those 
areas.
1.7. Create a citywide understanding of the financial implications of each development type, clearly 
outlining fiscal impacts and costs of services for all commercial and residential uses.
1.8. Support mixed use developments in key areas to support future commercial growth. Require a 
minimum percentage of those developments be retained as commercial space.
1.9. Support continued industrial growth and zone changes in appropriate areas of the City.
1.10. Support the Zion Regional Collaborative to bring infrastructure improvements into the area that 
will  help attract tourists.
1.11. Create activities in the downtown area to attract people to commercial sites.
1.12. Periodically review and update the City’s policy regarding the implementation of Public 
Infrastructure 
Districts (PIDs), as well as a vision for enacting Community Reinvestment Areas (CRAs) to support a 
variety of commercial and residential properties.
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1.13. Allow for Heavy Industrial in proper areas, ensure there is proper buffering between heavy 
industrial sites and residential areas.

(Hurricane General Plan 2021, p 54-55)

The General Plan also supports the mixed-used and placing housing next to services and job 
opportunities. (See Hurricane General Plan 2021 pages 41-43).

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. The area surrounding this proposed change has already been 
approved as an R1-10 PDO for the remainder of Balance Pointe. The north, east, and west properties to 
the overall development are planned to remain in agricultural use with RA-1 zoning. The property to the 
south is an extraction pit used by the water conservancy district. In addition, there are some proposed 
and planned mixed-use and commercial development areas to the south and southwest of the property 
around the SR-7 and 3000 S Interchange. 
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3. Will the proposed amendment affect the adjacent property? 

Response: Yes, it will have some impact on the area. This will marginally increase the amount of 
industrial use on the property but it’s impact on adjacent property will pale in comparison to the impact 
of the rest of the already approved development. 

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

Response: There are currently almost no services in the area. Balance of Nature, along with a number of 
other developers, are working to get services to the area. Balance of Nature wants to get moving on their 
manufacturing area as soon as possible which the power and water departments have given preliminary 
approval to.

Findings: 
Staff makes the following findings:

1. The proposed amendment is generally compatible with the current General Plan’s map and goals.
2. The proposed amendment is generally in harmony with the overall character of the approved 

development surrounding it, but there is almost no development adjacent to the property right 
now.

3. The proposed amendment will have an impact on the area but it is as anticipated with the 
remainder of the Balance Pointe development. 

4. The services are currently not adequate for the development, and would only become adequate 
after surrounding properties develop or the applicant may install and construct significant offsite 
improvements. Applicant has signaled willingness to complete these improvements

Recommendation: Staff recommends the Planning Commission review this application and the zone 
change based on standards and considers residents' comments.  Staff would recommend approval of this 
amendment to their development based on staff and JUC comments.
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02/10/2022 2022-CUP-03

STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-CUP-03
Type of Application: Conditional Use Permit

Action Type: Administrative
Applicant: Andrew Hathaway

Agent: 
Request: A conditional use permit for a building with a greater height and 

size
Location: 1458 S 700 W

Zoning: RA-1
General Plan Map: Single Family

Discussion:    The applicant proposes constructing a 4,800 sq. ft. and 28’1 7/8” tall 
casita/garage. Hurricane City Code (HCC) 10-14-4 allows the maximum square feet and 
height of an accessory building to be 2000 sq. ft. and 20' tall. A property owner may apply 
for a conditional use permit to build a taller building and a building of a greater size. The 
standards to obtain a conditional use permit are as follows:

10-7-9: CONDITIONAL USE PERMIT E. Approval Standards: The following standards 
shall apply to the issuance of a conditional use permit:
1. A conditional use permit may be issued only when the proposed use is shown as 
conditional in the zone where the conditional use will be located, or by another provision of 
this title.
2. Standards for each use must be reviewed. Specific standards are set forth for each use in 
subsections E2a through E2g of this section:…

e. Standards for greater heights and size than permitted by this Code:
(1) The height may not be greater than two (2) stories or 1.5 times the average height of the 
immediately adjacent buildings, whichever is greater and the building must be of compatible 
architecture with immediately adjacent buildings.
(2) When a greater height accessory building is approved, the building must be set back a 
minimum of five feet (5') from side and rear property lines when the adjoining property is for 
single family residential use.
(3) The greater size building desired must be of compatible architecture with immediately 
adjacent buildings, must leave at least fifty percent (50%) of the lot on which it is located 
free of buildings, and must be for a use permitted in the zone in which it is located. (Ord. 
2018-14, 12-20-2018)
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Findings:
1. The proposed building is not greater than two stories.
2. The proposed building is planned to have a white stucco exterior, which does not 

match the exterior to the house as shown below.

Google Street View of the main home
A white colored building as presented on the cover page of their plans would not 
match the exterior of their home but stucco finish is compatible architecture with the 
surrounding neighborhood.

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

4. Total coverage from the two buildings will be approximately 7,600 sq ft which is 
approximately 18% of the property.

 
Recommendation:  Based on the above findings, staff recommends approval of a 
conditional use permit. 
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02/10/2022 2022-PP-04

  STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-PP-04
Type of Application: Preliminary Plat Application

Action Type: Administrative
Applicant: Western MTG & Realty Co

Agent: Brent Moser
Request: Approval of a Preliminary Plat

Location: Between SR-9 and Sand Hollow Road

Zoning: HC and GC
General Plan Map: General Commercial

Update 2/10/2022
The affidavit from the other property owner within this proposed subdivision has been provided by the 
applicant. Staff would recommend approval of this preliminary plat subject to staff and JUC comments 
and sufficient buildout of the Sand Hollow Gateway PID.

Discussion:  
The applicant has filed a preliminary plat for the Gateway at Sand Hollow Commercial District. This 
area is currently proposed as six commercial lots all fronting Sand Hollow Road. A preliminary site plan 
for part of the property was approved in December and now the applicant is going to subdivide the 
property. This project will be highly dependent on utilities and road connections from the Gateway at 
Sand Hollow PID.  
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Map is approximate. 

JUC Comments
The following items will need to be addressed:
 

1. Power: This area borders the line between Hurricane City Power and Dixie Power so both 
entities will have to work together. Overhead power lines are in the area. Will need a survey

2. Sewer: Need to build out a lot of sewer based on current PID sewer drawings prior to 
development.

3. Street: No comments
4. Water: Served off the Dixie Springs tank. Whole system will need a water loop for fire 

protection at least, likely through PID. 
5. Engineering: Lot 3 and 4 abut property owned by UDOT. UDOT needs to be notified and 

review the plans.
6. Fire: Water needs to be there.
7. Phone: No comments
8. Gas: No comments
9. WCWCD: No comments

Staff Comments: Preliminary Plat
1. There is no proposed use yet for any lot except for Lot 3. Lots 5 and 6 are zoned Highway 

Commercial and Lots 1 through 4 are zoned General Commercial. 
2. This property may be subdivided further and city staff would prefer that is indicated on the plat
3. A 10 foot setback is required for all properties bordering the UDOT owned parcel located to the 

north and west of this property
4. Lot 1, located on parcel H-4-2-1-300 is not owned by the applicant and the property owner has 

not signed off on the application. This will need to be resolved before this application can move 
forward.

5. Access points between Lots 1 and 2 will need to be properly spaced.
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6. There are two cliffs on the property. The Sensitive Lands code states that sensitive lands are 
defined as:

a. Any area where there is a change in elevation which is equal to or greater than ten 
percent (10%) (1 foot of vertical grade change for every 10 feet of horizontal run) for a 
distance of one hundred feet (100') or more, and where said grade change covers an area 
of at least two (2) contiguous acres, or an entire parcel if said parcel is less than two (2) 
acres. (See section 10-24-9, appendix diagram A of this chapter.)

b. Any area within one hundred feet (100') of the edge of a bluff. The "edge of a bluff" 
means an area where there is a substantial abrupt change in slope along the edge of a 
predominantly flat area of land. The slope of the land below the abrupt edge typically has 
a grade that is near or exceeds thirty percent (30%) or greater, and has a vertical 
elevation change of at least one hundred feet (100') or greater, and lies within sensitive 
lands described in subsection A of this section. (See section 10-24-9, appendix diagram B 
of this chapter.)

c.  The boundaries of all areas within one hundred (100) vertical feet of a ridgeline. A 
"ridgeline" means the junction of a rising steep slope on one side and a descending slope 
that may be gentle or steep on the opposite side. (See section 10-24-9, appendix diagram 
C of this chapter.)

d. From Washington County GIS it appears that less than 2 acres of the property are cliff 
face so no sensitive lands application is required. Applicant will need to keep all 
buildings at least 25 feet from the cliff face.

e. The contours on the plat do not appear to fully match the contours shown on the 
Washington County GIS. Staff will use the county data for their analysis.

7. Utilities are not available to the property but will be with the PID buildout. Construction 
drawings will not be accepted for this property until PID construction drawings are approved. 

Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Staff recommends the item is continued until the applicant is able 
to provide the signature of the other property owner. If the applicant is able to provide signoff 
information from the other property owner, staff would recommend approval based on staff and JUC 
comments and sufficient build out of PID infrastructure. 
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02/10/2022 2022-AFP-01

 STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-AFP-01
Type of Application: Amended Final Plat

Action Type: Administrative
Applicant: Pat Stone

Agent: 
Request: Approval of an Amended Final Plat

Location: 252 S 1430 W
Zoning: RA-0.5

General Plan Map: Single Family

Discussion: The applicant has applied to amend the final plat for Pioneer Estates to divide Lot 5 into 
two separate parcels. Since the subdivision was already recorded an amended final plat is required for 
any further subdivisions.

JUC Comments
1. Power: Will need to build in power according to red lines
2. Water: Will need to dig in another meter
3. Streets: Will need improvements
4. Sewer: Lot 5A would need additional improvements. Sewer line is next to the property 

line which may require a public utility easement. Will need to look out for sewer line 
with road improvements

5. Engineering: As required for several other lots within this development that were split, 
road improvements will be needed on 300 S and 1430 W including curb, cutter, and 
sidewalk. 

6. Cable/Phone/Gas/Water Conservancy/Parks: No comments
Staff Comments

1. The plat meets amended final plat standards contained in Utah Code 10-9a-608.  Subdivision 
Amendments, updated in 2020. The following are the key items:

a. Depicts only the portion of the subdivision that is proposed to be amended
b. Includes a plat name distinguishing the amended plat from the original plat
c. Describes the differences between the amended plat and the original plat
d. Includes references to the original plat

2. The Final Plat needs a full review by the City Engineering Department for surveying details.
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3. There is a 7.5” utility easement along the northern and western property boundary that is not 
indicated on this amended final plat but is on the original final plat for this subdivision. There is 
currently a power line that is located within that easement as shown below. 

4. The property is zoned RA-0.5, the two lots will be .539 and .538 acres so they are in compliance 
with the zoning

Recommendation: Staff recommends that the Planning Commission review this application based on 
Hurricane City and State Code standards. Staff would recommend approval of the item subject to staff 
and JUC comments. 
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02/10/2022 2022-PSP-03

  STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-PSP-03 2022-PP-08
Type of Application: Preliminary Site Plan and Preliminary Plat Application

Action Type: Administrative
Applicant: Dixie Man Caves LLC

Agent: Jason Miller
Request: Approval of a Preliminary Site Plan

Location: Northwest corner of Sand Hollow Road and Abbey Road

Zoning: GC
General Plan Map: Neighborhood Commercial

Discussion:  
The applicant has filed a preliminary plat and site plan for “man cave” storage units to be built along 
Sand Hollow Road to the west of the Marla at Elim Valley development. The applicant is planning 33 
luxury storage units to be sold off as condominium units. The applicant has also filed a preliminary plat 
application for the subdivision. 

JUC Comments
The following items will need to be addressed:
 

1. Power: Dixie Power area. No power in the area. PID is likely to bring power to the area. Will 
likely need 20’ power easement along Sand Hollow Road for a major power line. 

2. Sewer: An abandoned sewer line goes through the full parcel that needs to be accounted for. 
Each lot has their own lateral

3. Street: Private streets may need a second access if not sprinkled.
4. Water: Meter to east unit, needs ductile iron piping within private roadways. Fire lines will be 

required. Need a looped system. Will need to review construction drawings.
5. Engineering: 26’ asphalt driving surface. No parking along the streets. Full improvements along 

Sand Hollow Road and Abbey Road. Need to loop water. Likely does not need second access if 
it meets the fire code.

6. Fire: Will need sprinklers and fire separation.
7. Phone:.No comments
8. Gas:  In Sand Hollow Road. Streets need utility easements
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Map is approximate

Staff Comments: Preliminary Site Plan and Preliminary Plat
1. The property is zoned General Commercial. The site would be classified as “warehouse/self 

storage” which is a permitted use in that zone. Applicant wants to allow for flexibility in uses 
and the General Commercial zoning allows for a wide variety of uses. Overnight occupancy 
would not be allowed.

2. The plan does not indicate where or if there will be any office space within this development.
3. The site plan does not indicate parking: Parking is required at a calculation of: “1 space per 

employee on highest employment shift” ; it looks like most parking will be contained on the lots. 
Street parking will not be allowed with this current design.

4. The plan does not show what the surrounding uses are, which is required. Most of the area is 
currently undeveloped but there are multiple residential projects planned in the area. 

5. Plans do not show any potential contour or geotechnical restraints in the area. This is a 
requirement but the area is relatively flat.

6. Setbacks are compliant with General Commercial standards of 20 feet in the front and 10 feet on 
the sides and rear sides near residential uses. There are no minimum size lots in commercial 
zones.
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7. A will serve letter from the culinary and sanitary water providers has not been submitted.

Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Staff would recommend approval based on staff and JUC 
comments. 
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STAFF COMMENTS

Agenda Date: 4/1/2021

Application Number: N/A

Type of Application: Roadway Abandonment

Action Type: Legislative

Applicant: Gary Colf

Agent: Bob Hermandson, Bush & Gudgell, Inc

Request: Roadway Abandonment on Parcel H-4-2-11-127

Location: Westside of Sand Hollow Road and Abbey Road

Zoning: General Commercial

General Plan Map: Planned Community

Discussion: The property owner is asking the City to abandon the existing right-of-way on his 
property so he can develop the property in a way that is more beneficial to the site. 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;
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(b) mailed to each affected entity;
(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 advertised and noticed in accordance with the code above.  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 and there were no major concerns raised by any of the 
utility companies. There is a sewer line in the roadway, but the petitioner has met with Ash 
Creek and resolved their concerns by agreeing to remove the pipe and fill where the pipe was to 
their standards. An official notice has been sent to all of the utility companies.

Staff Review
Staff has reviewed the application and does not have major concerns about the roadway 
abandonment. A realignment of roadways within the area would likely lead to better 
connectivity. The applicant will need to provide additional roadways and access point to develop 
the property as requested by the zone change.

The roadway in question is not part of the City’s Transporation Master Plan.

Recommendation: Staff recommends the City Council review this application and the attached 
resolution. 
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                                              Resolution 2021-06                              

A RESOLUTION OF THE CITY COUNCIL OF HURRICANE, UTAH, 
APPROVING THE COLF PETITION FOR ABANDONMENT OF A PUBLIC RIGHT-
OF-WAY LOCATED ON PARCEL H-4-2-11-127

     
WHEREAS, Utah Code 72-5-105 grants the City power to abandon public highways, 
streets, or roads that are maintained and operated by the City; and

WHEREAS, Gary Colf has petitioned the City requesting the public right-of-way located 
on his property described in the attached survey and legal description be abandoned; and

WHEREAS, the City has held a public hearing and provided notice as required by Utah 
Code 10-9a-208; 

WHEREAS, the proposed abandonment has been presented to the Hurricane Joint Utility 
Committee and no objections were raised; and

WHEREAS, the roadway in question is not part of the City’s Transportation Master Plan 
and a new roadway and intersection layout in the area would be beneficial to the City, the 
property owner, and adjacent property owners; and

WHEREAS, the roadway has limited traffic and the abonnement will not negatively effect 
adjacent property owners. 

     BE IT HEREBY RESOLVED by the City Council of Hurricane, Utah that the 
attached petition and survey to vacate the public roadway, as described in the attached record of 
survey, located on Parcel H-4-2-11-127, be abandoned and vacated. 

     DATED this 1st day of April, 2021.

                                                                         
John Bramall, Mayor            

Attest:

_____________________________                                                     
Cindy Beteag, Recorder
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The foregoing Resolution was presented at a regular meeting of the Hurricane City Council held 
at the Hurricane City Office Building on the 1st day of April, 2021.  Whereupon a motion to 
adopt and approve said Resolution was made by ______________________________ and 
seconded by ______________________________.  A roll call vote was then taken with the 
following results:

Yea Nay    Abstain   Absent
Nanette Billings ___ ___    ___    ___
Darin Larson ___ ___    ___    ___
Joseph Prete ___ ___    ___    ___
Dave Sanders  ___ ___    ___    ___
Kevin Tervort ___ ___    ___      ___

_________________________________
Cindy Beteag
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  STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-PP-07
Type of Application: Preliminary Plat and Preliminary Site Plan Application

Action Type: Administrative
Applicant: D. R. Horton (Don Bean)

Agent: Adam Allen
Request: Preliminary Plat and Preliminary Site Plan Application

Location: Approximately 600 S 3500 W

Zoning: R1-8/R1-6
General Plan Map: Planned Community

Discussion:  
The applicant is seeking preliminary plat and preliminary site plan approval for a subdivision containing 
576 lots located within the Sand Hollow Gateway PID for the Desert Bloom subdivision. This property 
is in the middle of the Gateway at Sand Hollow PID, to the south of the previously approved Elim 
Valley Apartments and to the north of the previously approved Peach Springs Estates.  This property 
requires extensive PID infrastructure to be put in and is planned to be served by several PID roadways. 
Construction drawings for the PID are still under review. Any approval should be conditioned on 
sufficient buildout of the Sand Hollow Gateway PID infrastructure

JUC Comments
The following items will need to be addressed:
 

1. Power: Dixie Power area. Power needs to come from the PID. There is a power line along Flora 
Tech Road that needs to be addressed.

2. Sewer: Have a sewer plan for the region but it has not been installed yet
3. Streets: No comments
4. Water: Full water model needed for this subdivision. No water lines or service yet in the area.
5. Engineer:  Need a larger picture for the region. Need a traffic impact study. Block lengths need 

to be under 800 feet. Drainage needs to be addressed, and planned to be addressed with regional 
infrastructure.

6. Fire: Need access and fire turnarounds in each phase.
7. Cable/Phone: No comments
8. Gas: There is capacity in the area
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9. Water Conservancy District: 16 inch line in Gateway Drive that feeds Sand Hollow. 18 inch 
line in Flora Tech that feeds St. George.

Applicant attended JUC meeting and is aware of these items

Map is approximate
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Desert Bloom on Gateway at Sand Hollow PID Map. Boundaries are approximate

Staff Comments: Preliminary Plat
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1. Zoning is R1-8 and R1-6. Within the R1-6 area, the average lots size is 6,044 sq. ft. Within the 
R1-8 area, the average lot size is 8,062.5 sq. ft. All other lots meet Hurricane standards.

2. The plan appears to show the proposed “Jellystone Road” as the boundary between the R1-6 
zone and the R1-8 zone. Per the zone map above that line is not exactly correct, the R1-8 zone 
extends approximately one block north of Jellystone Road, as well as there is a section of R1-10 
zoning just north of the peach farm. Staff has discussed the zoning boundary with the applicant, 
and the applicant is applying the property description to the City zoning map to check for 
compliance.  Hurricane City Code states the following:

Sec. 10-11-4. - Rules for locating zone boundaries.
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F. Uncertainties. When a physical or cultural feature existing on the ground is at variance with 
one shown on the official zoning map, or in case any other uncertainty exists with respect to a 
zone boundary, the Zoning Administrator shall determine the boundary location, subject to 
appeal to the Appeals Board as provided in this title.

G. Zoning Administrator to make determination. The Zoning Administrator shall have the 
authority to make all zone boundary clarifications and determinations subject to the rules above 
and appeal to the Appeals Board as provided in this title.

Based on the current information, staff does not believe they can make the proper determination 
at this time until additional information has been submitted. 

3. The plat shows the future roadways and utilities in the area, but currently, these services do not 
exist.

4. The applicant has noted that the property isn’t located in a desert tortoise take area.
5. PID roadways in this property include: Future Flora Tech Drive (western boundary) Gateway 

Drive (eastern boundary) Jellystone Road (bisects the property north/south) Bash Parkway 
(southern boundary)

6. The scale on some pages is not correct. See P.1.3. 
7. Some block lengths do not meet city design standards. 

3.2.4.2 INTERSECTIONS
F. When designing local road networks, block lengths without an intervening connector street 
shall not exceed eight hundred feet (800') in length unless previous approval has been obtained 
from the City Engineer. Cul-de-sacs are not considered an intervening connecting street.

8. Street Connections:
a. Staff would prefer that road E stub to the property to the north. Staff would encourage 

this applicant to negotiate with the development to the north to ensure that their property 
boundaries and street connections are properly established.

b. Road LL should stub to the future Flora Tec Road. 
9. There is no open space planned within this development. None is required by code; however, 

there is a PID planned park to the west of this development.
10. A will serve letter from Hurricane City Water and Ash Creek Sewer District has been provided
11. Utilities: The property is isolated but has services planned for the area. The PID has submitted 

plans to bring services to the site to the JUC, but these plans are in the review process and have 
not received approval at the time of this report.  Hurricane City Code states the following:

10-37-4: ADEQUATE PUBLIC FACILITIES:
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 
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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)

Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code.  At this time, staff would recommend continuing the item until the 
zoning boundary issue has been resolved. 

Other Items to consider.
1. That Sand Hollow PID roadway and utility plans are approved by the JUC, and that the PID 
2. Staff and JUC comments
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Ash Creek Special Service District

1350 S. Sand Hollow Road
       Hurricane, UT 84737

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

January 18, 2022

Hurricane City
Stephen Nelson
127 N. 870 W.
Hurricane, UT 84737

RE: D.R. Horton Single Family – Sections 1 & 12, Township 42 South, Range 14 West, SLB&M

Stephen,

There is sewer capacity for this project. The developers understand that utilities are not currently in place. The 
developers understand and agree that they will need 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,

Amber Gillette, P.E.
Engineer
Ash Creek Special Service District
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  STAFF COMMENTS

Agenda Date: 02/10/2022
Application Number: 2022-PP-08 
Type of Application: Preliminary Plat and Preliminary Site Plan Application

Action Type: Administrative
Applicant: Bright Ideas REI

Agent: Adam Allen
Request: Preliminary Plat and Preliminary Site Plan Application

Location: Approximately 1400 S 4300 W

Zoning: R1-8
General Plan Map: Planned Community

Discussion:  
The applicant is seeking preliminary plat and preliminary site plan approval for a subdivision containing 
135 lots located within the Sand Hollow Gateway PID for the Elim Estates subdivision. This property is 
due east of the existing Marla at the Elim Valley development. This property requires extensive PID 
infrastructure to be put in and is planned to be served by several PID roadways. Construction drawings 
for the PID are still under review. Any approval should be conditioned on sufficient buildout of the Sand 
Hollow Gateway PID infrastructure

JUC Comments
The following items will need to be addressed:
 

1. Power: Need Bash Parkway to be put in for power
2. Sewer: Need PID improvements
3. Streets: Need to get infrastructure to it
4. Water: Will need a full water model. Water line in Iron Bridge Boulevard should be dedicated 

right up front. Need phasing plan if applicable.
5. Engineer:  Traffic impact study needed. Drainage plan submitted
6. Fire: Have an access issue currently. Need two accesses
7. Cable/Phone: Good
8. Gas: Good
9. Water Conservancy District: Drainage area to the north needs to be maintained.
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Map is approximate
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Elim Estates on Gateway at Sand Hollow PID Map. Boundaries are approximate

Staff Comments: Preliminary Plat
1. Zoning is R1-8. Staff would recommend that the average lot size be put on a note on the plat. 

3.31 units an acre is less dense than the maximum density in R1-8.
2. The plat shows the future roadways and utilities in the area, but currently, these services do not 

exist.
3. The applicant has noted that the property isn’t located in a desert tortoise take area.
4. All block lengths meet city standards
5. Road N is a 60’ right of way. Houses are allowed to front 60’ right of ways. Generally speaking, 

staff recommends that collector roadways have limited driveway access. 
6. Staff appreciates the connections to the property to the east. There are no planned connections to 

the property to the west, but that area is zoned Recreation Resort with a planned parking lot 
along the border and thus may not be desirable for connections.

7. There is no open space planned within this development. None is required by code; however, 
there is a PID planned park to the north of this development.

8. A will serve letter from Hurricane City Water and Ash Creek Sewer District has been provided
9. Utilities: The property is isolated but has services planned for the area. The PID has submitted 

plans to bring services to the site to the JUC, but these plans are in the review process and have 
not received approval at the time of this report.  Hurricane City Code states the following:

10-37-4: ADEQUATE PUBLIC FACILITIES:
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 
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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)

Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Any approval of the application should have the following 
conditions.

1. That Sand Hollow PID roadway and utility plans are approved by the JUC, and that the PID 
provides a plan and timing for bringing services to this property before it can move forward. 

2. Staff and JUC comments   
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Ash Creek Special Service District

1350 S. Sand Hollow Road
       Hurricane, UT 84737

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

January 18, 2022

Hurricane City
Stephen Nelson
127 N. 870 W.
Hurricane, UT 84737

RE: Elim Single Family – Section 12, Township 42 South, Range 14 West, SLB&M

Stephen,

There is sewer capacity for this project. The developers understand that utilities are not currently in place. The 
developers understand and agree that they will need 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,

Amber Gillette, P.E.
Engineer
Ash Creek Special Service District
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Recommended Ordinances to Extend 
Limited Water Supplies

Zach Renstrom |  City Council Meetings |  September 2021
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Water Supply

Washington County’s major 
population centers are 100% 
dependent on the Virgin River 
basin, which is closed to 
further appropriations. 
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Population Growth
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1,264% increase

147% increase (baseline scenario)

Source:   U.S. Census Bureau,    Kem C. Gardner Policy Institute 
Page 121 of 232



Water Conservation

• Washington County has 
decreased its water use by more 
than 30% since 2000

• First county to meet the 
statewide water conservation 
goal

• More than $70 million invested 
in recent conservation efforts
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District 
Recommendations

• Time-of-day watering 
ordinance

• Water waste ordinance 

• Water efficiency 
standards for all new 
construction
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Water 
Efficiency 
Standards 

• Ongoing collaboration with all our municipal 
partners to ensure standards are consistent 
throughout the county

• Standards would apply to all new
construction, including all homeowner 
association areas and those served by 
secondary irrigation water
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Residential 
Standards 

Two options:

Traditional 
Conservation

WaterSense 
Certified 

Applies to all new residential 
construction, including single 

and multi-family housing 
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Residential Standards: 
Traditional 

• Indoor requirements 

• Hot water recirculation system 

• WaterSense labeled fixtures

• Energy Star appliances

• Multi-family housing individually 
metered with the capability of 
tracking/reporting unit specific use
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Residential Standards: Traditional

• Outdoor requirements

• Limit irrigated landscape area to 2,500 square feet, lawn to 750 square feet
• Pools, spas and other water features count toward 750 square feet unless covered 

• Install landscape specific meters at each property

• Use a minimum number of approved water-efficient trees and shrubs; irrigate 
with a drip system 

• Install water-smart irrigation controllers

• Avoid lawn on park strips, slopes greater than 25% and areas less than 8 ft wide

• Require pool covers

• Secure city verification
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Residential Standards: Traditional Cost

Conservation Measure Average Cost Anticipated Water Savings 
(per gallon/year/home)

Hot water recirculation system $550 10,600

WaterSense toilet $0 1,900

WaterSense faucet $0 3,700

WaterSense showerhead $0 2,800

Energy Star dishwasher $100 400

Landscape modifications 
(separate meter, smart controller and more efficient 
landscape on 10,000 sq ft lot)

$3,250 28,700

Pool cover $10,000 10,000
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Residential Standards: Traditional Concept

12,000 sq ft lot
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Examples

10,300 sf lot 9,040 sf lot
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Large Lot Examples

18,500 sq ft lot 18,700 sq ft lot
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Residential Standards: Certified  

• Allows for greater flexibility

• Certification by approved verifier 

• Additional costs
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Residential Standards: Certified Concept

22,000 sq ft lot
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Examples Requiring Certification

10,900 sq ft lot 18,200 sq ft lot
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Commercial, Institutional and 
Industrial Standards

• Indoor requirements 

• Hot water recirculation system 

• WaterSense labeled fixtures

• Energy Star appliances

• Submeter all units

• Recycle pumps at carwash facilities
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Commercial, Institutional and Industrial 
Standards
• Outdoor requirements 

• Lawn prohibited unless a waiver is granted demonstrating a functional 
purpose

• Install landscape specific meters at each property

• Use only approved water-efficient trees and shrubs; irrigate via drip system 

• Install water-smart irrigation controllers

• Enforce water budget and require use of secondary irrigation at golf courses

• Prohibit decorative water features

• Limit commercial misting systems for use from May – August 

• Secure city verification 
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Feedback, Q&A

wcwcd.org
info@wcwcd.org 
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1 ORDINANCE NO. 20__-_______

2 AN ORDINANCE ADOPTING AND IMPLEMENTING REGULATIONS FOR 
3 LANDSCAPING AND WATER CONSERVATION FOR DEVELOPING LAND IN 
4 ____________ CITY, UTAH 

5

6 RECITALS AND LEGISLATIVE FINDINGS

7 WHEREAS, Washington County is one of the most arid and fastest growing regions in 
8 Utah with all its major population centers dependent on a single water resource that is prone to 
9 drought, so it is essential that additional water conservation initiatives are enacted to protect the 

10 county’s population, economy and quality of life;  

11 WHEREAS, _______ City, in partnership with Washington County and the Washington 
12 County Water Conservancy District, want to establish uniform standards for water efficient new 
13 development, to address limited water supplies, drought conditions, and the sustainability of 
14 future water resources; 

15 WHEREAS, _______ City, Washington County, and the Washington County Water 
16 Conservancy District want to ensure that the City and its residents continue to have a reliable, 
17 resilient, and sustainable water supply;

18 WHEREAS, establishing standards for all new construction including single family 
19 residential, multi-family residential, commercial, and manufacturing development will help 
20 sustain a reliable and resilient water supply to all residents; 

21 WHEREAS, it is in the public interest to conserve the public’s water resources and to 
22 promote water efficient construction and landscaping to protect and enhance the community’s 
23 environmental, economic, recreational, and aesthetic resources by promoting efficient use of 
24 water in our community’s buildings and landscapes, reduce water waste, and establish a structure 
25 for designing, installing, and maintaining water efficient buildings and landscapes throughout the 
26 City;

27 WHEREAS, establishing standards for the use of water for outdoor landscaping and 
28 irrigation will help sustain a reliable and resilient water supply to all residents; 

29 WHEREAS, carefully managing the county’s water resources is of great importance to 
30 our community for the protection of present and future citizens; 

31 WHEREAS, this proposed ordinance is necessary and proper for the safety, peace and 
32 good order of the City and its citizens; and

33 WHEREAS, this proposed ordinance is necessary for the preservation and longevity of 
34 these lands.

35
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36 NOW THEREFORE, be it ordained by the City Council of __________, Utah that the 
37 attached standards and regulations are adopted, and shall be incorporated into the ordinances of 
38 the City, as Title ___, Chapters ___ through ___.  This Ordinance shall become effective on the 
39 date executed below and upon posting as required by law. 

40 APPROVED AND ADOPTED this ___ day of ________, 20__.

41 ____________ City

42

43 ___________________________

44

45 ATTEST:

46 ___________________________
47
48 Approved as to Form:
49
50 ___________________________
51 ___________ City Attorney
52
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53 TITLE ___
54
55 CHAPTER 1: GENERAL PROVISIONS
56
57 __-1-1: SHORT TITLE
58
59 __-1-2: CONFLICT
60
61 __-1-3: APPLICABILITY
62
63 The provisions of this title are applicable to all new construction, development and major landscape 
64 improvements in the city. The provisions of this ordinance are severable and if any provision, clause, 
65 sentence, word, or part thereof is held illegal, invalid, unconstitutional, or inapplicable to any person 
66 or circumstances, such illegality, invalidity, unconstitutionality, or inapplicability shall not affect or 
67 impair any of the remaining provisions, clauses, sentences, sections, words or parts thereof of this 
68 ordinance or their applicability to other persons or circumstances.

69
70 CHAPTER 2: DEFINITIONS
71
72 __-2-1: DEFINITIONS
73
74 The following definitions shall apply to this ordinance:

75 Active Recreation Area: An area that is dedicated to active play where grass may be used as 
76 the playing surface. Examples of active recreation areas include sports fields, play areas, and 
77 other similar uses designated for physical activity. 

78 Check Valve: A device used in sprinkler heads or pipe to prevent water from draining out of 
79 the pipe through gravity flow. 

80 Controller: A device used in irrigation systems to automatically control when and how long 
81 sprinklers or drip irrigation systems operate.

82 Drip Irrigation: An irrigation system that delivers water by adding water at the plant’s base 
83 and root zone, usually measured in gallons per hour. Drip irrigation exhibits a droplet, trickle, 
84 umbrella or short stream pattern, to reduce evaporation, overspray, and water use, and 
85 improving water conservation.

86 Drip Emitter: A drip irrigation fitting that delivers water slowly at the root zone of the plant, 
87 usually measured in gallons per hour.

88 Grading Plan: The grading plan shows all finish grades, spot elevations, drainage as 
89 necessary, and new and existing contours with the developed landscaped area. 

90 Grass: A surface layer of earth containing mowed grass with its roots.
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91 Ground Cover: Material planted in such a way as to form a continuous cover over ground that 
92 can be maintained at a height no more than twelve (12) inches. 

93 Hardscape: Elements of landscape constructed from non-living materials such as concrete, 
94 boulders, brick, blacktop, and lumber. It includes patios, decks, and paths, but does not 
95 include driveways and sidewalks.

96 Hydrozone: Portion of landscape area having plants with similar water needs and rooting 
97 depth. A hydrozone may be irrigated or non-irrigated.

98 Irrigation Plan: A plan that shows the components of the irrigation system with water meter 
99 size, backflow prevention, precipitation rates, flow rate, and operating pressure for each 

100 irrigation circuit, and identification of all irrigation equipment.

101 Irrigation Runoff: Irrigation water that is not absorbed by the soil or landscape area to which 
102 it is applied, and that flows onto other areas.

103 Landscape Architect: A person who holds a professional license to practice landscape 
104 architecture in the state of Utah. Per State Code, licensed landscape architects, licensed 
105 architects, licensed land surveyors, and licensed engineers can professionally stamp plans 
106 that fall under the practice of landscape architecture. This includes commercial landscape and 
107 irrigation plans. 

108 Landscape Area: Area within a lot or parcel that is not the home footprint, driveway, 
109 sidewalk or patio.

110 Landscape Designer: A person who may or may not hold professional certificates for 
111 landscape design/architecture, and who generally focuses on residential design and 
112 horticultural needs of home landscapes. Landscape designers cannot legally create 
113 commercial landscape plans.

114 Landscape Documentation Package: The documentation of graphic and written criteria, 
115 specifications, and detailed plans to arrange and modify the effects of natural features to 
116 comply with the provisions of this ordinance. The Landscape Documentation Package shall 
117 include a project data sheet, a site plan, a planting plan, an irrigation plan, construction 
118 details, and a grading plan.

119 Landscape or Landscaping: Any combination of berms; living plants, such as trees, shrubs, 
120 vines, ground covers, annuals, perennials, ornamental grass, or seeding; natural features such 
121 as rock, stone, or bark chips; and structural features, including but not limited to outdoor 
122 artwork, screen walls, fences or benches that create an attractive and pleasing environment. 

123 Landscape or Landscaping Maintenance: Maintaining or keeping any landscaping, or any 
124 area required to be landscaped: 

125 A. In a live and thriving condition, with consideration for normal growth and water needs; 
126 and
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127 B. Fertilized, mowed, trimmed, edged, mulched and free from weeds, dead plants, litter, 
128 refuse, or debris in compliance with regionally accepted horticultural practice and city 
129 ordinances.

130 Landscape Plan: A plan that clearly and accurately identifies the location and species of new 
131 and existing trees, shrubs, ground covers, and other plants on a site, and any other landscape 
132 element, and includes an irrigation plan.

133 Mulch: Any organic material such as leaves, bark, wood chips, straw; inorganic material such 
134 as crushed stone or gravel; other materials left loose and applied to the soil surface for the 
135 beneficial purpose of controlling weeds and conserving soil moisture. 

136 Park Strip: A typically narrow landscaped area located between the back-of-curb and 
137 sidewalk.

138 Plant List:  A list of locally adaptable and environmentally sustainable plants for compliant 
139 Planting Plans as provided by the Washington County Water Conservancy District. 

140 Planting Plan: A Planting Plan that clearly and accurately identifies the type, size, and 
141 locations for new and existing trees, shrubs, planting beds, ground covers, grass areas, 
142 driveways, sidewalks, hardscape features, and fences. 

143 Precipitation Rate: The depth of water applied to a given area, usually measured in inches per 
144 hour.

145 Pressure Regulating Valve: A valve installed in an irrigation mainline that reduces a higher 
146 supply pressure at the inlet down to a regulated lower pressure at the outlet.

147 Pressure Compensating: A drip irrigation system that compensates for fluctuating water 
148 pressure by only allowing a fixed volume of water through drip emitters.

149 Rehabilitated Landscaping: Landscape area in which over 50% percent of existing 
150 landscaping is removed and replaced. Includes all landscaping funded in part, or completely, 
151 by Washington County Water Conservancy District’s landscape conversion program.

152 Secondary Irrigation Water: Non-potable water that is untreated and used for irrigation of 
153 outdoor landscaping.

154 Slope: A vertical rise in feet measured over a horizontal distance, expressed as a percentage, 
155 measured generally at right angles to contour lines.

156 Water-Conserving Plant: A plant that can generally survive with available rainfall once 
157 established, with possible supplemental irrigation needed or desirable during spring and 
158 summer months or during drought periods.

159
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160 CHAPTER 3: SINGLE FAMILY AND MULTIPLE FAMILY RESIDENTIAL WATER 
161 EFFICIENCY STANDARDS
162
163 These provisions are applicable to all new construction, and new development in any residential 
164 zone, or for any single family or multiple family residential development in any zone. 
165
166 __-3-1: Construction Standards
167
168 A. New single family or multiple family residential dwellings 1,000 square feet or greater 
169 shall install hot water recirculation systems, unless hot water delivery can be 
170 demonstrated to occur without first displacing more than 0.6 gallons of system water.
171
172 B. New single family or multiple family residential dwellings shall install WaterSense 
173 labeled fixtures, including, but not limited to faucets, showerheads, toilets, and urinals.
174
175 C. New single family or multiple family residential dwellings shall install Energy Star 
176 qualified appliances.
177  
178 D. All multiple family units with ground floor square footage or individually platted, shall 
179 be separately metered, submetered, or equipped with alternative technology capable of 
180 tracking the water use of the individual unit, and the information shall be made available 
181 to the resident of each unit. Individually platted condominium units are excepted if a 
182 property owners association owns and maintains the water lines and meters. All multiple 
183 family projects require separate water meters for all outdoor water usage, including 
184 landscaping. 
185
186 __-3-2: Landscape Standards
187
188 A. For all new residential construction or development, the landscaping shall meet the 
189 following requirements:  
190
191 1. Single Family Dwellings, and Multiple Family Dwelling Projects with Ten Units 
192 or Less: 
193
194 a. The total grass area shall not exceed the following: 
195 Lot size Maximum grass
196 Up to 6,000 sf 750 sf
197 Up to 12,000 sf 1,000 sf
198 Up to 18,000 sf 1,250 sf
199 Up to 24,000 sf 1,500 sf
200 More than 24,000 sf 2,000 sf
201
202 b. In addition, grass is prohibited in park strips, all landscape areas less than eight 
203 feet wide, and on any slope that exceeds 15%; and 
204

Commented [SN1]:  Council is concerned about these 
items about lowering the quality of life issues. 

Commented [SN2]:  What about water pasture land for 
animals grazing. Any exception for large farm parcels. 

Commented [SN3]:  Can be very difficult.  Bermuda 
Grass as an alternative. 

Commented [SN4]:  Calculate what lot sizes. Offer 
rebates for smart water irrigation systems. 
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205 c. Each single dwelling shall have a minimum of two water-efficient shade trees 
206 with a minimum one-and-one-half-inch (1½") caliper trunk. Each multiple 
207 family development with ten units or less shall follow city approved landscape 
208 plans for number of shade trees.
209

210 2. Multiple Family Dwelling Projects with More than Ten Units: Comply with the 
211 Landscape Standards in __-4-2, below.
212
213 __-3-3: Restrictive Covenants in Conflict with Water Efficiency Standards
214 Any homeowners or property owners association governing documents, such as bylaws, operating 
215 rules, covenants, conditions, and restrictions that govern the operation of a common interest 
216 development, recorded after passage of this ordinance, are void and unenforceable if they conflict 
217 with the water efficiency standards in this ordinance, or if they have the effect of prohibiting or 
218 restricting compliance with this ordinance. 
219
220
221 CHAPTER 4: NONRESIDENTIAL ZONES AND DEVELOPMENT WATER 
222 EFFICIENCY STANDARDS
223
224 These provisions are applicable to all new construction and new development in all nonresidential 
225 zones, and nonresidential development in any zone. 
226
227 __-4-1: Construction Standards
228
229 A. Hot water recirculation systems shall be installed, unless hot water delivery can be 
230 demonstrated to occur without first displacing more than 0.6 gallons of system water. 
231
232 B. WaterSense labeled fixtures shall be installed, including, but not limited to faucets, 
233 showerheads toilets, and urinals.
234
235 C. Energy Star qualified appliances shall be installed.
236  
237 D. All shell units with ground floor square footage, or individually platted, shall be 
238 separately metered, submetered, or equipped with alternative technology capable of 
239 tracking the water use of the individual unit, and the information shall be made available 
240 to the individual unit. Individually platted condominium units are excepted if a property 
241 owners association owns and maintains the water lines and meters. All nonresidential 
242 projects require separate water meters for all outdoor water usage, including landscaping. 
243

244 E. All carwash projects shall recirculate and limit the maximum amount of water to 35 
245 gallons per vehicle washed.
246

Commented [SN5]:  Enforcement. Maybe ways to provide 
incentives

Commented [SN6]:  Is this legal? It seems like it would be 
questioned.
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247 F. Exterior, decorative water features are prohibited, except up to five decorative water 
248 features with 50 gallon or less capacity and maintained recirculating pumps.
249

250 G. All golf courses using water district or municipal water supplies shall irrigate with 
251 secondary irrigation water and shall have separate water meters for the golf course. 
252 Irrigation with potable water is prohibited. Each golf course development shall submit 
253 and follow a water budget with the Landscape Documentation Packet and identify water 
254 conservation measures for city approval.
255
256 H. Outside misting systems shall only operate during the May through August time period 
257 where the daily high temperature is 90 degrees Fahrenheit or greater.
258
259 __-4-2: Landscape Standards
260
261 A. All new construction and new development in all nonresidential zones, and nonresidential 
262 development in any zone, shall meet the Landscape Design Standards and Irrigation 
263 Design Standards of this ordinance.  
264
265 1. Grass is not permitted outside of an active recreation area. In addition, grass is 
266 prohibited in park strips, all landscape areas less than eight feet wide, and on any 
267 slope that exceeds 15%.
268
269 2. Landscape and irrigation installers shall follow the plans that have been signed 
270 and approved by the city. 
271

272 3. Each project shall propose and follow an approved Planting Plan that has a 
273 minimum of 40% vegetative cover of a landscaped area with water-efficient 
274 shade trees and bushes adequate in number and configuration to visually enhance 
275 the project, prevent heat islands, and prevent soil erosion. The configuration of 
276 the vegetation in the Planting Plan is in the sole discretion of the city. 
277
278 4.  If secondary irrigation water is available, each project shall connect to the system 
279 for all outdoor water use. A city may make minor exceptions, allowing use of 
280 treated water for outdoor plantings in small beautification areas, in its sole 
281 discretion.
282
283 B. Required Documentation
284
285 1. Landscape Documentation Package:  A copy of a Landscape Documentation 
286 Package shall be submitted to and approved by the city prior to the issue of any 
287 building permit. A copy of the approved Landscape Documentation Package shall 
288 be provided to the property owner or site manager. The Landscape 
289 Documentation Package shall be prepared by a professional landscape architect 
290 (PLA) and shall consist of the following items:
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291
292 a. Project Data Sheet containing the following:
293
294 i. Project name and address;
295
296 ii. Applicant or applicant agent’s name, address, phone number, and email 
297 address;
298
299 iii. Landscape architect’s name, address, phone number, and email address; 
300 and 
301
302 iv. Landscape contractor’s name, address, phone number and email address, 
303 if available at this time.
304
305 b. Planting Plan. A detailed Planting Plan shall be drawn at a scale that clearly 
306 identifies the following: 
307
308 i. Location of all plant materials, a legend with common and botanical 
309 names, and size of plant materials; 
310
311 ii. Property lines and street names; 
312
313 iii. Existing and proposed buildings, walls, fences, utilities, paved areas and 
314 other site improvements; 
315
316 iv. Existing trees and plant materials to be removed or retained; 
317
318 v. Scale: graphic and written; 
319
320 vi. Date of design;
321
322 vii. Designation of hydrozones, and
323
324 viii. Details and specifications for tree staking, soil preparation, and other 
325 planting work. 
326
327 c. Irrigation Plan. A detailed irrigation plan shall be drawn at the same scale as 
328 the Planting Plan and contain the following information: 
329
330 i. Layout of the irrigation system and a legend summarizing the type and 
331 size of all components of the system, including manufacturer name and 
332 model numbers;
333
334 ii.   Static water pressure in pounds per square inch (psi) at the point of 
335 connection to the public water supply;
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336
337 iii.   Flow rate in gallons per minute and design operating pressure in psi for 
338 each valve and precipitation rate in inches per hour for each valve with 
339 irrigation equipment (i.e., sprinklers, drip emitters, bubblers, etc.); and
340
341 iv.  Installation details for irrigation components.
342
343 d. Grading Plan. A grading plan shall be drawn at the same scale as the Planting 
344 Plan and shall contain the following information: 
345
346 i. Property lines and street names, existing and proposed buildings, walls, 
347 fences, utilities, paved areas and other site improvements; and
348
349 ii.   Existing and finished contour lines and spot elevations as necessary for 
350 the proposed site improvements, as well as drainage.
351
352 2. Plan Review, Construction Inspection, and Post-Construction Monitoring.
353
354 a.    As part of the building permit approval process, a copy of the Landscape 
355 Documentation Package shall be submitted with a city provided pre-
356 submittal checklist completed to initiate a review and approval process 
357 before construction begins.
358
359 b. All installers and designers shall meet state and local license, insurance, and 
360 bonding requirements, and be able to show proof of such.
361
362 c. During construction, site inspection of the landscaping may be performed by 
363 the city Building Inspection Department or other entity tasked with 
364 approvals.
365
366 d. Following construction, and prior to issuing an occupancy permit, an 
367 inspection shall be scheduled with the Building Inspection Department or 
368 other appointed entity to verify compliance with the approved landscape 
369 plans. The Certificate of Substantial Completion shall be completed by the 
370 property owner, developer, contractor or landscape architect and submitted 
371 to the city. 
372
373 e. The city or other appointed entity reserves the right to perform site 
374 inspections at any time before, during or after the irrigation system and 
375 landscape installation, and to require corrective measures if requirements of 
376 this ordinance are not satisfied.  
377
378
379
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380

381 CHAPTER 5: LANDSCAPE AND IRRIGATION DESIGN STANDARDS FOR ALL 
382 NEW DEVELOPMENT IN ANY ZONE
383
384 10-5-1: Plant Selection
385
386 Plants shall be well-suited to the microclimate and soil conditions at the project site. Native, locally 
387 adaptable and environmentally sustainable plants are acceptable. See the Washington County Water 
388 Conservancy District’s recommended plant list on wcwcd.org. Plants with similar water needs shall 
389 be grouped together as much as possible into hydrozones for efficient irrigation. Invasive plant 
390 species as identified by the city shall not be planted.
391
392 A. Areas with slopes greater than 15% shall be landscaped with deep-rooting, water-conserving 
393 plants that do not include grass. 
394
395 B. Park strips and other landscaped areas less than eight (8) feet wide shall be landscaped with 
396 water-conserving plants and/or mulch that do not include grass.
397
398 10-5-2: Tree Selection
399
400 Tree species shall be selected based on growth characteristics and site conditions, including available 
401 space, overhead clearance, soil conditions, exposure, and desired color and appearance. Trees shall 
402 be suited for water-efficient landscapes. Trees shall be selected and planted in accordance with the 
403 following city guidance:

404 A. Broad canopy trees shall be selected where shade or screening of tall objects is desired; 
405
406 B. Low-growing trees shall be selected for spaces under utility wires; 
407
408 C. Select trees from which lower branches will be trimmed to maintain a healthy growth habit 
409 where visual clearance and natural surveillance is a concern;
410
411 D. Narrow or columnar trees shall be selected for small spaces, or where awnings or other 
412 building features limit growth, or where greater visibility is desired between buildings and 
413 the street for natural surveillance;
414
415 E. Tree placement shall provide canopy cover (shade) and avoid conflicts with existing trees, 
416 retaining walls, above and below ground utilities, lighting, and other obstructions; and
417

418 Trees shall be irrigated on a separate hydrozone as needed for efficient irrigation and allow for 
419 watering under water-shortage conditions when other plant material may not be watered due to 
420 drought conditions.

421
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422 __-5-3: Irrigation Design Standards

423 A. Pressure Regulation. A pressure regulating valve shall be installed by the builder or 
424 developer, and maintained by the owner, if the static service pressure exceeds 90 pounds per 
425 square inch (psi). The pressure-regulating valve shall be located between the meter and the 
426 first point of water use, or first point of division in the pipe, and shall be set at the 
427 manufacturer’s recommended pressure for the sprinklers. 
428
429 B. Irrigation Controller. It is required that landscaped areas use a WaterSense labeled smart 
430 irrigation controller, which automatically adjusts the frequency and/or duration of irrigation 
431 events in response to changing weather conditions. All controllers shall be equipped with 
432 automatic rain delay or rain shut-off capabilities and have memory retention capability to 
433 retain pre-programmed irrigation schedules. Sites are not exempt from water waste 
434 prohibitions.  
435
436 C. Each valve shall irrigate a landscape with a similar site, slope and soil conditions, and plant 
437 materials with similar watering needs. Grass, trees and non-grass areas shall be irrigated on 
438 separate valves. Drip emitters and sprinklers shall be placed on separate valves. 
439
440 D. Low-volume irrigation equipment (i.e., drip emitters, bubblers) shall be provided for each 
441 tree. 
442
443 E. Drip irrigation shall be used to irrigate plants in non-grass areas. Spray head to drip 
444 conversion for rehabilitated landscape sites may be acceptable with city approval of Irrigation 
445 Plans.
446
447 F. High conservation efficiency spray nozzles are required for sprinkler applications. 
448
449 G. Sprinkler heads shall have matched precipitation rates with each control valve circuit.
450
451 H. Sprinkler heads shall be attached to rigid lateral lines with flexible material (swing joints) to 
452 reduce potential for breakage.
453
454 I. Check valves are required. Pressure compensating valves and sprinklers are required where a 
455 significant variation in water pressure occurs within the irrigation system due to elevation 
456 differences. 
457
458 J. Filters and end-flush valves shall be provided for drip irrigation lines.
459
460 K. Landscape watering with potable (treated) water is prohibited from 10 a.m. to 8 p.m., from 
461 June 1 to September 1, to maximize irrigation efficiency. 
462
463 L. Water waste is prohibited. Waste includes overwatering, irrigating during a precipitation 
464 event, water that sprays or flows off your property, failure to comply with drought 
465 restrictions and/or a failure to repair irrigation system leaks and/or malfunctions in a timely 
466 manner. 
467
468 Overwatering can be avoided by following the water district’s recommended irrigation 
469 schedule and practices as noted on wcwcd.org. The generally recommended schedule is:
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470  Winter (Nov – Feb) – sprinkler and drip irrigation up to 1 day a week. Irrigation is 
471 typically not needed in December and January
472  Spring (Mar – April) – sprinkler irrigation up to 3 days a week and drip irrigation up 
473 to 2 days a week
474  Summer  (May – Aug) – sprinkler irrigation up to 4 days a week and drip irrigation 
475 up to 3 days a week
476  Fall (Sept – Oct) – sprinkler irrigation up to 3 days a week and drip irrigation up to 2 
477 days a week 

478 M. Program valves for multiple repeat cycles are required to reduce runoff on slopes and for 
479 soils with slow infiltration rates. 
480
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 10-11-2: ZONE PURPOSES:

D.   Commercial Zones: Commercial zones provide areas where a combination of 
business, commercial, entertainment, office, and related activities may be established, 
maintained and protected. Commercial zones are intended to provide a suitable 
environment for those commercial and service uses vital to the economic base of the 
city.

     4.   The purpose of the PC zone is to provide areas  of mixed use developments 
where a combination of destination-orienteddestination oriented business, retail 
commercial, entertainment, high density housing, and related uses may be established, 
maintained, and protected to serve both residents and nonresidents of the city. Typical 
uses in this zone include large scale, master planned commercial centers with outlying 
commercial pads, big box stores, offices, and various types of high density residential 
uses.

10-15-1: PURPOSE:
See section 10-11-2 of this title. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

10-15-2: SC10-15-1: PURPOSE:
See section 10-11-2 of this title. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

SCOPE:
The provisions of this chapter shall apply to any real property located in a commercial 
zone as shown on the official zoning map. No building, structure or real property shall 
be used and no building or structure shall be hereafter erected, structurally or 
substantially altered, or enlarged except as set forth in this chapter. Such requirements 
shall not be construed to prohibit or limit other applicable provisions of this title, this 
Code, or other laws. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

10-15-3: USES ALLOWED:
   A.   Permitted And Conditional Uses: Permitted and conditional uses allowed within 
commercial zones shall be as set forth in table 10-15-1 of this section. Permitted and 
conditional uses are indicated by a "P" or "C", respectively, in the appropriate column. 
Uses not permitted are indicated by "N". Any use not shown on table 10-15-1 of this 
section shall be prohibited unless the Zoning Administrator determines the use is 
substantially the same as a permitted or conditional use as provided in subsection 10-7-
18E4 of this title.

TABLE 10-15-1

PERMITTED AND CONDITIONAL USES ALLOWED IN COMMERCIAL ZONES
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Zones

Use NC GC HC PC POC

Residential uses:      

Building, accessory P N N P P

Dwelling, multiple-family4 N N N P P

Dwelling, single-family4 N N N P N

Dwelling, temporary N N N N N

Dwelling, two-family4 N N N P P

Manufactured home N N N N N

Manufactured/mobile home park N N N N N

Protective housing facility N N N N N

Rehabilitation/treatment facility N P P P P

Residential facility for elderly persons1 P N N P P

Residential facility for persons with a 

disability1
P N N P P
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Residential facility for troubled youth N N N N N

Transitional housing facility N N N N N

Public and civic uses:      

Auditorium or stadium N P P P N

Bus terminal N P P P N

Cemetery P P P P P

Church or place of worship P P P P P

Club or service organization P P P P P

Convalescent care facility N P P P N

Cultural service P P P P P

Golf course P P P P P

Government service N P P P N

Hospital N P P P N

Operations center N P P P P

Park P P P P P

Post office P P P P P

Protective service P P P P P
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Reception center C P P P P

Utility, major3 N N N C C

Utility, minor3 P P P P P

Utility substation3 P P P P P

Commercial uses:      

Agricultural sales and service N P P P N

Animal hospital P P P P N

Bail bond service N P P P N

Bank or financial institution P P P P P

Bed and breakfast, home N N N N N

Bed and breakfast inn P P P P N

Business equipment rental, services, 
and supplies

P P P P P

Car wash P P P P P

Club, private N P P P N

Construction sales and service N P P N N

Convenience store P P P P P
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Family child daycare facility2 P N N PN N

Family child group daycare facility2 P N N PN N

Family child residential certificate care 

facility2
P N N PN N

Family childcare center P P P P P

Funeral home N P P P N

Garden center P P P P P

Gas and fuel, storage and sales N N C N N

Gasoline service station P P P P N

Hostel N P P P N

Hotel N P P P N

Kennel C P C C C

Kennel, residential P N N N N

Laundry or dry cleaning, limited P P P P P

Liquor store N P P P N

Media service P P P P P

Medical or dental laboratory N P P P N
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Medical service P P P P P

Motel N P P P N

Office, general P P P P P

Parking garage, public N P P P P

Parking lot, public N P P P P

Pawnshop N N P P N

Personal care service P P P P P

Personal instruction service P P P P P

Printing and copying, limited P P P P P

Printing, general N P P P P

Produce stand P P P PN P

Recreation and entertainment, indoor P P P P P

Recreation and entertainment, 
outdoor

N P P P N

Recreational vehicle park N N P NP N

Repair service P P P CP P

Research service N P P NP N

Restaurant, fast food P P P P P
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Restaurant, general P P P P P

Retail, general P P P P P

Secondhand store P P P P P

Shopping center P P P P P

Takeoff and landing of aircraft N N N N N

Tattoo establishment P P P N N

Tavern N P P P N

Temporary trailer P P P P P

Transportation service N P P CP N

Vehicle and equipment rental or sale N P P CP N

Vehicle and equipment repair, general N P P N N

Vehicle repair, limited N P P CP P

Veterinary service P P P N N

Warehouse, self-service storage P P N N N

Wireless telecommunication facility See section 10-50-5, table 10-50-1 of this 
title

Industrial uses:      

Laundry services N N N P N
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Wholesale and warehousing, general N N N P N

Wholesale and warehousing, limited N N N N N

 

   Notes:

      1.    See chapter 46 of this title.

      2.    See chapter 42 of this title.

      3.    See chapter 45 of this title.

      4.    In the area designated as Downtown District on the General Plan map, existing 
single family residential uses may continue as permitted residential uses. Use and 
development standards for an R-1-8 Zone shall apply. Existing approved multi-family 
and two family uses may continue as permitted residential uses. Use and development 
standards for an RM-2 Zone would apply. No new residential uses are permitted.

(Ord. 2016-11, 11-17-2016; amd. Ord. 2017-14, 8-17-2017)

   B.   Accessory Uses: Permitted and conditional uses set forth in table 10-15-1 of this 
section shall be deemed to include accessory uses and activities that are necessarily 
and customarily associated with and incidental and subordinate to such uses.

      1.   Accessory uses shall be subject to the same regulations that apply to permitted 
and conditional uses in the same zone except as otherwise expressly provided in this 
title.

      2.   No accessory use, building, or structure shall be allowed on a lot unless a 
permitted or conditional use has been established. (Ord. 2017-14, 8-17-2017)

      3.   Accessory uses in commercial zones shall include, but not be limited to, the 
following:

         Accessory dwelling units attached to a commercial permitted use structure or on 
the same lot and under same ownership as a permitted use structure.

         Accessory dwelling units for security and maintenance personnel.

         Cafeterias, dining halls and similar food service facilities when located within the 
main use and operated primarily for the convenience of employees, residents, clients, or 
visitors to the main use.
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         Garages and off street parking areas, subject to applicable standards of chapter 
34, "Off Street Parking And Loading", of this title.

         Recreational areas and facilities for the use of employees.

         Recycling collection stations.

         Refreshment stands and food and beverage sales located in uses involving public 
assembly.

         Temporary uses, subject to applicable standards of chapter 48, "Temporary 
Uses", of this title. (Ord. 2012-8, 10-18-2012; amd. Ord. 2017-14, 8-17-2017)

C. Conditional Uses

1. Conditional uses may be considered by the Planning Commission if the use fits 
with the surrounding uses and will not cause any objectionable conditions as laid 
out in 10-15-7

2. For a repair service, transportation service, or vehicle and equipment rental or 
sale these uses should be near major roadways and have sufficient setback from 
residential parts of the development 

10-15-4: DEVELOPMENT STANDARDS:
Development standards within commercial zones shall be as set forth in table 10-15-2 
of this section.

TABLE 10-15-2

DEVELOPMENT STANDARDS IN COMMERCIAL ZONES

 

ZonesDevelopment Standard

NC GC HC PC POC

Lot standards:

Minimum lot area No 
requirement

No 
requirement

No 
requirement

5 acres (see 
note 3)

5 acres

Commented [1]: Probably need an exact 
number but no idea what that should be
Commented [2]: Should be moved to 10-15-
7
Commented [3R3]: But leave cross-
reference in the footnote so it is clear where 
to go to look for the standards.
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Minimum lot width No 
requirement

No 
requirement

No 
requirement

No 
requirement

No 
requirement

Building standards:

Maximum height, main building1 35 feet 35 feet 35 feet 55 feet 55 feet

Maximum height, accessory 
building

20 feet 20 feet 20 feet 20 feet 20 feet

Setback standards - front yard:

All buildings2 20 feet 20 feet 20 feet 10’, 
corner  
lots 20’ 20 
feet

20 feet

Setback standards - rear yard:

Main building

Accessory building

New building on a lot abutting an existing agricultural or residential use: 10 
feet

Otherwise: No requirement

Setback standards - interior side yard:

Main building

Accessory building

New building on a lot abutting an existing agricultural or residential use: 10 
feet

Otherwise: No requirement

Setback standards - street side yard:
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Main building 20 feet 20 feet 20 feet 20 feet 20 feet

Accessory building Not 
permitted

Not 
permitted

Not 
permitted

Not permitted Not permitted

 

Notes:

      1.   Except as otherwise permitted by subsection 10-15-7A of this chapter.

      2.   Except as modified by the provisions of subsection 10-37-12F, "Setback 
Measurement", of this title.

3. An area less than five acres may be zoned for Planned CommercialCommerical use 
if the City Council finds that the zoning meets the following:

a. The zone change meets the standards within Hurricane City Code 10-7-7.

b. The property is sufcientily incorporatedincoperated into an existingexcisting 
commercial or multi-family development, and the proposed change will further 
the purpose of the Planneding CommercialCommerical Zone.

(Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

10-15-5: REGULATIONS OF GENERAL APPLICABILITY:
The use and development of real property in commercial zones shall conform to 
regulations of general applicability as set forth in the following chapters of this title:

   A.   Design and compatibility standards: See chapter 33 of this title.

   B.   Landscaping and screening: See chapter 32 of this title.

   C.   Motor vehicle access: See chapter 35 of this title.

   D.   Natural resource inventory: See chapter 31 of this title.

   E.   Off street parking: See chapter 34 of this title.

   F.   Signs: See chapter 36 of this title.

   G.   Supplementary development standards: See chapter 37 of this title. (Ord. 03-5-1, 
5-1-2003, eff. 6-1-2003)

10-15-6: REGULATIONS FOR SPECIFIC USES:
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To the extent that use and development of real property includes any matter 
encompassed by a regulation for a specific use as set forth in division 6 of this title, 
such regulation shall apply in addition to the requirements of this chapter and shall 
prevail over any conflicting provision of this chapter. (Ord. 03-5-1, 5-1-2003, eff. 6-1-
2003)

10-15-7: SPECIAL REGULATIONS:
   A.   Increased Height: Notwithstanding the height limitations shown in section 10-15-4 
, table 10-15-2 of this chapter a greater building height may be allowed in a commercial 
zone for a commercial use pursuant to a conditional use permit.

   B.   Use Within An Enclosed Building: Each use specified in section 10-15-3 , table 
10-15-1 of this chapter shall be conducted completely within a completely enclosed 
building, except for the parking of motor vehicles and services to persons therein.

   C.   Dust, Odor, Smoke, Noise, And Vibration: Each use specified in section 10-15-3 , 
table 10-15-1 of this chapter shall be free from objectionable dust, odor, smoke, noise, 
and vibration.

   D.   Highway Commercial Zone Location: For property abutting SR-9, the Highway 
Commercial Zone shall begin at the highway right-of-way line and shall extend a 
distance of five hundred feet (500') from the State highway right-of-way line.

   E.   Vendor Carts: Vendor carts, as defined below, are subject to the following 
definitions, rules and limitations:

10-15-8: Planned Commercial Standards

A. Planned Commercial Developments shall incorporate elements of commercial 
and residential within each zoned area and development. 

B. Mix Use Types: Planning Commercial Developments shall incorporate both 
commercial and residential uses. 

a. Horizontal Mix Use: Development that combines single-use buildings on 
distinctrict parcels oin a range of land uses in a planned development 
project. 

b. Vertical Mixed Use: Development that combines different uses in the 
same building. Commercial or public uses shall only occupy lower levels.  

A.c. Live/work Units: A live/work unit is defined as a single unit 
consisting of both a commercial/office and a residential component that is 
occupied by the same resident. The live/work unit shall be the primary 
dwelling of the occupant. Livework units must be deed-restricted that 
these units may only be owner-occupied and can not be sublet to long-
term or short-term renters. 

Commented [4]: Limit the size of live work to 
single bed room at most.

Commented [5]: Allow for long term renter 
for the full unit or owner occupied.
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C. A preliminary site plan shall be submitted with every zone change to Planned 
Commercial. Site plan shall have:

a. A minimum of 20% of floor area shall be used for commercial uses listed 
within table 10-15-1. A minimum of 20% of floor area shall be used for 
long-term residential use as listed within table 10-15-1.

1. The Planning Commission may approve a lower percentage of 
housing for developments that are adjacent to multi-family 
development.

2. The Planning Commission may approve a lower percentage for 
commercial development if the project is located within or adjacent 
to existing commercial property. 

1.3. Each project shall have a mixture of use, including 
commercial and housing. 

4. Residential Density: Residential Units shall not exceed 20 units an 
acre for residential areas.

a. Horizontal Mix Use: Residential areas shall be calculated 
based on the footprint of residential buildings and sections of 
buildings, parking, amenities, and roadways that primarily 
serve residential areas.

b. Vertical Mix Use: Buildings shall be measured by the 
percentage of space within the building that is used to 
occupy commercial vs residential. Then the percentage of 
each use shall apply to the footprint of the building to 
calculate density, including residential parking, amenities, 
and roadways that primarily serve residential areas.

i. Example: If a two-story building has a building 
footprint of 10,000 sq. ft. and the first floor is 
completely commercial use and the second floor is 
residential use, then 5,000 sq. ft. shall count towards 
the density of residential use. 

c. Live/work Units: Units that meet the definition contained 
within the chapter shall be considered commercial use and 
shall not count toward the overall density of the project.

d. Shared Uses: Amenities and parking shall be designed with 
both commercial and residential uses in mind. Amenities that 
both serve residential and commercial uses shall count 
toward residential density area. 

i. Parking: Shared Parking must comply with Hurricane 
City Code 10-34-9. 
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b. A development agreement between the city and the applicant may be 
required by the city council and executed before the zoning designation 
shall be effective. 

C. Each Planned Commercial development shall provide a preliminary site and final site 
plan as required in Hurricane City Code 10-7.
 
D. Landscaping:  Landscaping within a Planned Commercial development shall follow 
the following standards:

1. Street trees are required for every 50’ of frontage. These trees may be 
incorporated within park strips, landscape buffers, or planter boxes within the 
right-of-way. 

2. The applicant shall comply with Hurricane City Standards for landscaping.
3. In lieu of a 10’ landscaping buffer along the right-of-way frontage, an applicant 

can provide that space for sidewalks, outdoor dining, and retail space that 
enhances the neighborhood’s walkability.  

4. Parking lots and parking courts shall remain buffered by a 10’ landscape area 
with one tree and three shrubs for every 35’ linear feet.

E. Off Street Parking: Parking lots shall not be located in front of buildings nearest the 
right-of-way but shall be contained within parking courts located to the side or behind 
buildings that front the right-of-way. Buildings may be located behind parking lots if 
other buildings are fronting onto the right-of-way, and a pedestrian path can be used to 
access the building from the right-of-way. 

F. Street Design: A Developer or the City may propose different street cross-sections 
that enhance walkability, street life, outdoor gathering, traffic calming, street parking, 
and beautification. The City Council maymust approve a different streetnew cross-
section with a recommendation from the Planning Commission. 

Commented [6]: Buffered from what?  From 
the street?
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10-3-4 DEFINITIONS OF WORDS AND PHRASES
ACCESSORY DWELLING UNIT: A subordinate residential dwelling unitliving area 
created within a single-family dwelling or on the same residential lot as a single-family 
dwelling which meets the requirements of chapter 41 of this title.

10-41-1: PURPOSE:
The purpose of this chapter is to establish use and development regulations for 
accessory dwelling units. These regulations are intended to ensure that limited use of 
accessory dwelling units allowed in a residential zone do not disturb the single-family 
residential character of a neighborhood. (Ord. 2018-04, 4-5-2018)

10-41-2: SCOPE:
The requirements of this chapter shall apply to all accessory dwelling units in single-
family zones. Such requirements shall not be construed to prohibit or limit other 
applicable provisions of this title, this Code, and other laws. (Ord. 2018-04, 4-5-2018)

10-41-3: PERMITTED USE:
The accessory dwelling units described below shall be allowed as permitted uses in any 
residential zone, or any other zone in which such uses are permitted uses, subject to 
the development standards of section 10-41-4 of this chapter. The definition of each use 
is set forth in chapter 3 of this title.

Accessory dwelling units.

Guesthouse or casita.

Kitchen. (Ord. 2018-04, 4-5-2018)

10-41-4: DEVELOPMENT STANDARDS; PERMITTED USE:
The development standards set forth in this section shall apply to any accessory unit 
allowed as a permitted use.

   A.   Definition; Setbacks And Size: An accessory dwelling unit is an accessory use to 
the main residential dwelling unit. Setbacks and size and lot coverage limitations 
established for accessory buildings in each zone shall apply.

   B.   Egress And Life Safety Requirements: The dwelling unit must meet egress and 
life safety requirements of the International Residential Building Code.

   C.   Ownership: The owner or immediate family member of the owner of the main 
dwelling unit shall occupy the main dwelling unit on the residential property as 
his/hers/their primary residence before an accessory dwelling unit may be rented.

   D.   Limit: Only one accessory dwelling unit and/or casita shall be established on one 
residential property.Only one accessory dwelling unituint and/or casita shall be 
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established on one residential property.  Multiple accessory dwelling units shall be 
allowed by a conditionalcondtional use permit. 

Parking Plan
Landscaping Plan
OccupancyOccupany plan: No more than 10 people shall be allowed

   E.   Entrance: The accessory dwelling unit shall have its own outside entrance.

   F.   Landscaping: Landscaping shall be provided and maintained to minimize impact 
on neighboring properties, to retain residential character, and to provide a visual buffer 
for onsite parking in relation to adjacent properties and the street. Landscaping may 
include, but shall not be limited to, planting trees in the park strip.

   G.   Secondary Use: The accessory dwelling unit shall be clearly incidental and 
secondary to the primary use of the dwelling for residential purposes.

   H.   Maximum Size, Impervious Surface: The accessory dwelling unit, if it is detached, 
must meet the size limitations for the zone or have been granted a conditional use 
permit.

   I.   Residential Hosting: OneAn detached accessory dwelling unit may be used per 
residential lot for residential hosting pursuant to the terms of licensing for residential 
hosting. (Ord. 2018-04, 4-5-2018)

10-41-5: COMPLIANCE WITH DEVELOPMENT STANDARDS:
   A.   Residential properties with accessory dwelling units found to be in violation of the 
development standards set forth in section 10-42-4 of this title shall be subject to all 
applicable remedies set forth in chapter 9 of this title to ensure compliance.

   B.   Residential properties with a restrictive easement that does not permit renting of 
an accessory dwelling unit must apply to the Planning Department to have that 
restrictive easement lifted before obtaining a rental permit.

   C.   In order to ensure accessory dwelling units meet the development standards, a 
permit must be issued by the Planning Department for the rental use of the unit. (Ord. 
2017-03, 1-19-2017)

Sec. 10-51-4. Development standards; home bed and breakfast and residential hosting 
facilities.
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The development standards set forth in this section shall apply to all home bed and breakfast 
and residential hosting facilities.

A.   Location. home bed and breakfast or a residential hosting facility shall be located in a 
single family residential structure deemed suitable for habitation.

B.   Guestrooms. Rentable guestrooms shall be limited to not more than four bedrooms (not 
to be rented separately and individually), in the priminary building or the entirety of aa single 
room in a detached ADU for each home bed and breakfast or residential hosting facility  in 
addition to the rooms occupied by the full time residents. Total number of people, including 
owner, owner's family, and guests occupying the home at one time shall be no more than ten. 
Maximum occupancy must be posted in each room.

C.   Current codes. Guestrooms must meet current International Residential Code codes for 
egress and be provided with smoke and CO2 detectors. A fire exiting route plan must be posted 
in each sleeping room.

D.   Meals. If meals are offered, meals shall be served only:

1.   To overnight guests.

E.   Landscaping. Landscaping shall be provided and maintained to minimize impact on 
neighboring properties, to retain residential character, and to provide a visual buffer for on site 
parking in relation to adjacent properties and the street. Landscaping may include, but shall not 
be limited to, planting trees in the park strip.

F.   Parking. Nonfrontage, off street parking shall be provided as follows:

1.   Two spaces for owner.

2.   One space per guestroom.

3.   Parking must be located on the same property as the guestrooms.

4.   Tandem parking is permitted for one space only.

5.   Off street parking may not be provided within the front yard setback other than the 
existing driveway. (?)

6.   Landscaping is required between parking and adjoining residential properties. (?)

G.   Signs. Only one sign not larger than one foot by two foot in size may be used to 
advertise a home bed and breakfast or residential hosting facility. The sign may not be 
illuminated unless by a single down facing low wattage fixture.

H.   Street standards. A home bed and breakfast or residential hosting facility shall be 
located on a street that meets fire code requirements.
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I.    Structural modifications. Structural modifications may not be made to separate sleeping 
rooms from the remainder of the house without a valid building permit.

J.    Other regulations. A home bed and breakfast or residential hosting facility is subject to 
all other applicable sections of this Code, including, but not limited to, building and fire codes, 
transient lodging facility regulations, and transient room tax requirements.

 Sec. 10-7-9. Conditional use permit.

A.   Purpose. This section sets forth procedures for considering and approving conditional 
use permits.

B.   Authority.

1.   The Planning Commission is authorized to issue conditional use permits for the following 
uses:

Agricultural industry.

Agritourism activities.

Animal specialties.

Assisted living facility.

Greater heights than permitted by this Code in all zones except residential and residential 
agricultural zones.

Greater size than permitted by this Code in all zones except residential and residential 
agricultural zones.

Metal building in commercial and residential zones.

Multi family in commercial zones.

Multiple accessory dwelling units in residential and commercial zones

Public stable.

Reception center.

Recreation and entertainment, outdoor.

2.   The Zoning Administrator is authorized to issue conditional use permits for the following 
uses:

Animals and fowl for recreation and family food production.
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Greater size accessory buildings than permitted by this Code in residential zones.

Greater size accessory buildings than permitted by this Code in residential and residential 
agricultural zones.

Greater height accessory buildings than permitted by this Code in residential and residential 
agricultural zones.

C.   Initiation. A property owner, or the owner's agent, may request a conditional use permit 
as provided in subsection D1 of this section.

D.   Procedure. An application for a conditional use permit shall be considered and 
processed as provided in this subsection.

1.   A complete application shall be submitted to the office of the Zoning Administrator in a 
form established by the administrator along with any fee established by the City's schedule of 
fees. The application shall include at least the following information:

a.    The name, address and telephone number of the applicant and the applicant's agent, if 
any;

b.   The address and parcel identification of the subject property;

c.    The zone, zone boundaries and present use of the subject property;

d.   A description of the proposed conditional use;

e.   A plot plan showing the following:

(1)  Applicant's name;

(2)  Site address;

(3)  Property boundaries and dimensions;

(4)  Layout of existing and proposed buildings, parking, landscaping, and utilities; and

(5)  Adjoining property lines and uses within 100 feet of the subject property;

f.    Traffic impact analysis, if required by the City Engineer or the Planning Commission;

g.    A statement by the applicant demonstrating how the conditional use permit request 
meets the approval standards for the conditional use desired; and

h.   Such other and further information or documentation as the Zoning Administrator may 
deem necessary for proper consideration and disposition of a particular application.
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2.   After the application is determined to be complete, the Zoning Administrator shall 
schedule a public meeting before the Planning Commission as provided in section 10-7-4 of this 
chapter or shall review the application to determine if it meets the standards for an 
administrative conditional use permit.

3.   A staff report evaluating the application shall be prepared by the Zoning Administrator for 
a conditional use permit that will be reviewed by the Planning Commission.

4.   The Planning Commission shall hold a public meeting and shall thereafter approve, 
approve with conditions, or deny the application pursuant to the standards set forth in 
subsection E of this section. A conditional use shall be approved if reasonable conditions are 
proposed or can be imposed to mitigate the reasonably anticipated detrimental effects of the 
proposed use in accordance with applicable standards. If the reasonably anticipated detrimental 
effects of a proposed conditional use cannot be substantially mitigated by the proposal or the 
imposition of reasonable conditions to achieve compliance with the applicable standards, the 
conditional use may be denied.

5.   After the Planning Commission or Zoning Administrator makes a decision, the Zoning 
Administrator shall give the applicant written notice of the decision.

6.   A record of all conditional use permits shall be maintained in the office of the Zoning 
Administrator.

E.    Approval standards. The following standards shall apply to the issuance of a conditional 
use permit:

1.   A conditional use permit may be issued only when the proposed use is shown as 
conditional in the zone where the conditional use will be located, or by another provision of this 
title.

2.   Standards for each use must be reviewed. Specific standards are set forth for each use 
in subsections E2a through E2lg of this section:

E2a-E2k removed for brevity

L. Standards for multiple accessory dwelling units in a residential or commercial zone

1. Multiple accessory dwelling units may be permitted based on the lot area of the property 
at a rate in the table below assuming all other conditions for an accessory dwelling unit 
are met.

Lot Area Number of Accessory Dwelling Units

0-0.49 acres 1
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0.5-1 acres 2

1-1.49 acres 3

1.5 and more acres 4

2. Fifty percent (50%) of the land area on the lot must be free of building
3. A parking plan must be provided that shows adequate off street parking on the lot at a 

rate of one space per bedroom
1.4. A landscape plan must be provided that shows how buildings will be shielded 

from other residential lots
2.5. Occupancy plan: no more than ten (10) people can stay in one (1) building
6. Only one (1) accessory dwelling unit can be used as a short term rental. All others must 

be for long term occupancy or as a guesthouse for non-paying guests.

7. Separate conditional use permits must be received for every accessory building that 
does not meet the height or size requirements of 10-13-4 

F.    Appeal of decision. Any person adversely affected by a decision of the Planning 
Commission regarding the transfer, issuance, or denial of a conditional use permit may appeal 
such decision to the Appeals Board by filing written notice of appeal stating the grounds therefor 
within 14 days from the date of such decision.

G.   Appeal of decision by Zoning Administrator. Any decision of the Zoning Administrator 
regarding the issuance or denial of a conditional use permit, shall, upon request by the applicant 
within ten days after a determination by the Zoning Administrator, be submitted for a de novo 
review and decision by the Planning Commission at their next available meeting.

H.   Effect of approval. A conditional use permit shall not relieve an applicant from obtaining 
any other authorization or permit required under this title or any other title of this Code.

1.   A conditional use permit may be transferred so long as the use conducted thereunder 
conforms to the terms of the permit.

2.   Unless otherwise specified by the Planning Commission and subject to the provisions 
relating to amendment, revocation or expiration of a conditional use permit, a conditional use 
permit shall be of indefinite duration and shall run with the land.

I.     Amendment. The procedure for amending any conditional use permit shall be the same 
as the original procedure set forth in this section.

J.    Revocation. A conditional use permit may be revoked as provided in section 10-9-6 of 
this title.
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1.   In addition to the grounds set forth in section 10-9-6 of this title, any of the following shall 
be grounds for revocation:

a.    The use for which a permit was granted has ceased for one year or more;

b.   The holder or user of a permit has failed to comply with the conditions of approval or any 
City, state, or federal law governing the conduct of the use;

c.    The holder or user of the permit has failed to construct or maintain the site as shown on 
the approved site plan, map, or other approval materials; or

d.   The operation of the use or the character of the site has been found to be a nuisance or 
a public nuisance by a court of competent jurisdiction in any civil or criminal proceeding.

2.   No conditional use permit shall be revoked against the wishes of the holder or user of 
the permit without first giving such person an opportunity to appear before the Planning 
Commission and show cause as to why the permit should not be revoked or the conditions 
amended. Revocation of a permit shall not limit the City's ability to initiate or complete other 
legal proceedings against the holder or user of the permit.

K.   Expiration. A conditional use permit shall expire and have no further force or effect if the 
building, activity, construction, or occupancy authorized by the permit is not commenced within 
one year after approval.

(Ord. No. 2021-05 , 6-3-2021)
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Site Plan Design Ordinance Updates

As part of the 2021 General Plan Update there were a number of improvements to current city 
ordinances that were suggested to help improve open space and our trail systems, protect our 
night sky, and promote the building of diverse housing types within the city. With those goals in 
mind there has been a desire to update our site plan design ordinances in Title 10 Chapter 33 and 
elsewhere within the city code. This is a brief explanation for the changes that are being 
proposed and why they are being proposed in this way.

Multi Family Open Space

As part of our current ordinances 50% of total land area in multi-family developments must be 
open space. As the current definition of open space is incredibly broad, currently a development 
can be in compliance with this code by covering 50% of the property in parking lots, or including 
otherwise unusable sensitive lands. This is also an extreme number, not consistent with what just 
about any city in the region is doing, and has never been strictly enforced through the years. We 
are proposing lowering the amount of required open space to 20% but making the definition of 
open space much stricter. We propose defining open space as excluding parking areas and 
unimproved sensitive lands and requiring amenities to be provided within this open space.

Outdoor Lighting

The General Plan identified the city’s dark skies as a valuable natural resource for the 
community. Zion National Park was recently declared a Dark Sky Park and astro-tourism is a 
valuable part of the city’s tourism industry. To quote directly from the General Plan: 

“Over the past several years, many rural communities or communities 
surrounding large areas of protected lands, such as national parks have been 
pushing to reduce light pollution….
Protecting these night skies provides a beautiful natural asset for the community, 
but it can also offer an economic advantage. Since most light pollution comes 
from unnecessary outdoor lighting , or lighting that is not properly shielded, 
eliminating excess outdoor lighting can improve visibility of the night sky can 
save millions of dollars”

One of the goals of the General Plan is to add more forceful and less confusing language, while 
still providing necessary exceptions, to the city code. It is important to note that most of the more 
recent development in the city already meets this code. This code is very similar to what has 
been done by other cities in the region.

Page 213 of 232



Pedestrian Circulation

The General Plan as well as the Active Transportation Master Plan endorse continued buildout of 
the city’s pedestrian network. Pedestrian networks throughout large planned developments, 
multifamily or otherwise, are important and it is important that the developments have these 
types of connectivity with other properties. We are proposing that applicants provide a plan to 
show us the pedestrian connectivity between their properties and adjacent properties for the 
health of the community. As well we are proposing that new applicants adhere to standards set 
out in the Active Transportation Master Plan and make all walkways 10-12 feet wide.

Parking

During the approval process for the new recreation resort ordinance there was a desire on the part 
of the City Council, as well as from some recent developments to add some flexibility to our 
parking code. As currently written perpendicular and diagonal parking along public streets is not 
allowed, despite being grandfathered in in a number of places within the city. Separate parking 
lots can have a larger impact than just allowing the parking to be along local roads and 
residential streets in many circumstances. This will allow for more landscaped open space within 
developments while still providing the required and necessary parking
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10-3-4: DEFINITIONS OF WORDS AND PHRASES
OPEN SPACE: Generally unobstructed land such as, but not limited to, landscaped 
buffers and yards, parks, trails, meadows, forested areas, pastures, and farm fields, 
excluding parking areas.

10-13-5: REGULATIONS OF GENERAL APPLICABILITY:
The use and development of real property in Residential Zones shall conform to 
regulations of general applicability as set forth in the following chapters of this title:

   A.   Design and compatibility standards: See chapter 33 of this title.

   B.   Landscaping and screening: See chapter 32 of this title.

   C.   Motor vehicle access: See chapter 35 of this title.

   D.   Natural resource inventory: See chapter 31 of this title.

   E.   Off street parking: See chapter 34 of this title.

   F.   Signs: See chapter 36 of this title.

   G.   Supplementary development standards: See chapter 37 of this title. (Ord. 03-5-1, 
5-1-2003, eff. 6-1-2003)

10-13-7: SPECIAL REGULATIONS:
   A.   Animals: Within R1, RM, and MH/RV Zones, where permitted by the zone, the 
keeping of animals shall normally be simultaneous with occupied residential use. (Ord. 
03-5-1, 5-1-2003, eff. 6-1-2003)

   B.   Larger Accessory Buildings: Notwithstanding the maximum building size limitation 
shown in section 10-13-4, table 10-13-2 of this chapter, the maximum size of an 
accessory building may be increased pursuant to a conditional use permit in 
accordance with the standards in section 10-7-9 of this title.

   C.   Increased Height: Notwithstanding the height limitations shown in section 10-13-4, 
table 10-13-2 of this chapter a greater building height may be allowed in Residential 
Zones pursuant to a conditional use permit in accordance with the standards in section 
10-7-9 of this title.

   D.   Separation: To buffer the dwelling areas and provide site safety, multi-family 
projects shall be separated from different land uses by means of a landscape barrier, a 
berm, a wall, or other means approved by the Planning Commission during final site 
plan. The commission will consider adjacent land uses and zoning when determining an 
acceptable separation design. (Ord. 2018-09, 9-6-2018)
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   E.   Open Space: In multiple-family residential zones, common open space should 
equal or exceed the ground floor area of all buildings on site. Projects greater than one 
story should provide common open space equivalent to the ground floor area plus fifty 
percent (50%) of all additional floor area. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

10-33-5: SITE PLAN DESIGN:
   A.   General Considerations: Site layout should help create a coherent and unified 
project. The impact of site design on surrounding property owners should be taken into 
consideration. Projects should be designed to minimize negative impacts on adjoining 
property.

   B.   Loading And Service Bays: Landscaped areas and walls should be used to 
decrease noise levels. Service and loading bays (automotive, service, tire, etc.) shall be 
oriented away from neighboring residential areas and major public streets.

   C.   Natural Features: Prominent natural features of land, as shown on a natural 
features inventory, such as hillsides, views or other features should be considered when 
designing the site. The design should seek to preserve significant natural features and 
avoid site design problems associated with floodplains, steep slopes, drainage areas, or 
other similar features.

   D.   Noise Impact: Site design shall include provisions for limiting noise, particularly as 
to adjacent residential property. The occupants of a development should be protected 
from noise from both outside and within the site through screening, berming, setbacks, 
and building materials. Noise generating equipment should be located and buffered to 
minimize impact on adjacent residential uses or districts.

   E.   Open Space: Open space should be used as a buffer between adjacent 
properties.

      1.   The open space within a development should be integral to the development, 
not small leftover pieces of land.

a. One tree shall be planted for every 1,000 square feet of landscaped open space

      2.   Courtyard areas should be designed as usable space.

      3.   Recreation and outdoor activity areas should be provided to accommodate all 
users. Development projects oriented toward elderly users should be provided with 
passive activities.

      4.   Amenities within a development project should be proportional to the size of the 
project.
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      5.   Open space should be an integral part of a development project, connecting 
recreational facilities with other areas utilizing continuous common areas.

      6.   Private open spaces such as patios and balconies are encouraged. Patios and 
balconies should be a minimum sixty (60) square feet in area and have a minimum 
narrow dimension of six feet (6').

      7.   In Multiple-Family Residential Zones and multifamily areas of Planned 
Developments, open landscaped space shall be at least 20% of the total land space of 
the development. 

1. Areas with sensitive lands can only count towards this open space if some 
feature or amenity is added such as a trail in order to make the land usable. 

2. Townhome developments with backyards extending at least 10 feet from the 
back of houses shall only be required to have 15% open space.

3. Duplex developments with backyards  extending at least 10 feet from the back of 
houses shall only be required to have 10% open space.

4. Open and common space must contain some kind of amenities as laid out below

Number of units Number of amenities

0-15 0

16-50 1

51-100 3

101-200 4

201-300 5
a. Developments above 300 units shall add one amenity for every 50 units.
b. Amenities may include but are not limited to pools of at least 1500 sq ft, 

hot tubs, health or fitness facilities, playgrounds, community gardens,dog 
parks, sport courts, and club houses.  

c. If multiple amenities are required the type shall vary
d. For developments requiring multiple amenities: duplicates of amenities 

shall be avoided but may be approved by the Planning Commission.
e. Open landscaped space and amenities shall be centrally located within 

the development or otherwise easily accessed by all residents within the 
development. Amenities shall be maintained by a common ownership or 
deeded to the city.

f. Amenity plans shall be submitted with preliminary site plans and shall be 
approved or denied by the Planning Commission based on the 
Commission’s determination of whether the number, nature, and size of 
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the proposed amenities in the amenity plan satisfies the requirements and 
purposes of this chapter.

g. Planning Commission may lower the amount of open landscaped space or 
amenities required if the development is within one-quarter mile of a city 
park 

common open space should equal or exceed the ground floor area of all buildings on 
site. Projects greater than one story should provide common open space equivalent to 
the ground floor area plus fifty percent (50%) of all additional floor area. (Ord. 03-5-1, 5-
1-2003, eff. 6-1-2003)

   F.   Outdoor Lighting: Lighting should limit its impact on adjacent properties and 
adhere to general dark sky principles. Only lighting that is needed should be installed.

      1.   The exterior lighting of a project should provide for the illumination of buildings 
and grounds for safety purposes, but that utilizes only the amount of light necessary for 
the purpose. Lighting should be fully cut off according to National Dark Sky Association 
standards, focused downward, hooded so that no light source is visible, and placed and 
screened so that it does not cause light trespass on any adjoining properties.

      2.   Fixtures used in exterior lighting should be fully shielded, light only the area 
where light is needed, be no brighter than necessary, and minimize blue light emissions.

      3.   Walkway lighting should be fully shielded and no more than one hundred (100) 
lumens.

      4.   All new lighting shall have a color temperature of three thousand (3,000) K or 
less, with a temperature of two thousand seven hundred (2,700) K preferred.

      5.   Lighting that can be programmed to dim or shut off when it is safe to do so is 

preferred, such as one-half (1/2) hour after business closing or after twelve o'clock 
(12:00) midnight.

      6.   Light levels at the property line should not exceed 0.1 foot- candles (fc) adjacent 
to business properties, and 0.05 foot- candles at residential property boundaries.

      7.   Gas canopy and drive up cover lighting shall be down lighting and recessed so 
no part of any light fixture or lens extends below the lower surface of the canopy frame.

      8.   Residential lighting: Lighting should be shielded, focused downward, and placed 
and screened so that light does not cause light trespass on or spill onto any adjoining 
properties. Motion lights focused away from neighboring properties rather than lights 
that are always on are preferred. (Ord. 2019-04, 5-2-2019)

Commented [11]: Moved to a new section 
below

Page 218 of 232



F: Outdoor Lighting Plan: All final site plansplan shall submit an outdoor lighting plan 
that complies with Hurricane outdoor lighting standards. 

   G.   Outside Storage: Approved outside storage areas shall be screened from street 
view and nearby residence, office, and commercial areas. (Ord. 03-5-1, 5-1-2003, eff. 6-
1-2003)

   H.   Pedestrian Circulation: A network of convenient, safe, and raised or textured 
pedestrian paths should connect areas within the project, and the project to adjacent 
properties and transit facilities.

      1.   The location and number of access points to a site, the interior circulation 
pattern, and the separation between pedestrians and vehicles should be designed to 
maximize safety and convenience, and should be harmonious with proposed and 
neighboring buildings.

2. Trails should be at least 10 feet wide unless they are so marked on the Active 
Transportation Master Plan. Trails indicated on the Active Transportation Master Plan 
shall be at least 12 feet wide

4. For multifamily developments or Planned Developments a pedestrian 
circulation plan shall be submitted with the Preliminary Plat application. Pedestrian 
circulation plan shall contain:

a. Location of walkways
b. Width of walkways
c. Connection points between adjacent properties
d. Location of Active Transportation Master Plan trails, if any, in the vicinity of 

the property and any internal pathways connections to these trails
e. Connections between residential buildings and amenities

f. Street crossings and crosswalks which shall be clearly marked  

      52.   Internal Walkways shall be well lighted with lights no higher than three feet (3') 
high that are fully shielded to provide visibility, security and a pleasant environment and 
prevent glare and light trespass. (Ord. 2019-04, 5-2-2019)

5. Covered or locked bicycle storage should be provided in all multifamily 
developments at a rate on one space per two units

a. This shall be provided through private storage like garages or storage 
units or public storage like covered bike parking under shared staircases.
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   I.   Privacy: Site design and floor plan layouts should be organized to provide privacy 
for the proposed project and surrounding uses. Window and door placement, and 
patio/balcony areas should not directly overlook adjacent properties.

   J.   Security: A site should be designed to avoid creating conditions which may invite 
criminal activity.

      1.   Buildings, windows, and landscaping should be located to maximize surveillance 
of entryways, pathways, and parking lots.

      2.   Adequate lighting should be provided throughout the development.

   K.   Solar Exposure: An energy efficient design which reduces summer heat gain and 
winter heat loss and encourages outdoor usable areas should be incorporated into the 
site plan.

      1.   An energy efficient design to reduce summer heat gain through window and 
door placement, and landscaping, use of innovative construction materials, or building 
orientations is encouraged.

      2.   Providing shade for outdoor activity areas such as picnic areas and courtyards is 
encouraged.

   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.

   M.   Walls: Different projects and uses should be physically separated to minimize the 
impact of unattractive or noisy areas and provide a buffer between properties.

      1.   Walls which front on a public street should be designed to include colors, 
materials, forms, and architectural accents compatible with the main building.

      2.   Minimum requirements for screening walls: See chapter 37 of this title.

   N.   Auxiliary Equipment: Generators and other large auxiliary equipment should be 
placed at locations where they will be least intrusive in terms of noise, appearance, and 
odors, particularly for occupants of neighboring properties.

      1.   Equipment should be kept low to the ground.

      2.   Walls, landscaping, and other materials shall be used to screen auxiliary 
equipment.
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   O.   Minimum Site Plan Requirements: See applicable base and overlay zone 
standards (chapters 11 to 30) of this title. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

10-33-7: OUTDOOR LIGHTING
The purpose of this section is to encourage lighting practices that minimize light 
pollution, glare, light trespass, and sky glow in order to preserve the night sky and the 
rural character of our community

1. Scope: All exterior lighting installed after the effective date of this ordinance shall 
conform to the requirements of this section. 

2. Requirements: Only lighting that is needed shall be installed.
a. For commercial and industrial properties: exterior lighting shall be fully cut 

off, focused downwards, and fully shielded so that no light source is 
visible, and placed and screened so that it does not cause light trespass 
on any adjacent properties.

i. Fully cut off lighting shall be defined as lighting fixtures that have 
completely opaque tops and sides, such that light can only escape 
from the bottom and is aimed towards the ground with no light 
aiming upwards

b. All new exterior lighting shall have a color temperature of three thousand 
(3,000) K or less, with a temperature of two thousand seven hundred 
(2,700) K preferred.

c. Walkway lighting within multifamily developments and planned 
developments shall be fully shielded and no more than one thousand 
(1000) lumens and no more than three feet above the ground

d. Motion sensor lighting shall not be on for more than five minutes a time
e. Gas canopy and drive-up cover lighting shall be down-lighting and 

recessed so no part of any light fixture or lens extends below the lower 
surface of the canopy frame.

f. Recreational facilities shall be required to have full cutoff light fixtures and 
not have light trespass onto adjacent properties except for where it is 
unavoidable

g. Light poles with floodlights in parking lots and other such facilities shall not 
exceed eighteen (18) feet in height and shall adhere to all other 
requirements of this chapter

h. Signs: Signs may be unlighted, lighted externally, lighted internally, or 
backlit. All sign lighting must be designed, directed, and shielded in such a 
manner that the light source is not visible beyond the property boundaries 
where the sign is located. Lighting for signs must be directed such that 
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only the sign face is illuminated. All lighted signs must have stationary and 
constant lighting. 

3. Exceptions:
a. Lighting that has a brightness of less than one thousand (1,000) lumens or 

one sixty (60) watt bulb
b. Floodlights with external shielding of the light source and is angled 

towards the ground at 30 degrees or less
c.  Temporary lighting by emergency services
d. Lighting for the United States of America and State of Utah flags
e. Motion sensing lighting that are on for less than five minutes at a time, and 

are not used for extended lighting
f. Lighting for public or private outdoor events provided the lighting is turned 

off by 12:00 am and the event is in compliance with all other city 
ordinances

g. Holiday lighting: Any decorative lighting put up on a temporary time period 
for the celebration of a special event or holiday

h. The lighting of telecommunication towers to meet Federal Aviation 
Administration regulations; 

i. Lighting at airports in order to comply with Federal Aviation Administration 
requirements. All other lighting must meet this code.

j. Lighting used only for recreational lighting when all reasonable measures 
have been taken to minimize the lighting of surrounding properties. Any 
adjacent luminaires surrounding the recreational facility, such as lighting 
for sidewalks, are not exempt.

k. Motion sensor lights that are on for less than five minutes at a time.
4. Nuisance lighting: Light trespass from all commercial and industrial properties to 

residential properties in a way that causes a nuisance is prohibited.
5. Diagrams and exhibits: Guidelines for outdoor lighting are below

a. Cutoff lights

Commented [16]: redundant
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4-2-2: ENUMERATION OF NUISANCES:

   A.   Specified: Nuisances shall include, but shall not be limited to, the following:

      1.   Rubbish: Keeping or depositing on, about or over property or premises, or 
maintaining or allowing to remain on said property or premises, any of the following:
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         a.   Rubbish, refuse, junk, trash or debris.

         b.   Abandoned, discarded or unused furniture, equipment, automobiles, stoves, 
refrigerators, freezers, construction materials, cans, containers or other objects not 
being used.

      2.   Befouling Water: Befouling water in any spring, stream, well or water source 
supplying water for culinary purposes.

      3.   Privies, Cesspools: Allowing any privy vault or cesspool, or other individual 
wastewater disposal system, to become a menace to health or a source of odors or 
contamination to air or water.

      4.   Garbage Containers, Offensive: Permitting any garbage container to remain on 
the premises when it has become unclean and offensive.

      5.   Garbage Accumulation: Allowing vegetable waste, garbage, litter, filth or refuse 
of any nature to accumulate within or upon any property, except when it is temporarily 
deposited for immediate removal.

      6.   Manure Accumulation: Permitting the accumulation of manure in any stable, 
stall, corral, feed yard, yard or in any other building or area in which any animals are 
kept.

      7.   Slaughterhouses, Feed Yards: Permitting any slaughterhouse, market, meat 
shop, stable, feed yard or other place or building wherein any animals are slaughtered, 
kept, fed or sold to remain unclean or in any state or condition detrimental to health or 
creating a nuisance because of odors, or which is conducive to the breeding and 
proliferation of flies or rodents.

      8.   Discharging Offensive Water Or Liquid Waste: Discharging or placing any 
offensive water, chemical spray, liquid waste or refuse of any kind into any street, alley, 
sidewalk, gutter, stream, wash, natural watercourse, ditch, canal or any vacant lot or 
which, as the result of continued discharge, will render the place of discharge offensive 
or likely to become so.

      9.   Collecting Grease, Offensive Matter: Keeping or collecting any stale or putrid 
grease or other offensive matter.

      10.   Flies And Mosquitos: Having or permitting upon any premises any fly or 
mosquito producing condition.

      11.   Public Drinking Vessels: Keeping any drinking vessel for public use without 
providing a method of decontamination between uses.
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      12.   Ablutions Near Drinking Fountain: Permitting or performing any ablutions in or 
near any public drinking fountain.

      13.   Dwellings Or Places Of Employment; Sanitary Condition: Failing to furnish any 
dwelling house, boarding house, factory, office or other place of employment with such 
privy vaults, water closets, sinks or other facilities as may be required to maintain the 
same in sanitary condition.

      14.   Refusal To Clean Septic Tanks: Neglecting or refusing to discontinue use of, 
clean out, disinfect and fill up all septic tanks, privy vaults and cesspools or other 
individual wastewater disposal systems within twenty (20) days after notice from an 
enforcement officer or official of the city.

      15.   Stagnant Water; Offensive Substances: Permitting any lot or excavation site to 
become the repository of stagnant water or any decaying or offensive substances.

      16.   Obstructing Public Ways, Watercourses, Parks: Obstructing or tending to 
obstruct or interfere with or render dangerous to passage or travel any street or 
sidewalks, lake, stream, drainage, canal or basin, or any public park without first 
obtaining the written permission of the city council..

     17.   Lighting: Light trespass from a commercial or industrial property to a nearby 
residential property. Excessive light trespass from one residential property to another

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 from 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.

   C.   Private Driveway: Parking for single-family and two-family dwellings may be 
accessed from a public street via a private driveway unless such access is a violation of 
the City's access management plan and other access is possible. Parking for 
townhouses may be accessed from a public street with a functional classification of 
"residential local" via a private driveway. Parking for townhouses on streets with a 
higher functional classification must provide parking that is accessed from a parking lot 
aisle and not directly from the public street. (Ord. 2018-03, 4-5-2018)
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   D.   Backing Space: Backing space shall be provided for all parking lots so that cars 
will not back onto a public street. Public sidewalks shall not be used as a part of the 
required backing area. Separate exits shall be provided for angled and one-way parallel 
parking so a vehicle will not exit by backing onto a public street.

   E.   Curb Cuts: Curb cuts and driveways allowing access to a public street shall 
conform to the requirements of chapter 35 of this title.

   F.   Internal Circulation: Each parking lot shall provide for traffic circulation on the 
property adequate to access all parts thereof without the necessity of exiting onto a 
public street.

   G.   Landscaping: Parking lots shall be landscaped as provided in chapter 32 of this 
title.

   H.   Lighting: Parking lots used at night shall be adequately lighted, utilizing hooded 
light sources. Parking lot lights shall be arranged to reflect light away from adjoining 
residential premises.

   I.   Paving: Unless expressly provided otherwise in this title, every parking lot required 
by this title shall:

      1.   Be paved with asphalt, concrete or some other all weather surfacing material;

      2.   Maintained to eliminate dust or mud; and

      3.   Be graded and drained to dispose of all surface water. Such surface water 
drainage shall not cross a public sidewalk. (Ord. 03-5-1, 5-1-2003, eff. 6-1-2003)

J.  Diagonal and perpendicular street parking is permitted in all nonindustrial zones but 
shall comply with the following standards:

1. Shall only be located on local or residential roadways
2. Shall be maintained by a homeowners association or other private entity 

and shall be paved with concrete. Public parking for parks or other City 
amenities shall be maintained by Hurricane City and may be asphalt. 

3. After every 10 spaces, there shall be a bulb-out  that is a minimum of 20’ 
in length and landscaped with shrubs no higher than two feet, and at least 
a single tree pruned and located to ensure proper line of sight is 
maintained.

4. Parking shall not cross the sidewalk, and sidewalks shall wrap around the 
outside of parking areas.

5. Parking areas shall be located fifty feet (50’) away from any intersection of 
public roadways.
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6. The City Engineer must approve the proposed cross-section during the 
preliminary plat process 
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ON WEDNESDAY, DECEMBER 15, 2021 AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION 1 
MET IN THE CITY COUNCIL CHAMBERS LOCATED AT 147 NORTH 870 WEST HURRICANE UT, 84737 2 

Members Present: Mark Sampson, Shelly Goodfellow, Paul Farthing, Ralph Ballard, Rebecca 3 
Bronemann, Michelle Cloud, and Penny James-Garcia. 4 

Members Excused: Dayton Hall 5 

Staff Present:  Planning Director Stephen Nelson, Assistant Planner Fred Resch, Planning 6 
Technician Brienna Spencer and City Engineer Representative Darrin LeFevre   7 

Chairman Dayton Hall called meeting to order at 6:00 p.m. The Pledge of Allegiance was led by Michelle 8 
Cloud and Shelly Goodfellow offered the prayer. Roll call was taken. 9 

Paul Farthing motioned to approve the agenda as posted. Rebecca Bronemann seconded the motion. 10 
Unanimous.  11 

Public Hearings 12 

1. A Zone Change Amendment request located at 1100 W 3000 S from RA-0.5, residential agricultural 13 
one unit per half acre, to RA-0.5 with a PDO, Planned Development Overlay, Parcel numbers H-14 
3396-C, H-3396-D, and H3396-E.   15 

No comments 16 

2. A Zone Change Amendment request located at 1766 W 400 N from R1-10, residential, one unit per 17 
10,000 sq ft, to R1-6, one unit per 6,000 sq ft with a PDO, Planned Development Overlay. Parcel 18 
number: H-3-1-33-2446. 19 

No comments 20 

 21 

Ralph Ballard motioned to close the public hearing and move to the open meeting. Paul Farthing 22 
seconded the motion. Unanimous. 23 

New Business: 24 

2021-ZC-43 / 2021-PSP-24 Discussion and consideration of a recommendation of a proposed zone 25 
change located at 1100 W 3000 S from RA-0.5, residential agricultural, one unit per half acre, to RA-0.5 26 
with a PDO, Planned Development Overlay. Diamond Edge Construction, Applicant. Scott Stratton, 27 
Agent 28 

Scott Stratton went over his application. He explained the sizes of his lots, bigger in phase one along the 29 
front of the project. Phase three was put in to have nightly rentals which will provide horse stalls for its 30 
guests. After speaking with many members of the community, they thought having those amenities 31 
available for a nightly rental would be an asset to our city so he decided to add a section that would 32 
provide that amenity for guests. There is no other place aside for Winchester Hills that allows overnight 33 
guests to keep their horses onsite. He shared that Kelby Iverson is boarding 80-90 horses a night and 34 
stated this would be a desirable product. Stephen Nelson went over the changes brought before the 35 
commission. The applicant has requested a 20% density bonus because they will be dedicating land to 36 
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the city, which meets the standards of the code. He also went over the fire concern and the spacing of 1 
accesses. Typically, when you have two access points, they need to be a specific distance apart. They 2 
have made the changes with those, which now meets the code. Mr. Nelson stated that his real big 3 
concern with the project is phase three that allows for nightly rentals. In the past, we have approved 4 
nightly rentals in a PDO but have been required to have amenities and onsite management. What the 5 
applicant is presenting does not meet that typical standard. We don’t have anything like this, so our 6 
code doesn’t really state anything about it so it is up to the Planning Commission to consider whether or 7 
not it meets the intent of the commercial part of the PDO code. Mark Sampson stated that they 8 
originally recommended denial, the city council workshopped it and they recommended RA-0.5 while 9 
encouraging the applicant to come back with a PDO which would allow for larger lots in the front and 10 
smaller lots in the back while providing a buffer. Councilman Darren Larsen asked Mr. Stratton what his 11 
plans are with the open space on the South side of the property. Mr. Stratton stated that he didn’t want 12 
ready mix to have to come in and mitigate the slope separating the two properties and it provides a 13 
buffer between them. The plan is to dedicate the open space for parking to the trail head. Mr. Sampson 14 
asked if there was a concern to someone rolling off the cliff? Mr. Stratton thought they would put a big 15 
chain link fence in so people could see what was on the other side of it. Mr. Sampson shared that a few 16 
months ago we went through a process to protect Ready Mix and asked if there is any interaction that 17 
we are playing with. Mr. Nelson stated that when they record the subdivision, they will have to have 18 
language on the plat that states they are close to a critical infrastructure materials overlay. Michelle 19 
Cloud asked if the lots in phase three are big enough to build a house and have a place for horses to be. 20 
Mr. Stratton stated that they are all third acre lots. The horses will really only be in the stalls at night, 21 
most horse people keep their horses with them. Mr. Nelson stated that typically all you need is a tenth 22 
of an acre to board a horse. Mrs. Cloud shared that we are at our tipping point with vacation rentals but 23 
this is not something we have and she can see how it would be a marketable product. Penny James-24 
Garcia stated that she doesn’t like the PDO, she feels like it’s a sneaky way to get what he originally 25 
asked for; RA-1 to R-10, which is what the planning commission voted against. He persuaded the council 26 
to go from one acre to half acre. 68% of the lots are less than half an acre, which is what it’s zoned for. 27 
This was set up to protect the ag area out there, to protect the larger lots. She thinks going down to less 28 
than half acre is not okay. She asked Mr. Nelson if there are any plans for stables at the new equestrian 29 
park. He shared that he is unaware if there will be overnight boarding options. Shelly Goodfellow asked 30 
if the original zone change was contingent on a 300-foot buffer zone up against the gravel pit like the 31 
Interstate Rock critical infrastructure materials protection as well as having access to the trail? She 32 
hopes that it is because she hates to see an established business and then we allow a development right 33 
next to it. And then we get meetings full of people coming in and complaining about the operations. She 34 
doesn’t want the burden to fall back on the gravel pit when they were there first. If the zone change was 35 
contingent on those two things, she doesn’t think the dedications should be counted towards a density 36 
bonus as well. Mrs. Goodfellow loves the idea about the vacation rentals because she thinks it’s 37 
something that is needed in Hurricane because we don’t have anything like it. The vacation rental needs 38 
to be a permitted use under the ag zones. Also, if amenities are required, the corrals and stables should 39 
count towards that requirement. She doesn’t think that it should be lumped in with our normal 40 
recreation resort zone because if the units are sold and if the new owners decide to remove the stables, 41 
it can just be used as regular nightly rentals. Mr. Nelson stated that typically within a PDO, requirements 42 
for the development are put into a development agreement. Mrs. Goodfellow thinks that the density 43 
meets the half acre zone. She thinks everything is good but she thinks it needs work with the PDO. 44 
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Rebecca Bronemann agrees with Mrs. Goodfellow. She also thinks that owners are not going to want to 1 
buy a large lot next to a gravel pit. Recreation resort in phase three, closest to the gravel pit is the best 2 
place for it because they are only there temporarily which means they are less likely to come in and 3 
complain about the gravel pit. She would like to see some sort of mitigation of smell and all the things 4 
that come with horses to a minimum. Paul Farthing shared that the subdivision is a good subdivision but 5 
the vacation rentals is a really bad idea. Everyone is saying horses and half acre lots, but it’s not half 6 
acres. They are basically quarter acre lots and that is too small for horses. He is thinking about those 7 
living long term and dealing with the vacation rentals. It’s not conducive to the area, it’s not a fit. He 8 
asked about the second fire access and who’s property it is on. Mr. Stratton stated that it is access 9 
through the Catoor’s property. Mr. Nelson stated that they will have to sign an easement through the 10 
property, that is typically obtained during construction drawings. Mr. Stratton doesn’t care if this is 11 
vacation rentals or not. He just had a lot of people come to him and tell him this is a product that is 12 
needed so he thought he would try. Mr. Farthing doesn’t think quarter lots is big enough for a horse, let 13 
alone more. He asked Councilman Darrin Larsen if he could fit a horse on his half acre lots. Mr. Larsen 14 
stated he has plenty of room for a big pool but all a horse really needs is a 10x12 space. Ralph Ballard 15 
shared that when he saw the first plan proposed, he hated it because there has been so much resistance 16 
to the fields being chopped up. But when he saw this, he got thinking that this idea amazes him. He 17 
would leave it all half acre and make them a bit more fancy with bigger lots so the entire subdivision 18 
could be horse stuff and completely agriculture. If this is a product needed, he should run with it. Mr. 19 
Stratton shared that people don’t want some kind of fancy rental. They want a place to sleep and keep 20 
their horses. They are at the rodeo, they aren’t sitting around the pool and giving their horse a bath. He 21 
understands what Mr. Ballard is saying. Mr. Ballard stated that he’s not meaning a fancy house, but a 22 
nice stable. Something he noticed was the design and even landscaping wasn’t really designed to get 23 
horses in. Mr. Stratton stated that each unit would have to be designed for it. Mr. Ballard stated that he 24 
wouldn’t just do vacation rentals but he would incorporate it into the entire subdivision because it 25 
would be tied into the atmosphere of the fields. Mrs. Bronemann stated to make it all horse property so 26 
the phase one people know what they are buying so they don’t complain later on that horses will be 27 
coming and going with temporary vacation rentals, she thinks it could be really good.  28 

Paul Farting motioned a recommendation of approval of 2021-ZC-43 and 2021-PSP-24 as presented 29 
without any vacation rental aspects. Michelle Cloud seconded the motion. Ralph – nay, because he feels 30 
like the horse portion of it would be an asset to furthering the ag feel of the fields and the proximity to 31 
the fairgrounds and he thinks that would be what pulls him to an eye vote, Paul Farthing – aye, Rebecca 32 
Bronemann– nay, for the same reasons as Ralph Ballard, Mark Sampson – nay, Shelly Goodfellow – nay 33 
for the same reasons as Ralph Ballard, if not, she would rather see half acre lots. Penny James-Garcia – 34 
nay because it does not meet the rezoning of half acre. Michelle Cloud- aye, Mark Sampson – nay.  35 
Motion fails.  36 

Further discussion was had – Scott Stratton argued that all he hears is that they don’t want agriculture 37 
because of the flies and people not taking care of their horse but it wouldn’t be any different than if 38 
they were half acres and had their own horses on it. There will still be flies, there will still be horses, and 39 
they still crap. It doesn’t matter whether they are rentals or not. They either want agriculture there or 40 
they don’t want agriculture. He stated that he bends over backwards to give as much agriculture as he 41 
can. He’s met with Kelby Iverson, whose boarding 80-90 horses a night right now, multiple time and he 42 
said this is awesome. He was going to be here tonight in support, he’s fought him on everything else 43 
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he’s proposed. The commissioners stated that it’s the lot sizes. Mr. Nelson stated that they could have .4 1 
of an acre for a horse but the intent behind that is so they sufficient grounds for the animal. Mrs. 2 
Goodfellow stated that this is new grounds. She loves the agricultural aspect that is being put in but she 3 
thinks it needs time. Just because it has to get to the City Council is not a reason to push and rush things 4 
through. Mr. Sampson asked what continuing of it would do and Mr. Stratton stated that he does not 5 
want to continue it because of the 2.5 million dollars in interest he’s paying. Mr. Farthing stated that he 6 
doesn’t think continuing it is going to do anything because they aren’t going to redesign the project to 7 
make it all half acre and then approve it. That’s not what he submitted and it’s his right to submit what 8 
he wants. Mrs. James-Garcia stated that it is his right to submit what he wants but he’s upset because 9 
he’s been at it a year but its’ because he keeps asking for changes. He gets approved for something but 10 
then he comes back and asks for something else. If he would just go with what he is approved, he could 11 
be building now. Mr. Stratton wanted to make it clear that he was originally R1-8 and the city changed it 12 
to acre. Mr. Nelson stated that when he purchased the property, the general had this for middle density 13 
housing but we changed the general plan after the fact and it impacted his ability to get a zone change. 14 
It’s always had the zoning of RA-1.    15 

Shelly Goodfellow motioned a recommendation of denial of 2021-ZC-43 and 2021-PSP-24. Penny James-16 
Garcia seconded the motion. Ralph Ballard – aye, Paul Farthing – aye, Rebecca Bronemann – nay, 17 
because they should allow the vacation rentals, Mark Sampson – aye, Shelly Goodfellow – aye, Penny 18 
James-Garcia – aye, Michelle Cloud– aye. Motion carries. 19 

2021-ZC-44 / 2021-PSP-26 Discussion and consideration of a recommendation of a zone change 20 
located at 1766 W and 400 N from R1-10, residential one unit per 10,000 sq ft to R1-6, residential one 21 
unit per 6,000 sq ft, all to contain a PDO, Planned Development Overlay. ARS Divitaes LLC Applicant. 22 
Grace Hayes Agent. 23 

Kyle Rasmussen represents ProValue engineering. He went over the proposal with a detention basin, 24 
one 11-unit building, one 12-unit building, and a playground. There will also be 67 parking spots. They 25 
will be giving the City the Goulds Wash area. Stephen Nelson stated that they are proposing 23 units all 26 
together, the density is based on the developable area. Right now, the proposed density is not 27 
permittable under our current code for R1-6. 18-units is what is currently allowed. His other concern is 28 
the access point off 600 North, which is on a big hill. It is feasible to have it be an access point but there 29 
will have to be a lot of design work to make it possible. The reason the applicant is requesting access off 30 
600 North is because they don’t have access from the neighboring project so they are essentially land 31 
locked. The project to the west of the proposed zone change has stated that they are willing to sell them 32 
a lot to have access through their project, but they would have to come to terms of purchasing. Penny 33 
James-Garcia likes this better than the vacation rentals up the street. We need the multifamily units in 34 
the area. Her concerns are the point of view off the property. She also is unsure of the housing next to 35 
the wash; she thinks it needs to be protected. Mr. Nelson stated that they are dedicating some space 36 
along Goulds Wash to the City which will protect it. Grace Hayes stated that she doesn’t understand the 37 
density of it all which is why they hired out ProValue. However, when they purchased the lot, Firerock 38 
was not approved and when it was approved, its land locked their property.  Paul Farthing stated the 39 
property is not landlocked, they have access off 600 North, it will just be costly.  Shelly Goodfellow 40 
stated that she doesn’t think that they can cost effectively develop their land without the density 41 
proposed but she does think that it is up to the property owner to continue to do due diligence while 42 
they own the property come in and ask for the connectivity needed for development. Rebecca 43 
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Bronemann thinks that the density is needed for the project to work, she hopes we can make it work. 1 
Mr. Farthing doesn’t think you allow density for a developer to make it work for their development. 2 
We’re not here to solve their problems, we’re here to approve what is best for the city. If you’re going to 3 
do multifamily, it needs to be in an area for it. Ralph Ballard stated that it is at the bottom of the hill, will 4 
there eventually be access down to the cove. He has a little bit of a hard time with developments when 5 
we take some ground here and some ground there and tell them where they can build. Mr. Nelson 6 
referenced the density code. Density and density bonuses were discussed further. Michelle Cloud 7 
shared that this piece of land was looked at to be undevelopable and they have come up with a 8 
marketable product.  9 

Ralph Ballard motioned a recommendation of approval of 2021-ZC-44 and 2021-PSP-26 subject to staff 10 
and JUC comments Rebecca Bronemann seconded the motion. Unanimous. 11 

2021-AFP-18 Discussion and consideration of a recommendation of an amended final plat for Dixie 12 
Springs Plat C Amendment A located at 2622 S 3480 W. Michael Brassannini Applicant-ZC 13 

Stephen Nelson stated that the only note not in the comments was the back utility easement that is 14 
shown, they don’t need it there. They are just consolidating two lots.  15 

Rebecca Bronemann motioned a recommendation of approval of 2021-AFP-18 subject to staff and JUC 16 
comments as well as eliminating the public utility easements. Unanimous.  17 

Planning Commission Business:   18 

• Planning Commission Terms 19 

◦ Staff went over findings of each commissioners’ seats and when seats will be up after four-20 
year terms.  21 

Adjournment          22 

Page 232 of 232


	 6:00 p.m. - Call to Order 
	 Public Hearings
	1. A Zone Change Amendment request located north of 3

	 New Business
	1. 2022-ZC-04: Discussion and consideration of a reco
	2022-ZC-04 App
	2022-ZC-04 Balance of Nature Amended
	2022-ZC-04 Map
	Copy of Balance Point Density and Housing Sumary

	2. 2022-CUP-03: Discussion and consideration of appro
	2021-CUP-03 Hathaway
	2022-CUP-03 Hathaway
	2022-CUP-03 Hathaway Plans

	3. 2022-PP-04: Discussion and consideration of a reco
	2022-PP-04 Gateway Commercial
	2022-PP-04 Affadavit
	2022-PP-04 Gateway Commercial
	2022-PP-04 Gateway Commercial Map

	4. 2022-AFP-01:Discussion and consideration of a reco
	2022-AFP-01 Pioneer Estates App
	2022-AFP-01 Pioneer Estates Lot 5
	2022-AFP-01 Map
	PIONEER_ESTATES_SUBDIVISION

	5. 2022-PSP-03: Discussion and consideration of appro
	2022-PSP-03 App
	2022-PP-08
	2022-PSP-03 Sand Hollow Man Caves
	2022-PSP-03 Map
	Copy of Colf Road Abondonment
	Copy of Colf Roadway Abandonment
	Copy of Resolution 2021-06 Roadway Abondoment

	6. 2022-PP-07: Discussion and consideration of a reco
	2022-PP-07 App
	2022-PP-07  Desert Bloom
	2022-01-22-Prelim Plat
	Will Serve - D.R. Horton Single Family - 01.18.2022 Hurr
	Will Serve Letter

	7. 2022-PP-08: Discussion and consideration of a reco
	2022-PP-08 2022-PSP-05 App
	2022-PP-08 Elim Estates
	2022-01-22 - Pre Plat - Submittal
	Will Serve - Elim Single Family - 01.18.2022 Hurr
	Will Serve Letter


	 Planning Commission Business:
	1. City Council Recap
	2. Water Conservation
	Hurricane Water Dept_20220203_094118 (1)
	Ordinance Recommendations ZR Sept 2021 (1)
	WCWCD Ordinance
	DRAFT landscape ordinance 011922

	3. Planned Commercial
	Mix Use Sheet
	Planned Commercial Zone
	Commercial Use Table

	4. Accessory Dwelling Units
	ADU

	5. Site Plan Design
	Site Plan Design Statement of Purpose
	Site Plan Design


	 Approval of Minutes
	1. December 15, 2021
	DRAFT minutes 12-15-2021 special meeting


	 Adjournment

