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Hurricane Planning Commission Meeting 
Agenda 

October 26, 2023 
5:00 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 5:00 p.m. at 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 US Toll 
Access code: 2632 882 4836 
Host PIN: 9461 
Details on these applications are available in the Planning Department at the City Office, 147 
N. 870 West. 
   
5:00 p.m. - Planning Commission Business: 
  1. Discussion on updates to the subdivision ordinance 
6:00 p.m. - Call to Order  
Roll Call 
Pledge of Allegiance 
Prayer and/or thought by invitation 
Declaration of any conflicts of interest 
Public Hearings 
  1. A Zone Change Amendment request located at approximately 1500 S and 1300 W 

from R1-10, residential one unit per 10,000 square feet, to RM-2, multifamily 10 
units per acre. Parcel number H-3-2-9-123. 
At the request of the applicant, this item has been moved to the November 9, 2023 
meeting. 

  2. A Land Use Code Amendment regarding Title 10 Chapter 51 Subsection 13 
regarding whole house vacation rentals.  



 

 

NEW BUSINESS 
  1. LUCA 23-10: Discussion and consideration of a recommendation to the City 

Council on a Land Use Code Amendment regarding Title 10 Chapter 51 Subsection 
13 regarding whole house vacation rentals. Hurricane City, Applicant. 

  2. FSP23-43: Discussion and consideration of a possible approval of a final site plan 
for Jeremy Black duplex, a duplex located at 663 W 400 S. Jeremy Black, 
Applicant. 

  3. FSP23-53: Discussion and consideration of a possible approval of a final site plan 
for Katie Leavitt duplex, a duplex located at 161 W 600 N. Katie Leavitt, Applicant. 
Karl Rasmussen, Agent. 

  4. 2022-PP-33: Discussion and consideration of a possible approval of an extension 
of the final plat deadline for Obsidian Resorts, a 372 unit resort condominium 
complex located north of Iron Bridge Road. Western Mortgage and Realty Co, 
Applicant. Brent Moser, Agent. 

Approval of Minutes: 
  1. December 8, 2022 
  2. October 12, 2023 
Adjournment 
 
 



                                                                                                                                       

10/26/2023

 STAFF COMMENTS

Agenda Date: 10/26/2023

Application Number:

Type of Application: Land Use Code Amendment

Action Type: Legislative 

Applicant: Hurricane City 

Agent: 

Request: Amend Title 10 Chapter 52 Section 13 with regards to whole home 
vacation rentals

Discussion:
The Mayor and City Council directed staff to prepare an ordinance update limiting the expansion of 
whole home vacation rentals in the City. These are single family homes that are not owner occupied that 
are rented on a short-term basis in an otherwise long-term residential neighborhood. These units have 
historically caused the most enforcement difficulties. After discussion with the Planning Commission, 
staff has prepared two possible changes to the whole home vacation rental ordinance. These changes do 
not affect residential hosting or recreation resort units.

- Option A would limit the number of whole home vacation rental licenses to the number currently 
existing, and eliminate the option of transferring the license to a new owner upon sale of the 
home.

- Option B would limit the number of whole home vacation rental licenses to the number currently 
existing but allow for the transfer of the license to a new owner upon sale of the home.

Either option would begin a process of attrition in which the existing whole home vacation rental 
licenses would terminate over time, and those units would revert back or be converted to long-term 
occupancy.
Staff is also recommending a change to the use table in Title 10 Chapter 13 and Chapter 14 to change 
short-term rental from “permitted” with a footnote directing readers to the short-term rental code to “not 
permitted”.
Recommendation: Staff recommends the Planning Commission consider the revised ordinance and any 
public comments at the public hearing. 
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Sec. 10-51-13. Whole home vacation rentals and other short-term rental standards.

A. Regulations and restrictions imposed by this section are in recognition of the premise that short-term rentals 
provide lodging for a transient population that may or may not honor neighborhood mores or exhibit 
neighborly consideration to the same extent as permanent residents. Separation requirements listed in 
subsection C of this section and total license limitsThe requirements listed in subsection D of this section are 
based on a desire to maintain the overall residential character of neighborhoods and the purpose of single-
family residential zones to promote safe locations for residential uses. 

B. Business license required. No dwelling in any permitted zone shall be occupied or used as short-term rental 
until such time that the owner has obtained a business license issued in accordance with the provisions of 
this section. 

C. Conditions for issuance of a business license for a short-term rental. Issuance of a short-term rental business 
license by the Business License Officer shall be subject to the following: 

1. A complete application for a short-term rental business license shall have been submitted in 
accordance with section 3-1-5, and which shall also include: 

a. The name, address, and phone number of the owner or other person designated by the owner as 
the property manager who shall be responsible for ensuring compliance with the rules and 
regulations specified in this section, and 

b. A valid state tax number for remittance of transient lodging taxes. 

2. The dwelling unit for which the business license is sought shall be located in a permitted zone 
according to this title, have been built to meet building and fire codes for transient occupancy, and 
have been issued a certificate of occupancy. 

3. Portions of a single-family dwelling may not be used as a short-term rental unless located within a 
recreation resort zone or appropriately licensed as a residential hosting facility in accordance with the 
regulations for that use. A whole home vacation rental and a residential hosting facility located in a 
residential zone may not be located in the same single-family dwelling. 

4. In permitted single-family zones, the owner of a single-family dwelling for which a short-term rental 
business license is sought shall not hold a business license to operate another short-term rental within 
the City limits. For purposes of this subsection, "owner" means any individual, corporation, 
partnership, limited liability company, trust or other entity which has a legal or equitable ownership 
interest in the single-family dwelling, or any individual who has an ownership or beneficial interest in 
any corporation, partnership, limited liability company, trust, or other entity which has a legal or 
equitable ownership interest in the single-family dwelling. 

5. In permitted single-family zones, a whole home vacation rental license shall not be issued if there is 
another licensed whole home vacation rental property located within 300 feet, as measured along the 
same street or around the corner, of the front property line corners of the property where the 
proposed whole home vacation rental license is being sought. 

D. Limit on the total numberProhibition of additional whole home vacation rental licenses within single-family 
zones as contained described in Title 10, Chapters 13 and 14 of this Code. 

1. From the effective date of this ordinance, no new or additional whole home vacation rentals shall be 
permitted or licensed within any single-family zones as described in Title 10, Chapters 13 and 14 of this 
Code.

2. Whole home vacation rentals with current, valid business licenses shall be permitted to continue to 
operate and to receive annual renewals of the business licenses, subject to the requirements and 
conditions of this Section and all City, State, and Federal rules, regulations, laws, and statutes.

Commented [1]: Made unnecessary by 
prohibiting any additional whole home 
vacation rentals.
Commented [2]: The table in Section 10-13-3 
needs to be revised to show a "Whole home 
vacation rental" as a non-permitted use.  
Right now the table says "short term rental" is 
a permitted use in single family zones, but 
the definition is broad and includes all types 
of transient lodging facilities except for hotels 
and motels.  The table needs to distinguish 
between prohibited Whole home vacation 
rentals and permitted residential hosting.
Commented [3]: The table in Section 10-14-3 
needs to be revised to show a "Whole home 
vacation rental" as a non-permitted use.  
Right now the table says "short term rental" is 
a permitted use in RA zones, but the 
definition is broad and includes all types of 
transient lodging facilities except for hotels 
and motels.  The table needs to distinguish 
between prohibited Whole home vacation 
rentals and permitted residential hosting.
Commented [4]: The definition of Whole home 
vacation rental in Section 10-3-4 needs to be 
changed to: Whole home vacation rental 
means a form of a transient lodging facility 
specifically classified as an entire single 
family residential structure that is located in a 
single family zone, is rented out on a short-
term basis, and is not owner-occupied. 
Whole home vacation rentals are located in a 
single family zone as identified in chapters 
10-13 and 10-14 of this Code, are not a 
conforming use under the current  Code, and 
are managed locally.



Page 2 of 3

3. Business licenses for whole home vacation rentals held by individuals and entities shall not be transferred.  
Regarding business licenses for whole home vacation rentals held by corporations, companies, 
partnerships, or other non-corporate entities, the transfer of more than fifty percent (50%) of the entities’ 
controlling shall constitute a transfer of the license and shall make the entities’ business license 
immediately null and void.  Business licenses for Whole home vacation rentals were approved for specific 
properties and may not be moved to a different property or location.

4. The revocation of a whole home vacation rental business license by the City Council pursuant to this Code 
shall terminate any rights of the license holder to operate a whole home vacation at the property.

The total number of whole home vacation rental business licenses issued within single-family zones shall be limited 
in accordance with the following: 

1. The maximum number of whole home vacation rental business licenses for properties in single-family 
zones to be issued shall be based on the City's total population, allowing three licenses for every 1,000 
people of the total population. 

2. The total number of licenses available each year shall be recalculated based on an estimated 
population derived by adding the total number of new dwelling units times 2.779 residents per unit to 
the prior year's base population. The City shall readjust the population numbers every ten years after 
the release of the census numbers. If the census numbers are lower than the City's projection, the City 
shall not revoke any issued license but shall not issue any additional licenses until the City population 
justifies additional license availability. 

3. If, after the maximum number of licenses has been issued, an application meeting all other 
requirements for issuance of a license is received, the application shall be placed on a waiting list in 
order of the date of receipt. No fees will be due until a license becomes available. When a license 
becomes available, the first applicant on the waiting list shall be notified of the license availability, and 
the applicant shall have 45 days from the date of such notice to file a complete application and pay the 
filing fee, and six months thereafter to complete the licensing process. In the event that the applicant 
fails to file a complete application and filing fee within said 45 days, or fails to complete the licensing 
process within said six months, the application shall be deemed to have expired, and the next applicant 
will be notified of the license availability, and the same procedure shall apply. 

4. In the event of a sale or other transfer of any property containing a dwelling licensed as a whole home 
vacation rental, the purchaser or transferee of the property is permitted to continue to use the 
property as a whole home vacation rental, but the purchaser or transferee shall be required to apply 
for a new license within 45 days of the date of purchase or transfer. In the event that the purchaser or 
transferee fails to apply for a new license within said 45 days, the license and ability to use the 
property as a whole home vacation rental will be forfeited, and the owner must reapply for any 
available license or be placed on the waiting list. 

E. Parking regulations. The following parking regulations apply to property licensed as a whole home vacation 
rental: 

1. No tenant, guest, or other person visiting a whole home vacation rental shall park on a public street. 

2. Off-street parking shall be provided on the same lot as the dwelling that is licensed as a whole home 
vacation rental. 

3. Off-street parking shall be provided at one vehicle per bedroom. Tandem spaces on a driveway may be 
used. 

4. No off-street parking space may be located in front of the living area of the dwelling unless there is a 
circular driveway. 
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5. The number of vehicles permitted for the occupants of a whole home vacation rental shall be restricted 
to the number of off-street parking spaces provided by the owner. 

6. No tenant, guest, or other person visiting a whole home vacation rental shall park or allow to be 
parked recreational vehicles or trailers of any kind on the public street. 

7. Owner shall supply a parking plan that complies with this section with the business license application. 

(Ord. No. 2022-62 , 2-16-2023)
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Sec. 10-51-13. Whole home vacation rentals and other short-term rental standards.

A. Regulations and restrictions imposed by this section are in recognition of the premise that short-term rentals 
provide lodging for a transient population that may or may not honor neighborhood mores or exhibit 
neighborly consideration to the same extent as permanent residents. Separation requirements listed in 
subsection C of this section and total license limitsThe requirements listed in subsection D of this section are 
based on a desire to maintain the overall residential character of neighborhoods and the purpose of single-
family residential zones to promote safe locations for residential uses. 

B. Business license required. No dwelling in any permitted zone shall be occupied or used as short-term rental 
until such time that the owner has obtained a business license issued in accordance with the provisions of 
this section. 

C. Conditions for issuance of a business license for a short-term rental. Issuance of a short-term rental business 
license by the Business License Officer shall be subject to the following: 

1. A complete application for a short-term rental business license shall have been submitted in 
accordance with section 3-1-5, and which shall also include: 

a. The name, address, and phone number of the owner or other person designated by the owner as 
the property manager who shall be responsible for ensuring compliance with the rules and 
regulations specified in this section, and 

b. A valid state tax number for remittance of transient lodging taxes. 

2. The dwelling unit for which the business license is sought shall be located in a permitted zone 
according to this title, have been built to meet building and fire codes for transient occupancy, and 
have been issued a certificate of occupancy. 

3. Portions of a single-family dwelling may not be used as a short-term rental unless located within a 
recreation resort zone or appropriately licensed as a residential hosting facility in accordance with the 
regulations for that use. A whole home vacation rental and a residential hosting facility located in a 
residential zone may not be located in the same single-family dwelling. 

4. In permitted single-family zones, the owner of a single-family dwelling for which a short-term rental 
business license is sought shall not hold a business license to operate another short-term rental within 
the City limits. For purposes of this subsection, "owner" means any individual, corporation, 
partnership, limited liability company, trust or other entity which has a legal or equitable ownership 
interest in the single-family dwelling, or any individual who has an ownership or beneficial interest in 
any corporation, partnership, limited liability company, trust, or other entity which has a legal or 
equitable ownership interest in the single-family dwelling. 

5. In permitted single-family zones, a whole home vacation rental license shall not be issued if there is 
another licensed whole home vacation rental property located within 300 feet, as measured along the 
same street or around the corner, of the front property line corners of the property where the 
proposed whole home vacation rental license is being sought. 

D. Limit on the total numberProhibition of additional whole home vacation rental licenses within single-family 
zones as contained described in Title 10, Chapters 13 and 14 of this Code. 

1. From the effective date of this ordinance, no new or additional whole home vacation rentals shall be 
permitted or licensed within any single-family zones as described in Title 10, Chapters 13 and 14 of this 
Code.

2. Whole home vacation rentals with current, valid business licenses shall be permitted to continue to 
operate and to receive annual renewals of the business licenses, subject to the requirements and 
conditions of this Section and all City, State, and Federal rules, regulations, laws, and statutes.

Commented [DH1]:  Made unnecessary by prohibiting 
any additional whole home vacation rentals.

Commented [DH2]:  The table in Section 10-13-3 
needs to be revised to show a "Whole home vacation 
rental" as a non-permitted use.  Right now the table 
says "short term rental" is a permitted use in single 
family zones, but the definition is broad and includes 
all types of transient lodging facilities except for hotels 
and motels.  The table needs to distinguish between 
prohibited Whole home vacation rentals and 
permitted residential hosting.

Commented [DH3]:  The table in Section 10-14-3 
needs to be revised to show a "Whole home vacation 
rental" as a non-permitted use.  Right now the table 
says "short term rental" is a permitted use in RA 
zones, but the definition is broad and includes all 
types of transient lodging facilities except for hotels 
and motels.  The table needs to distinguish between 
prohibited Whole home vacation rentals and 
permitted residential hosting.

Commented [DH4]:  The definition of Whole home 
vacation rental in Section 10-3-4 needs to be changed 
to: Whole home vacation rental means a form of a 
transient lodging facility specifically classified as an 
entire single family residential structure that is located 
in a single family zone, is rented out on a short-term 
basis, and is not owner-occupied. Whole home 
vacation rentals are located in a single family zone as 
identified in chapters 10-13 and 10-14 of this Code, 
are not a conforming use under the current  Code, 
and are managed locally. 
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3. In the event of a sale or other transfer of property for which the owner holds a current, valid business 
license to operate a whole home vacation rental, the purchaser or transferee of the property shall apply 
for a new license within 45 days of the date of purchase or transfer.  If the purchaser or transferee fails to 
submit a complete business license application within 45 days of the date of purchase or transfer, or if the 
applicant fails to complete the licensing process within six months after submitting the application, the 
purchaser or transferee shall not be issued a whole home vacation rental business license.

4. The revocation of a whole home vacation rental business license by the City Council pursuant to this Code 
shall terminate any rights of the license holder to operate a whole home vacation at the property.

The total number of whole home vacation rental business licenses issued within single-family zones shall be limited 
in accordance with the following: 

1. The maximum number of whole home vacation rental business licenses for properties in single-family 
zones to be issued shall be based on the City's total population, allowing three licenses for every 1,000 
people of the total population. 

2. The total number of licenses available each year shall be recalculated based on an estimated 
population derived by adding the total number of new dwelling units times 2.779 residents per unit to 
the prior year's base population. The City shall readjust the population numbers every ten years after 
the release of the census numbers. If the census numbers are lower than the City's projection, the City 
shall not revoke any issued license but shall not issue any additional licenses until the City population 
justifies additional license availability. 

3. If, after the maximum number of licenses has been issued, an application meeting all other 
requirements for issuance of a license is received, the application shall be placed on a waiting list in 
order of the date of receipt. No fees will be due until a license becomes available. When a license 
becomes available, the first applicant on the waiting list shall be notified of the license availability, and 
the applicant shall have 45 days from the date of such notice to file a complete application and pay the 
filing fee, and six months thereafter to complete the licensing process. In the event that the applicant 
fails to file a complete application and filing fee within said 45 days, or fails to complete the licensing 
process within said six months, the application shall be deemed to have expired, and the next applicant 
will be notified of the license availability, and the same procedure shall apply. 

4. In the event of a sale or other transfer of any property containing a dwelling licensed as a whole home 
vacation rental, the purchaser or transferee of the property is permitted to continue to use the 
property as a whole home vacation rental, but the purchaser or transferee shall be required to apply 
for a new license within 45 days of the date of purchase or transfer. In the event that the purchaser or 
transferee fails to apply for a new license within said 45 days, the license and ability to use the 
property as a whole home vacation rental will be forfeited, and the owner must reapply for any 
available license or be placed on the waiting list. 

E. Parking regulations. The following parking regulations apply to property licensed as a whole home vacation 
rental: 

1. No tenant, guest, or other person visiting a whole home vacation rental shall park on a public street. 

2. Off-street parking shall be provided on the same lot as the dwelling that is licensed as a whole home 
vacation rental. 

3. Off-street parking shall be provided at one vehicle per bedroom. Tandem spaces on a driveway may be 
used. 

4. No off-street parking space may be located in front of the living area of the dwelling unless there is a 
circular driveway. 
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5. The number of vehicles permitted for the occupants of a whole home vacation rental shall be restricted 
to the number of off-street parking spaces provided by the owner. 

6. No tenant, guest, or other person visiting a whole home vacation rental shall park or allow to be 
parked recreational vehicles or trailers of any kind on the public street. 

7. Owner shall supply a parking plan that complies with this section with the business license application. 

(Ord. No. 2022-62 , 2-16-2023)
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Sec. 10-13-3. Uses allowed.

A. Permitted and conditional uses. Permitted and conditional uses allowed within residential zones shall be as 
set forth in table 10-13-1 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 10-13-1 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. 
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TABLE 10-13-1
PERMITTED AND CONDITIONAL USES ALLOWED IN RESIDENTIAL ZONES 

Use Zones 
R1-15  R1-10 R1-8 R1-6 RM-1 RM-2 RM-3 MH/RV 

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

P3/C P3/C P3 P3 N N N N 

 Stable, private N N N N N N N N 
Residential uses: 
 Assisted living facility C C C C N N N N 
 Boarding house N N N N N N N N 
 Building, accessory P P P P P P P P 
 Dwelling, earth sheltered P P P P P P P N 
 Dwelling, multiple-family N N N N P P P N 
 Dwelling, single-family P P P P P P P P 
 Dwelling, single-family with single 
accessory dwelling unit 

P P P P N N N N 

 Dwelling, temporary P P P P P P P P 
 Dwelling, two-family N N N N P P P N 
 Guesthouse or casita P P P N N N N N 
 Manufactured home P P P P N N N P 
 Manufactured/mobile home park N N N N N N N P 
 Manufactured/mobile home subdivision N N N N N N N P 
 Protective housing facility N N N N N N N N 
 Rehabilitation/treatment facility N N N N N N N N 
 Residential facility for elderly persons1 P P P P P P P P 
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 Residential facility for persons with a 
disability1 

P P P P P P P P 

 Residential facility for troubled youth N N N N N N N N 
 Short term rental4 NP NP NP N N N N N 
 Transitional housing facility N N N N N N N N 
Public and civic uses: 
 Airport N N N N N N N N 
 Auditorium or stadium N N N N N N N N 
 Bus terminal N N N N N N N N 
 Cemetery P P P P P P P P 
 Church or place of worship P P P P P P P P 
 Club or service organization N N N N N N N N 
 College or university N N N N N N N N 
 Convalescent care facility N N N N N N N N 
 Correctional facility N N N N N N N N 
 Cultural service N N N N N N N N 
 Golf course P P P P P P P P 
 Government service N N N N N N N N 
 Hospital N N N N N N N N 
 Operations center N N N N N N N N 
 Park P P P P P P P P 
 Post office N N N N N N N N 
 Protective service P P P P P P P P 
 Reception center N N N N N N N N 
 School, elementary, middle, high or private P P P P P P P P 
 School, vocational N N N N N N N N 
 Stable, public N N N N N N N N 
 Utility, major N N N N N N N N 
 Utility, minor P P P P P P P P 
Commercial uses: 
 Agricultural sales and service N N N N N N N N 
 Animal hospital N N N N N N N N 
 Bail bond service N N N N N N N N 
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 Bank or financial institution N N N N N N N N 
 Bed and breakfast, home P P P P N N N N 
 Bed and breakfast inn N N N N N N N N 
 Business equipment rental, services, 
and supplies 

N N N N N N N N 

 Car wash N N N N N N N N 
 Club, private N N N N N N N N 
 Construction sales and service N N N N N N N N 
 Convenience store N N N N N N N N 
 Family child daycare facility2 P P P P P P P P 
 Family child group daycare facility2 C C C C C C C C 
 Family child residential certificate 
care facility2 

P P P P P P P P 

 Family childcare center N N N N N N N N 
 Funeral home N N N N N N N N 
 Garden center N N N N N N N N 
 Gas and fuel, storage and sales N N N N N N N N 
 Gasoline service station N N N N N N N N 
 Hostel N N N N N N N N 
 Hotel N N N N N N N N 
 Kennel N N N N N N N N 
 Kennel, residential P P P P P P P P 
 Laundry or dry cleaning, limited N N N N N N N N 
 Liquor store N N N N N N N N 
 Media service N N N N N N N N 
 Medical or dental laboratory N N N N N N N N 
 Medical service N N N N N N N N 
 Motel N N N N N N N N 
 Office, general N N N N N N N N 
 Parking garage, public N N N N N N N N 
 Parking lot, public N N N N N N N N 
 Pawnshop N N N N N N N N 
 Personal care service, home based2 P P P P P P P P 
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 Personal instruction service, home based2 P P P P P P P P 
 Printing and copying, limited N N N N N N N N 
 Printing, general N N N N N N N N 
 Produce stand N N N N N N N N 
 Recreation and entertainment, indoor N N N N N N N N 
 Recreation and entertainment, outdoor N N N N N N N N 
 Recreational vehicle park N N N N N N N P 
 Repair service N N N N N N N N 
 Research service N N N N N N N N 
 Residential hosting facility4 P P P P N N N N 
 Restaurant, fast food N N N N N N N N 
 Restaurant, general N N N N N N N N 
 Retail, general N N N N N N N N 
 Secondhand store N N N N N N N N 
 Shopping center N N N N N N N N 
 Tattoo establishment N N N N N N N N 
 Tavern N N N N N N N N 
 Temporary trailer P P P P P P P P 
 Transportation service N N N N N N N N 
 Vehicle and equipment rental or sale N N N N N N N N 
 Vehicle and equipment repair, general N N N N N N N N 
 Vehicle repair, limited N N N N N N N N 
 Veterinary service N N N N N N N N 
 Warehouse, self-service storage N N N N N N N N 
 Wireless telecommunication facility See section 10-50-5, table 10-50-1 of this title 
Industrial uses: 
 Automobile wrecking yard N N N N N N N N 
 Freight terminal N N N N N N N N 
 Heavy industry N N N N N N N N 
 Junk or salvage yard N N N N N N N N 
 Laundry services N N N N N N N N 
 Manufacturing, general N N N N N N N N 
 Manufacturing, limited N N N N N N N N 
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 Mineral extraction N N N N N N N N 
 Wholesale and warehousing, general N N N N N N N N 
 Wholesale and warehousing, limited N N N N N N N N 

Notes 

1. See chapter 46 of this title. 

2. See chapter 42 of this title. 

3. See section 10-37-15 of this title for permitted animals and fowl. 

4. See licensing and operations requirements in title 3 of this Code.title 10 chapter 51 of this code 

Sec. 10-14-3. Uses allowed.

10. A. Permitted and conditional uses. Permitted and conditional uses allowed within residential agriculture zones shall be as set forth in table 10-
14-1 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 10-14-1 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 10-14-1
PERMITTED AND CONDITIONAL USES ALLOWED IN 

RESIDENTIAL AGRICULTURE ZONES 

Zones Use 
RA-1 RA-.5 

Agricultural uses: 
 Agricultural business P N 
 Agricultural industry N N 
 Agriculture P P 
 Animal specialties P P 
 Animals and fowl for recreation and family food production P P3 

 Stable, private P P 
Residential uses: 
 Assisted living facility P P 
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 Boarding house N N 
 Building, accessory P P 
 Dwelling, earth sheltered P P 
 Dwelling, multiple-family N N 
 Dwelling, single-family P P 
 Dwelling, single-family with single accessory dwelling unit P P 
 Dwelling, temporary P P 
 Dwelling, two-family N N 
 Guesthouse P P 
 Manufactured home P P 
 Manufactured/mobile home park N N 
 Manufactured/mobile home subdivision N N 
 Protective housing facility P P 
 Residential facility for elderly persons1 P P 
 Residential facility for persons with a disability1 P P 
 Residential facility for troubled youth C C 
 Short term rental4 NP NP 
Public and civic uses: 
 Auditorium or stadium N N 
 Cemetery P P 
 Church or place of worship P P 
 Club or service organization N N 
 Convalescent care facility N N 
 Cultural service P P 
 Golf course P P 
 Hospital N N 
 Park P P 
 Protective service P P 
 Reception center C C 
 Stable, public P N 
 Utility, minor P P 
 Utility substation P P 
Commercial uses: 
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 Agricultural sales and service N N 
 Animal hospital P P 
 Bed and breakfast, home P P 
 Bed and breakfast inn N N 
 Garden center N N 
 Kennel, residential P P 
 Licensed family child care2 P P 
 Media service N N 
 Personal care service, home based2 P P 
 Personal instruction service, home based2 P P 
 Produce stand P P 
 Recreational vehicle park N N 
 Residential certificate child care facility2 P P 
 Residential hosting facility4 P P 
 Temporary trailer P P 
 Veterinary service N N 
 Warehouse, self-service storage N N 
 Wireless telecommunication facility See section 10-50-5, table 10-50-1 of this 

title 

Notes 

1. See chapter 46 of this title. 

2. See chapter 42 of this title. 

3. See section 10-37-15 of this title for permitted animals and fowl. 

4. See licensing and operations requirements in title 3 of this Code10 Chapter 51 of this code. 

B. Accessory uses. Permitted and conditional uses set forth in table 10-14-1 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. 
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3. Accessory uses in residential agriculture zones shall include, but not be limited to, the following: 

Garage sales, subject to applicable standards of chapter 48, temporary uses, of this title. 

Garages and off street parking areas, subject to applicable standards of chapter 34, off street parking and loading, of this title. 

Hobby activities when conducted by an occupant of the premises solely for personal enjoyment, amusement, or recreation and which does not 
conflict with any other City ordinance. 

Home based businesses, subject to applicable standards of chapter 42, home based businesses, of this title. 

Household pets. 

Nurseries and greenhouses. 

Playhouses, patios, porches, gazebos, and incidental storage buildings. 

Swimming pools and hot tubs for use by residents and their guests. 

(Ord. 03-5-1, 5-1-2003, eff. 6-1-2003; Ord. 2009-01, 2-5-2009; Ord. 2016-11, 11-17-2016; Ord. 2017-03, 1-19-2017; Ord. 2018-04, 4-5-2018; Ord. No. 2022-61 , 
2-2-2023)
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B. Accessory uses. Permitted and conditional uses set forth in table 10-13-1 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. 

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

Garage sales, subject to applicable standards of chapter 48, temporary uses, of this title. 

Garages and off street parking areas, subject to applicable standards of chapter 34, off street parking 
and loading, of this title. 

Hobby activities when conducted by an occupant of the premises solely for personal enjoyment, 
amusement, or recreation and which does not conflict with any other City ordinance. 

Home based businesses, subject to applicable standards of chapter 42, home based businesses, of this 
title. 

Household pets. 

Nurseries and greenhouses, when used for family food production. 

Playhouses, patios, porches, gazebos, and incidental storage buildings. 

Swimming pools and hot tubs for use by residents and their guests. 

(Ord. 03-5-1, 5-1-2003, eff. 6-1-2003; Ord. 2009-01, 2-5-2009; Ord. 2016-11, 11-17-2016; Ord. 2017-03, 1-19-2017; 
Ord. 2018-04, 4-5-2018)



APPROVALS DATE INFO
Plan Review Finalized: Yes 10/06/23 Brienna Spencer

PENDFSP23-43

Application Accepted Date:  10/05/2023

CONTACT INFORMATION

 
APPLICATION DETAILS

 

APPLICATION NUMBER:
This permit becomes null and void if work or construction authorized is not commenced within 180 days, or if
construction or work is suspended or abandoned for a period of 180 days at any time after work is commenced. I
here-by certify that I have read and examined this application and know the same to be true and correct. All
provisions of laws and ordinances governing this type of work will be compiled with whether specified herein or not
the granting of a permit does not presume to give authority to violate or cancel the provisions of any other state or
local law regulating construction or the performance of construction and that I make this statement under penalty of
perjury. Maintenance Deposit is refundable after final inspection if: 1) site is kept clean 2) building is NOT occupied
prior to final inspection and issuance of Certificate of Occupancy.

Hurricane City 
Application

Permit #: 
Issue Date:

FSP23-43
10/06/2023

Type of Improvement:  Site Plan (Final)
Description:  

Tenant / Project Name:  Black Duplex

Bldg. Address:   663 W 400 S
City:  Hurricane City State:  UT Zip:  84737
Subdivision:  hurricane Phase:  
Block:   Lot #:  Parcel #:  H-231-B-1
Property Owner:   Jeremy Black
Permit Contact:  Jeremy Black P: (435) 314-7700
Email:  abuildingsystem@gmail.com

General Contractor:  Black Duplex / Jeremy Black
License #:  11932021-5501 P: (435) 314-7700
Address:  663 W 400 S
City:  Hurricane State:  UT Zip:  84737
Email:  abuildingsystem@gmail.com

$ Valuation  0.00
PERMIT FEES

Planning Fee $  250.00
Planning Fee $  250.00
Sub Total: $  250.00

Permit Total: $  250.00
Amount Paid: $  250.00
Remaining Due: $  0.00

Setbacks Front: Rear: Left: Right:

Min.     

Actual:     

Applicant Name: Jeremy Black

Signature of Applicant/Authorized Agent or Owner: Date:

Application Approved By: Date:

10/06/2023

Application Issued By: Date:

10/06/2023

Receipt #: 8.172956-10/06/23



10/26/2023 FSP23-43

 STAFF COMMENTS

Agenda Date: 10/26/2023

Application Number: FSP23-43

Type of Application: Final Site Plan

Action Type: Administrative 

Applicant: Jeremy Black

Agent: 

Request: Approval of a final site plan for a duplex

Location: 663 W 400 S

Zoning: RM-1

General Plan Map: Single Family

Discussion

The applicant is requesting final site plan approval for a duplex located near the corner of 400 S 
and 700 W. There is currently an existing house on the property, which is triangular in shape. A 
zone change to RM-1 to allow a duplex was approved in February of this year. 
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JUC Review:

Since the site is already developed, the standard review process for construction drawings is not 
needed; however, the following comments will need to be addressed during the building permit 
and construction process:

1. Public Works: Need to observe the Gould’s Wash flooding. Poor access onto 400 S. 
2. Power: No major concerns. Power poles and underground equipment to stay in place. 

Need to know the size of service required.
3. Sewer: Existing home on the lot has a lateral that will need to be cut and capped.
4. Streets: Driveway approaches poured to city specs.
5. Water:Okay
6. Engineer: The proposed development will require a floodplain development permit. The 

applicant should depict the floodway and 100-year floodplain boundaries on the site plan.
7. Fire: No hydrant shown, home must be within 250’ of hydrant.1
8. Cable: No comments
9. Phone: No comments
10. Gas: No comments
11. Fiber: Add Infowest notes to construction drawings
12. Water Conservancy District: Washington County Water Conservancy District hereby 

acknowledges that based on the information provided, the proposed plans adequately 
mitigate interference with district facilities and property interests. The District reserves 
the right to rescind this acknowledgement if additional information becomes available. 
The district has not determined whether water will be available for this development and 

1 Planning staff note: There is currently a fire hydrant on the property that is not shown on the plans.
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does not hereby make any guarantee of water availability. In addition, the development 
must conform with applicable district requirements, including but not limited to payment 
of fees. 

Staff Review

1. The site is zoned RM-1. A single duplex is permitted in this zoning.
2. Landscaping: A sufficient landscaping plan has not been provided. Pursuant to HCC 10-

32-6 (F), Open space and common areas within a multiple residential development shall 
include a minimum of one tree and two shrubs per dwelling unit. There are some existing 
trees on the property but it appears they will be removed during the construction. A 
compliant landscaping plan will have to be provided.

3. Parking: Per HCC 10-34-6 two spaces are required per unit. Each unit is provided with 
their own two car garage, which meets this code.

4. Setbacks: The proposed duplex meets the setbacks in the RM-1 zone.
5. Elevations: Building renderings have been provided. Exact elevations have not been 

provided, however it is unlikely the proposed building is over the maximum height of 
35’, as required by zoning.

6. Outdoor lighting: Any and all outdoor lighting will need to be compliant with HCC 10-
33-7.

Recommendation:  Staff recommends the Planning Commission review this application based 
on standards within Hurricane City Code. Staff recommends continuing this item until a 
landscaping plan that meets city standards can be provided. 







APPROVALS DATE INFO
Plan Review Finalized: Yes 10/11/23 Brienna Spencer

PENDFSP23-53

Application Accepted Date:  10/11/2023

CONTACT INFORMATION

 

 
APPLICATION DETAILS

 

APPLICATION NUMBER:
This permit becomes null and void if work or construction authorized is not commenced within 180 days, or if
construction or work is suspended or abandoned for a period of 180 days at any time after work is commenced. I
here-by certify that I have read and examined this application and know the same to be true and correct. All
provisions of laws and ordinances governing this type of work will be compiled with whether specified herein or not
the granting of a permit does not presume to give authority to violate or cancel the provisions of any other state or
local law regulating construction or the performance of construction and that I make this statement under penalty of
perjury. Maintenance Deposit is refundable after final inspection if: 1) site is kept clean 2) building is NOT occupied
prior to final inspection and issuance of Certificate of Occupancy.

Hurricane City 
Application

Permit #: 
Issue Date:

FSP23-53
10/11/2023

Type of Improvement:  Site Plan (Final)
Description:  Residential Duplex

Tenant / Project Name:  Leavitt Duplex

Bldg. Address:   161 W 600 N
City:  Hurricane City State:  UT Zip:  84737
Subdivision:  Hurricane Fields Sur Blk 18 (H) Lot:

3
Phase:  

Block:   Lot #:  Parcel #:  H-281-A-4-N
Zone:  RM-1
Property Owner:   Katie Leavitt
Permit Contact:  Karl Rasmussen P: (435) 680-0816
Email:  karl@pv-eng.com

Engineer of Record:  Karl Rasmussen
Email:  karl@pv-eng.com P: (435) 668-8307

General Contractor:  Leavitt Duplex / Katie Leavitt
License #:  P: (435) 680-1710
City:  Hurricane State:  UT Zip:  84737
Email:  katie@nielsondevelopment.com

# of Units:  0 custom text:  

$ Valuation  0.00
PERMIT FEES

Planning Fee $  250.00
Planning Fee $  250.00
Sub Total: $  250.00

Permit Total: $  250.00
Amount Paid: $  250.00
Remaining Due: $  0.00

Setbacks Front: Rear: Left: Right:

Min.     

Actual:     

Applicant Name: Treasa Anderson

Signature of Applicant/Authorized Agent or Owner: Date:

Application Approved By: Date:

10/11/2023

Application Issued By: Date:

10/11/2023

Receipt #: 7.718313-10/11/23
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 STAFF COMMENTS

Agenda Date: 10/26/2023

Application Number: FSP23-53

Type of Application: Final Site Plan

Action Type: Administrative 

Applicant: Katie Leavitt

Agent: Karl Rasmussen

Request: Approval of a final site plan for a duplex

Location: 161 W 600 N

Zoning: RM-1

General Plan Map: Planned Community

Discussion

The applicant is requesting final site plan approval for a duplex located at approximately the 
corner of 200 W and 600 N. The preliminary site plan for the duplex was approved in 
September.
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JUC Review:
Construction drawings were signed off in October of 2023

Staff Review

1.  The zoning is RM-1. A duplex is permitted in this zoning.
2. Landscaping: A sufficient landscaping plan has been provided. Per HCC 10-32-6 (F) 

states:  Open space and common areas within a multiple residential development shall 
include a minimum of one tree and two shrubs per dwelling unit. The proposed 
landscaping plan meets this code and other standards in the landscaping code.

3. Parking: Per HCC 10-34-6 two spaces are required per unit. Each unit is provided with 
their own two car garage which meets this code as well as a turnaround to limit backing 
onto 600 N.

4. Setbacks: The proposed duplex meets the setbacks in the RM-1 zone.
5. Elevations: Building renderings have been provided. At approximately 20’ tall the 

proposed building is under the 35’ maximum height.
6. Outdoor lighting: Any and all outdoor lighting will need to be compliant with HCC 10-

33-7.
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Recommendation:  Staff recommends the Planning Commission review this application based 
on standards within Hurricane City Code. Staff recommends approval subject to staff and JUC 
comments. 
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01. MANOBLOCK SYSTEM SHALL NOT BE INSTALLED
IN GARAGE FIRE WALLS.

02. BACK FLOW PREVENTION MUST BE PROVIDED ON
HOSE BIBS AND IN SPRINKLING SYSTEMS.

03. A PRESSURE REDUCTION VALVE SHALL BE
INSTALLED WHERE WATER PRESSURE EXCEEDS 80
LBS AND SHALL BE INSTALLED IN AN ACCESSIBLE
LOCATION.

04. PROVIDE SEISMIC STRAPS ON WATER HEATER.

05. WATER HEATER SHALL BE MOUNTED ON AN 18"
HIGH PLATFORM AND MUST BE EQUIPED WITH AN
EXPANSION TANK.

CODE REVIEW

GENERAL NOTES:

CONSTRUCTION SHALL COMPLY WITH IRC 2018 AND ALL LOCAL ORDINANCES AND CODES

CONCRETE

FRAMING

PLUMBING

MECHANICAL

ELECTRICAL

INDEX:

1.  SITE ADDRESS:
2.  LEGAL DESCRIPTION: REFER TO SURVEY PLAT AS PREPARED BY THE CIVIL ENGINEER.
3. ALL CONSTRUCTION SHALL BE IN COMPLIANCE WITH THE LATEST EDITION OF THE INTERNATIONAL BUILDING
CODE (INCLUDING APPLICABLE AMENDMENTS).  AND SHALL COMPLY WITH ALL CODES, ORDINANCES, AND
REQUIREMENTS SET FORTH BY THE LOCAL JURISDICTION.
4.  ZONING DISTRICT: RESIDENTIAL
5.  OCCUPANCY TYPE: R-3
6.  CONSTRUCTION TYPE: V-B
7.  IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO BECOME AWARE OF THE LOCATION
OF ALL UNDERGROUND UTILITIES ON THE SITE BEFORE ANY DRILLING OR EXCAVATION BEGINS.
8.  ALL LANDSCAPING / IRRIGATION WORK IS NOT IN CONTRACT.  CONTRACTOR SHALL COORDINATE
CONSTRUCTION WITH LANDSCAPE CONTRACTOR (UNDER SEPARATE CONTRACT) AND PROVIDE ROUGH GRADING
IN PLANTING AREA.  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER DRAINAGE OF LANDSCAPED
AREAS AWAY FROM BUILDING.
9.  ALL DIMENSIONS ARE TO BE FIELD VERIFIED FOR CORRECTNESS.  IF ANY VARIANCES OCCUR, THE DESIGNER
SHALL BE CONTACTED FOR VERIFICATION.  WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL HAVE PRECEDENCE
OVER SCALED DIMENSIONS.  ALL INTERIOR DIMENSIONS ARE TO BE TO FACE OF STUD OR CONC WALLS UNLESS
OTHERWISE NOTED.
10. A SOILS TEST SHALL BE PERFORMED WHERE HOUSE IS TO BE LOCATED AND FOOTINGS AND  FOUNDATION
SHALL COMPLY WITH SOILS ENGINEERS RECOMMENDATIONS REGARDLESS OF WHAT IS SHOWN IN THE PLANS. 
FOUNDATION RE-ENGINEERING WILL BE REQUIRED IF RECOMMENDED BY SOILS ENGINEERS
11. ANY ENGINEERING SHALL TAKE PRECEDENCE TO WHAT IS SHOWN ON THESE DRAWINGS - DISCREPANCIES
SHALL BE CLARIFIED AND COORDINATED BEFORE CONSTRUCTION BEGINS.

01. TERMITE CONTROL MUST BE PROVIDED PRIOR
TO POUR OF BASEMENT SLAB.

02. ALL FOOTINGS SHALL EXTEND BELOW FROST
DEPTH MEASURED FROM THE BOTTOM OF THE
FOOTING TO FINISH GRADE REGARDLESS OF
FOOTING DEPTH SHOWN ON PLANS.

03. FOUNDATIONS SUPPORTING WOOD WALLS WILL
EXTEND AT LEAST 6" ABOVE FINISH GRADE.

04. A UFER GROUND MUST BE PROVIDED AT
SERVICE ENTRANCE LOCATION.

05. IMBED SIMPSON HOLD-DOWNS AS REQUIRED BY
PLAN / ENGINEERING.

06. RETAINING WALLS OVER 4' IN HEIGHT SHALL BE
ENGINEERED.

07. CRAWL SPACE VENTILATION SHALL BE PROVIDED
AT NOT LESS THAN 1 SF OF VENTING / 150 SF OF
CRAWL SPACE AREA.  ONE VENT TO BE LOCATED
WITHIN 3' OF EACH CORNER OF FOUNDATION.

01. ALL HEADERS TO BE DOUBLE 2X10'S U.N.O. 
HEADER CONSTRUCTION SHALL CONFORM TO
LATEST IRC CODE.

02. WATER RESISTANT GYP BOARD MAY NOT BE
USED OVER VAPOR BARRIERS AND CEILINGS OR ON
ANY EXTERIOR SURFACES.

03. BRACED WALLS ARE REQUIRED EXACTLY AS
SHOWN ON PLAN AND SHALL BE ENGINEERED IF
GOVERNING AGENCY REQUIRES.

04. GARAGE SHALL BE SEPARATED FROM ANYH
LIVING AREA BY A 1 HR FIRE RATED ASSEMBLY
INCLUDING 5/8" TYPE "X" GYP BOARD ON WALLS
ADJACENT TO LIVING AREAS AND ON CEILING OF
GARAGE.

05. DOORS FROM LIVING AREAS OPENING INTO
GARAGE SHALL BE A 20 MINUTE RATED DOOR WITH
CLOSER.

06. IF GAS APPLIANCES ARE USED IN GARAGE THEY
SHALL BE PROTECTED BY A STEEL BOLLARD
EMBEDDED THROUGH CONCRETE FLOOR.

07. SOLID BLOCKING REQ'D AT BEARING POINTS FOR
FLOOR JOISTS.

08. SOLID BLOCKING REQ'D AT BEARING POINTS FOR
ROOF RAFTER & TRUSSES.

09. OFFSETS AT BEARING PARTITIONS MAY NOT
EXCEED JOIST DEPTH.

10. A WEATHER BARRIER IS REQ'D UNDER SIDING,
BRICK OR STUCCO.

11. FLASH AND COUNTER FLASH ALL EXTERIOR
OPENINGS.

12. GYP BOARD SHALL NOT BE INSTALLED ON
EXTERIOR SURFACES.

13. FIRE BLOCK STUD SPACES AT SOFFITS, FLOOR
AND CEILING JOIST LINES, AT 10' HORIZ & VERT. AT
FLOOR AND CEILING LINES AND AT OPENING
BETWEEN ATTIC SPACES ETC IRC R30211.

06. HOT WATER SUPPLIED TO BATHTUBS & WHIRL
POOL TUBS SHALL BE LIMITED TO 120 DEGREES MAX
BY A WATER TEMPERATURE LIMITING DEVICE (ASSE
1070) OR BY AN APPROVED COMBINATION TUB/
SHOWER VALVE - IRC P2723.3

07. SHOWERHEADS SHALL HAVE A FLOW RATE OF
NO MORE THAN 2.5 GPM - IRC P2903.2

08. ALL HOSE BIBS SHALL BE NON-FREEZE
BACKFLOW PREVENTED TYPES IRC P2902.3.3,
P2603.6

09. ALL PLUMBING VENTS THROUGH ROOF SHALL BE
3" MINIMUM PIPE IRC P3103.2

10. PROVIDE GAS SHUTOFF VALVE WITHIN 6' OF
APPLIANCES AS PER IRC G2420

01. ATTIC VENTILATION IS REQUIRED. FOR HOMES
WITH EAVES - ONE SQ FT OF VENT FOR EVERY 300
SQ FT OF ATTIC SPACE.  FOR HOMES WITHOUT
EAVES - ONE SQ FT OF VENT FOR EVERY 150 SQ FT
OF ATTIC SPACE.

02. OUTSIDE COMBUSTION AIR SHALL BE PROVIDED
TO ALL FUEL BURNING APPLIANCES UNDAMPERED.

03. FURNACES IN A CLOSET SHALL HAVE A MIN
CLEAR WORKING SPACE OF 3" ON SIDES, BACK &
TOP.

04. VENT CLOTHES DRYER TO OUTSIDE - DUCTS
SHALL BE METAL WITH SMOOTH INTERIOR
SURFACES EQUIPPED W/ BACK-DRAFT DAMPERS -
TERMINATE AT THE EXTERIOR OF THE BUILDING AND
NOT TO BE INSTALLED W/ SHEET METAL SCREWS -
MAX LENGTH DUCT 14' W/ 2 90 DEGREE ELBOWS
MAX. - DUCT DIAMETER MIN 4".

05. BATHROOMS & LAUNDRY ROOMS WITHOUT AN
OPERABLE WINDOW ARE REQ'D TO HAVE EXHAUST
FANS PROVIDING 5 AIR CHANGES PER HOUR.

06. A SEDIMENT TRAP SHALL BE INSTALLED IN ALL
FUEL GAS SYSTEMS AS PER IFGC CODE WHERE NOT
INCORPORATED AS PART OF THE GAS UTILIZATION
EQUIPMENT.

07. AIR DUCT INSULATION SHALL BE INSTALLED IN
ACCORDANCE WITH LATEST CODE.  INSULATIVE
VALUE SHALL BE R-5 WHEN SYSTEM COMPONENTS
ARE LOCATED WITHIN THE BUILDING BUT OUTSIDE
OF CONDITIONED SPACE.  R-8 IS REQ'D WHEN
LOCATED OUTSIDE OF THE BUILDING.

08. FIRE TAPE & CAULK ALL PENETRATIONS THRU
FIRE WALLS. - USE META CAULK MC 150+ SYSTEM
#W-L-3188.

09. M10. INSULATE HEATING TRUNK AND BRANCH
SUPPLY DUCTS IN UNFINISHED AREA, CRAWL
SPACES, ATTICS, UNHEATED GARAGES, ETC. IRC
N1103

01. SMOKE DETECTORS SHALL BE HARD WIRED
TOGETHER IN SERIES W/ BATTERY BACKUP - A CO
DETECTOR SHALL BE INSTALLED ON EACH LEVEL OF
THE HOUSE.

02. BATHROOM RECEPTACLE OUTLETS SHALL BE
SUPPLIED BY DEDICATED 20 AMP BRANCH CIRCUIT
W/ NO OTHER AND SHALL BE GFCI PROTECTED.

03. ALL KITCHEN SURFACE OUTLETS, BATH OUTLETS
AND GARAGE OUTLETS SHALL BE GFCI PROTECTED.

04. GARAGE OUTLETS SHALL BE MOUNTED 18"
ABOVE FINISHED FLOOR MIN.

05. OUTDOOR OUTLETS SHALL BE GFCI RATED AND
SHALL BE WEATHER PROTECTED.

06. ALL CEILING FANS SHALL BE INSTALLED WITH
FAN RATED BOXES.

07. ALL BEDROOMS SHALL BE ARC-FAULT
PROTECTED.

08. ANY LIGHT FIXTURES MOUNTED OVER TUB,
SHOWERS OR IN CLOSETS SHALL BE RATED FOR
SUCH.

09. NO ELECTRICAL PANELS WILL BE INSTALLED ON
GARAGE FIRE WALLS OR INSIDE BATHROOMS OR IN
CLOSETS.

10. BATHTUBS WITH AN ELECTRICAL PUMP MUST
HAVE AN ACCESS DOOR TO PUMP AND SHALL BE
GFCI PROTECTED.

11. TAMPER PROOF RECEPTACLES ARE REQUIRED IN
ALL OUTLETS PER NEC 406.11

12. ALL 15 AMP AND 20 AMP RECEPTACLES SHALL BE
LISTED TAMPER RESISTANT.

COVER PAGE CODE REVIEW, GENERAL NOTES

A-1 FOOTING & FOUNDATION PLAN

A-2 FLOOR PLAN

A-3 ROOF PLAN

A-4 FRONT & REAR EXTERIOR ELEVATIONS

A-5 SIDE EXTERIOR ELEVATIONS

A-6 ELECTRICAL PLAN

DRYWALL: R-2.5
INTERIOR AIR FILM: R-0.5
3 1/2" BLOWN-IN INSULATION: R-13
7/16" OSB: R-0.6
EXTERIOR AIR FILM: R-0.5
1" EXTRUDED POLYSTYRENE RIGID FOAM: R-5
STUCCO: R-0.2
TOTAL EXTERIOR WALL R-VALUE R-22.3

WALLS:

ROOFING:

HOUSE ROOF:
R38 GLASS BATTS: R-38

THERMAL ENVELOPE:

GARAGE ATTIC:

R19 GLASS BATTS: R-19

PLOT PLAN
SCALE: 1"=20'
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USE THIS PLAN IN ANY WAY
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BUILDING THE PROJECT DOCUMENTED
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PERMISSION OF DRAW WORKS
QUALITY HOME DESIGN, INC.

A-1

DATE:

FOOTING & FOUNDATION PLAN
SCALE: 1/4"=1'-0"

9/18/2023
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ROOF FRAMING PLAN
SCALE: 1/4"=1'-0"

AT LEAST 50% & NOT MORE THAN 80% OF REQUIRED VENTS SHALL BE IN UPPER PORTION OF VENTILATED
ROOF SPACE (MIN. 3' ABOVE EAVE OR CORNICE VENTS) WITH THE BALANCE OF REQUIRED VENTILATION
PROVIDED BY EAVE VENTING.
PER IRC 806.1 ENCLOSED ATTICS AND ENCLOSED RAFTER SPACES FOR WHERE CEILINGS ARE APPLIED
DIRECTLY TO THE UNDERSIDE OF ROOF RAFTERS SHALL HAVE CROSS VENTILATION OF EACH SEPARATE
SPACE BY VENTILATING OPENINGS PROTECTED AGAINST THE ENTRANCE OF RAIN OR SNOW.
VENTILATING OPENINGS SHALL BE PROVIDED WITH CORROSION RESISTANT WIRE MESH WITH 1/8" MIN. 4 1/4"
MAX. OPENINGS.
IF EAVE VENTS ARE INSTALLED INSULATION SHALL NOT OBSTRUCT THE FREE FLOW OF AIR (MIN. 1" SPACE
BETWEEN INSULATION AND ROOF SHEATHING & VENT LOCATION.
BAFFLING OF THE VENT OPENINGS SHALL BE INSTALLED.  BAFFLES SHALL BE RIGID AND WIND-DRIVEN
MOISTURE RESISTANT.  IF FEASIBLE BAFFLES SHOULD BE INSTALLED FROM THE TOP OF THE OUTSIDE OF THE
EXTERIOR WALL, EXTENDING INWARD TO A POINT 6" VERTICALLY ABOVE THE HEIGHT OF NON-COMPRESSED
INSULATION & 12" VERTICALLY ABOVE LOOSE FILL INSULATION.  (ALL CALCULATIONS WILL BE NET FREE AREA).

7,774 SQ FT OF ATTIC AREA / 300 = 25.91 SQ FT OR X 144 = 3,732.52 SQ INCHES OF VENTILATION IS REQUIRED.
VENTILATION WILL BE PROVIDED BY 52 O'HAGIN'S PRE-PAINTED PROFILE SPECIFIC VENTS, OR EQUIVALENT,
INSTALLED WITH AND TO MATCH ROOFING TILE SYSTEM AS PRESCRIBED BY THE MANUFACTURER'S
SPECIFICATIONS.
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  STAFF COMMENTS

Update 10/26/2023:  The applicant is requesting an extension of the final plat deadline for this project, 
now called “Obsidian Resort”. Pursuant to city ordinance, a final plat must be submitted within one year 
of approval of a preliminary plat; however, the applicant can request a 1-year extension from the 
Planning Commission. Staff finds this request to be acceptable. Construction drawings are almost ready 
for approval. The original October 13, 2022 staff report for the approved preliminary plat is pasted 
below. 

Agenda Date: 10/13/2022

Application Number: 2022-PP-23

Type of Application: Preliminary Plat Application

Action Type: Administrative

Applicant: Western Mortgage and Realty Co

Agent: Brent Moser

Request: Approval of a Preliminary Plat 

Location: North of Iron Bridge Blvd

Zoning: Recreation Resort

General Plan Map: Planned Community, and Neighborhood Commercial

Update 10/13/2022: No updates have been received at the time of this writing. Staff recommends 
tabling this application.

Discussion:  
The applicant has filed a preliminary plat for Bash Resorts, a 372 unit recreation resort development 
located within the Sand Hollow Gateway PID. The plan consists of 10 resort condo buildings, a hotel, 
and retreat centers. A preliminary site plan for this location with a modified layout was approved in 
2020.

https://hurricaneut.maps.arcgis.com/apps/webappviewer/index.html?id=bd5a50391ddf431f9988e4d7cc8494ab
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Location is approximate

JUC Comments
The following items will need to be addressed:
 

1. Public Works: No comments
2. Power: Dixie Power area. Need Sand Hollow Road PID to buildout.
3. Sewer: Private sewer agreement required.
4. Street: Traffic study needs to be done. All private streets within the complex?
5. Water: Water model needed. Public or private streets? Private streets require ductile iron piping
6. Engineering: The developer should get the project’s legal description to a higher standard. 

Traffic impact study required. Increase connectivity with Marla Phase 1, water looping and fire 
safety will require additional connectivity. Detention would be easiest to provide in western 
parking lot (if provided on site), Gateway at Sand Hollow PID drainage study suggests 
improvements to Marla’s basin are needed. 

7. Fire: Not enough info provided. Full fire code analysis will be done with construction drawings.
8. Cable: Add Centurylink fiber optic notes for construction drawings
9. Gas:  No comments. 
10. Water Conservancy: No comments

Staff Comments: Preliminary Site Plan and Plat
1. Zoning is Recreation Resort which has a max density of 15 units/acre. The applicant is proposing 

372 units
a. The Land Use Summary table shows the property as 27.83 acres which would be a 

maximum unit count of 403 units. However the Recreation Resort zoning in the zone 
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map is 25.77 acres which would be a maximum unit count of 386 units which is still less 
than what is being proposed

b. The property on the site plan appears to be extending into the NC, Neighborhood 
Commercial, zoning. Staff is generally fine with this as the applicant is not requesting 
additional units.

2. All streets within the development are planned to be private. 
3. Parking: Per HCC 10-26-6: “Within recreational resorts, an application shall provide two 

parking spaces per unit or one space per bedroom, whichever is higher. Tandem parking spaces 
are permitted only if approved as part of the preliminary site plan by the Planning Commission.”

a. The site plan indicates that 1206 parking spaces are required and 1228 spaces are 
provided

b. RV/trailer spaces are also required at a rate of one space per five units. 75 spaces are 
required and approximately 184 are provided

c. Phase 6 is shown as being a hotel and clubhouse area. Per HCC Table 10-34-1, hotels 
require, “2 spaces plus 1 space per living or sleeping unit” It is not entirely clear that this 
requirement was accounted for in their parking plan since they show 42 required spaces 
for 31,606 sq ft hotel. 

d. It appears the parking lot on the northwest corner stretches into the Neighborhood 
Commercial zone. Staff has decided to count this as off-site parking because of the 
different zone and Planning Commission will need to approve it. The standards are as 
follows:

e.   Off site parking. Where practical difficulties exist in providing on site parking or if 
public safety or convenience, or both, would be better served by locating parking on a 
separate lot, the Planning Commission may authorize off site parking subject to the 
following conditions:

1.  Required parking spaces reserved for persons with disabilities shall not be 
located in an off site parking lot.

2.  Off site parking lots shall be located in the same or a more intensive zone 
which applies to the property where the use served is located.

3.  No off site parking space shall be located more than 500 feet from a public 
entrance of the use served, measured along the route of the shortest legal, 
practical walking distance. Off site parking shall not be separated from a 
principal use by a street right-of-way with a width of more than 72 feet.

4.  Availability of each off site parking lot shall be assured by an agreement 
approved by the City which requires:

a.  The parking lot to be continuously available unless an alternative legal 
parking lot is provided;

b.  All spaces to be available without charge; and
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c.  The Zoning Administrator to be notified 30 days prior to the expiration or 
termination of the agreement.

5.  Before approving an off site parking lot, the Planning Commission shall find 
that such parking is conveniently usable without causing unreasonable:

a.  Hazard to pedestrians;

b.  Hazard to vehicular traffic;

c.  Traffic congestion;

d.  Interference with safe and convenient access to other parking areas in the 
vicinity;

e.  Detriment to the appropriate use of business property in the vicinity; or

f.  Detriment to any residential neighborhood. 

f. Staff finds this parking plan to be acceptable.
4. Amenities: Per HCC 10-26-4: two clubhouses of at least 2,000 sq ft of nonoffice space and 4 

pool areas of at least 2,000 sq ft are required. Upon speaking with the applicant they would like 
to propose a larger pool amenity in the center of the development as an exception to the four pool 
areas requirement. HCC 10-26-4 states: “Pools: Pools may be combined for an enhanced 
amenity area with the approval of the Planning Commission.” Staff believes this is a good place 
for this exception.

5. Block lengths and connectivity: HCC 10-39-11 states: “The arrangements of streets in new 
subdivisions shall make provision for the continuation of the existing streets to adjoining areas 
insofar as such may be deemed necessary by the Planning Commission for public requirements. 
New streets within subdivisions shall not preclude future access to adjoining properties.”

a. Staff would recommend that Windsor Parkway connect through. This would also 
eliminate the 1100 foot block length on Iron Bridge Blvd

b. Bash Parkway is a master planned roadway so block lengths can be longer on that road. 
Staff would recommend pedestrian connectivity to Bash Parkway.

6. All park strips will need to be landscaped and have the proper improvements.
7. The affidavit within the submitted application is from an owner that does not own the property 

depicted on the plat. The preliminary plat application requires evidence that the applicant has 
control over the property. This will be required before approval can be granted.

8. A will serve letter from the culinary and sanitary water providers and a water acknowledgement 
form has not been provided

9. A note indicating whether or not the property is in a tortoise take area has been provided
10. Hurricane City Code 10-37-4 states: 

a. 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 
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create a demand which exceeds acceptable levels of service for roadways, intersections, 
bridges, storm drainage facilities, water lines, water pressure, sewer lines, fire and 
emergency response times, and other similar public services. The City may disapprove a 
proposed development if demand for public services exceeds accepted levels of service. 
No subsequent approval of such development shall be given until either the developer or 
the City installs improvements calculated to raise service levels to the standard adopted 
by the City.

Recommendation: Staff recommends the Planning Commission review this application based on 
standards with Hurricane City Code. Staff would recommend approval subject to staff and JUC 
comments provided that they provide proof of consent from the owner and sufficient buildout of the 
Gateway to Sand Hollow PID. 
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4 Minutes of the Hurricane City Planning Commission meeting held on December 8, 2022, at 5:00 p.m. in 
5 the City Council Chambers located at 147 N. 870 West Hurricane UT, 84737

6 Members Present: Mark Sampson, Paul Farthing, Shelley Goodfellow, Michelle Cloud, 
7 Rebecca Bronemann, and Kelby Iverson

8 Members Excused: Brad Winder and Ralph Ballard

9 Staff Present: Planning Director Stephen Nelson, Assistant Planner Fred Resch III, City 
10 Attorney Dayton Hall, Building and Planning Technician Brienna Spencer, 
11 and City Engineer Representative Jeremy Pickering

12 5:00 p.m. - Planning Commission Business:

13 1. Discussion on goals and plans for 2023

14 Stephen Nelson provided an interactive presentation and summarized the projects and goals for 2023. He 
15 explained that the Planning Department wants to update the sensitive lands code and work on the 
16 connectivity ordinance. The City Council approved $ 5,000 for a consultant to assist in updating the sensitive 
17 land code. The vocabulary in the planned development and the standards and definitions in the connectivity 
18 ordinance code need to be updated. The recently adopted Moderate Housing Plan encourages the city to 
19 incentivize developers who dedicate a portion of their developments to affordable housing. This can be 
20 accomplished with an Inclusionary Housing Policy. Mr. Nelson reported that the Parks Master Plan is ten 
21 years old and needs to be updated, as well as updating the historical survey to determine the city's goals to 
22 preserve the historic areas. Creating a minor subdivision code would allow for a more straightforward process 
23 for two or three lots subdivisions. Mr. Nelson explained that the fee schedule has not been updated for several 
24 years and feels it deserves a review. The presentation was opened to allow the Planning Commissioners to 
25 rate their priorities and give their opinions on what they would like to see in 2023.

26 2. Recap for the Regular City Council meetings of November 17th and December 1st.

27 Stephen Nelson recapped the motions from the November 17th and December 1st City Council meetings. 

28 6:00 p.m. - Call to Order 

29 Roll Call

30 Michelle Cloud motioned to approve the agenda as posted. Rebecca Bronemann seconded the motion. 
31 Unanimous. 

32 Pledge of Allegiance, led by Shelly Goodfellow

33 Prayer and/or thought by invitation led by Mark Sampson

34 Declaration of any conflicts of interest

35 Public Hearings

36 1. A Land Use Code Amendment to Title 10-Chapter 7-Subsection 4, Title 10-Chapter 
37 21-Subsection 9, and Title 10-Chapter 39-Subsection 5, all regarding public noticing 
38 requirements.

39 Stephen Nelson explained that this amendment reflects updated state law public notice procedures. 
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1 2. A Zone Change Amendment request located at approx.. 100 North and 2600 West 
2 from RM-2, multifamily 10 units per acre, and HC, highway commercial, to RM-3/PDO, multifamily 
3 15 units per acre with a planned development overlay, covering 8.29 acres and HC/PDO, highway 
4 commercial with a planned development overlay covering 4.39 acres.

5 Jan Peirce explained that she drove four hours to attend this meeting because this item is very important to 
6 her. She is concerned that changing the zone will increase the density. The roads are busy in this area, and 
7 more units will increase the traffic. There are other areas within Hurricane City zoned for this type of density. 
8 This is a residential area, and she would like to keep it that way.

9 John Parker feels that increased density will exasperate the ongoing traffic issues on 2600 West. 

10 Dick Charles purchased his home twelve years ago because it was a quiet subdivision. He feels the proposed 
11 parking for the multifamily units is inadequate, and increased traffic is a concern.

12 Mr. Parker asked if there was a fire contingency in place. 

13 OLD BUSINESS

14 1. 2022-PP-24: Discussion and consideration of a recommendation to the City Council 
15 on a preliminary plat for Gateway at Sand Hollow Resort, a condominium development 
16 consisting of 882 resort units and 117 multifamily units, located south of Sand Hollow Road and 
17 west of 3700 W. Western Mortgage and Realty Co Applicant. Brent Moser Agent.

18 Fred Resch explained that this plat has more units than the approved zone change. The applicant has not 
19 submitted a plan for additional parking, the clubhouse space is inadequate, and the application is incomplete.

20 Paul Farthing motioned to table 2022-PP-24. Rebecca Bronemann seconded the motion. Unanimous.

21 NEW BUSINESS
22 1. 2022-LUCA-11: Discussion and consideration on a recommendation to the City 
23 Council on a Land Use Code Amendment to Title 10-Chapter 7-Subsection 4, Title 10-Chapter 21-
24 Subsection 9, and Title 10-Chapter 39-Subsection 5, all regarding public noticing requirements.

25 Michelle Cloud motioned a recommendation of approval of 2022-LUCA-11. Paul Farthing seconded the 
26 motion. Unanimous. 

27 2. 2022-ZC-38 2022-PSP-47: Discussion and consideration of a recommendation to 
28 the City Council on a zone change amendment request located at approx. 100 N and 2600 W from 
29 RM-2, multifamily 10 units per acre, and HC, highway commercial, to RM-3 (PDO), multifamily 15 
30 units per acre with a planned development overlay, covering 8.29 acres and HC (PDO), highway 
31 commercial with a planned development overlay covering 4.39 acres. Shadow Glen 420 In 
32 Applicant. Brandee Walker Agent.

33 Stephen Nelson reported that there has been a lot of discussion about the future master planned roadway. He 
34 reviewed the roadway alignment and the roadway proposal. He recommends excluding highway commercial 
35 from the PDO and considering the other portion as RM-3 with a PDO. Shelley Goodfellow asked why the 
36 applicant requested RM3 with a PDO when the project can be achieved with RM-2 PDO. Frank Lindhart 
37 reported that RM-3 will increase the density. There are twelve units in each building, which the applicant will 
38 own and manage. Mrs. Goodfellow asked if approval would commit the applicant to the preliminary site plan, 
39 which would not allow them to add additional units. Mr. Nelson reported that the applicant could submit an 
40 amended preliminary site plan application to increase density.

41 Mrs. Goodfellow asked if the applicant would lose off-street parking if the road became a public roadway. Mr. 
42 Nelson reported that the applicant has proposed more parking than the code requires. However, they would 
43 lose some spaces if the roadway were public. Rebecca Bronemann shared that 2600 West goes from State 
44 Street to 600 North, and people will likely turn left and get on State Street. She does not think the traffic will 
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1 impact the surrounding neighborhood. Paul Farthing would like the street to be public so police can patrol it. 
2 Michelle Cloud likes this project and feels it will provide affordable housing. Kelby Iverson asked if the 
3 applicant was opposed to making the roadway public. Mr. Lindhart reported that they have no objection. 
4 Dayton Hall explained that the area to the north is zoned RM-2. The application would align the zoning with 
5 the master planned roadway, which will expand RM-2 and decrease the Highway Commercial. The Planning 
6 Commission needs to consider whether they want to move the multifamily line and increase the density to the 
7 north. He noted that thirty-five feet is the maximum building height and will not change regardless of the 
8 zoning.

9 Paul Farthing motioned a recommendation of approval of 2022-ZC-38 and 2022-PSP-47 to rezone the north 
10 portion of the proposed road as an RM-3/PDO with no more than 120 units. The southern portion of the 
11 proposed roadway will remain Highway Commercial. This approval includes a recommendation that the east 
12 roadway become a public roadway. Rebecca Bronemann seconded the motion. Michelle Cloud, Paul 
13 Farthing, Rebecca Bronemann, Mark Sampson – aye. Kelby Iverson and Shelley Goodfellow – nay. Motion 
14 carries.

15 3. 2022-PP-30: Discussion and consideration of a recommendation to the City Council 
16 on a preliminary plat for Glampers Inn, a five-lot commercial development, located at 
17 approximately 450 S Sand Hollow Road. Blow Sand LLC Applicant.

18 Karl Rasmussen shared that the applicant wants to separate the four commercial lots due to ownership. 
19 Michelle Cloud verified that this does not change Glampers Inn. 

20 Kelby Iverson motioned a recommendation of approval of 2022-PP-30 subject to staff and JUC comments. 
21 Paul Farthing seconded the motion. Unanimous. 

22 4. 2022-CUP-32: Discussion and consideration of a possible approval of a conditional 
23 use permit for an accessory building of greater height and size located at 2799 S 3680 W. Kevin 
24 and Ralene Scott Applicant

25 Rebecca Bronemann motioned to approve 2022-CUP-32 subject to staff and JUC comments and mylar 
26 recording. Paul Farthing seconded the motion. Unanimous.

27 5. 2022-CUP-33: Discussion and consideration of a conditional use permit for an 
28 accessory building of greater height and size located at 1544 W 725 S. Scott W Miller Applicant.

29 Scott Miller explained that he is applying for a conditional use permit to build a garage. Stephen Nelson 
30 reported that the primary issue is that these are two separate parcels. Mr. Miller explained that he applied to 
31 combine the lots as the previous Planning Director directed. Mr. Nelson explained that the subdivision plat 
32 was not amended as required by state law. Stephen Nelson reported that the applicant can reduce the size of 
33 the structure or amend the plat. Mark Sampson does not feel the applicant is to blame for the inaccurate 
34 information given to him by the City. Mr. Nelson agrees with Mr. Sampson. However, that does not negate 
35 state law requirements. Mr. Nelson explained the steps the applicant must take to complete the process, 
36 noting that the application fee will be waived.

37 Kelby Iverson motioned to table 2022-CUP-33. Rebecca Bronemann seconded the motion. Unanimous. 

38 6. 2022-FSP-19 and 2022-CUP-34: Discussion and consideration of a possible 
39 approval of a final site plan and a conditional use permit for a metal building for Bryson Young, a 
40 commercial development consisting of one commercial building and seven nightly rental units, 
41 located at 470 E 800 N. R+B Young Applicant. Bryson Young Agent.

42 Fred Resch feels the management concerns have been resolved. The only outstanding issues are the 
43 landscaping and parking. He explained that the applicant has agreed to provide the required landscaping and 
44 parking. However, the applicant still needs to provide the updated information. 

45 Rebecca Bronemann motioned to table 2022-FSP-19 and 2022-CUP-34 until the applicant addresses the 
46 onsite management, landscaping, and parking. Paul Farthing seconded the motion. Unanimous. 
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1 7. 2022-PSP-45: Discussion and consideration of a possible approval of a preliminary 
2 site plan for Canyon del Sol, a park model development, located at 250 N and 2800 W. Sunwood 
3 Homes of Southern Utah Inc Applicant. James Jessop Agent.

4 James Jessop reported that the applicant wants to create a park model development under one ownership. 
5 Stephen Nelson presented the applicant's ideas and reviewed the property's history. He reported that this 
6 development is already entitled to mobile home zoning. Mr. Nelson reported staff recommends sidewalks. 
7 However, they are not required by code. Shelley Goodfellow asked what the average rent per unit would be. 
8 Mr. Jessop anticipates the monthly rent to be between $1,200 to $1,500. Michelle Cloud asked if management 
9 would be on site. Mr. Jessop reported that a property manager will live on site. 

10 Shelley Goodfellow motioned to approve 2022-PSP-45 subject to staff and JUC comments. Paul Farthing 
11 seconded the motion. Unanimous. 

12 8. 2022-PSP-48: Discussion and consideration of a preliminary site plan for Ace 
13 Hardware, a commercial development consisting of a hardware store and three restaurants, 
14 located at 1400 W State St. Buck Hurst Applicant

15 Buck Hurst reviewed the proposed plan. Stephen Nelson reported that there are some issues with the master 
16 planned roadway. After discussion, the staff has concluded that with a slightly different alignment, the 
17 roadway can accomplish the purpose of the master plan. The parking plan shows two hundred lots, and staff 
18 feels the parking is adequate for the nature of the store. Rebecca Bronemann asked if the concerns regarding 
19 the storm drain outlet were resolved. Jeremy Pickering reported that the southeast corner will outlet to the 
20 neighboring property. 

21 Kelby Iverson motioned to approve 2022-PSP-48 subject to staff and JUC comments. Rebecca Bronemann 
22 seconded the motion. Unanimous.

23 9. 2021-PP-34: Discussion and consideration of a possible approval of an extension 
24 of the final plat deadline for Red Cliffs Development, a 31-unit multifamily development, located 
25 at 600 N and 2170 W. Red Cliffs Development, Jay Rice Applicant. Jared Madsen Agent.

26 Jared Madsen shared that the applicant does not have signed construction drawings and is currently working 
27 on the drawings with staff. Stephen Nelson is not opposed to the extension. 

28 Rebecca Bronemann motioned to approve 2021-PP-34, extending the deadline for the Red Cliffs 
29 Development. Shelley Goodfellow seconded the motion. Unanimous. 

30 10. 2021-PP-31: Discussion and consideration of a possible approval of an extension 
31 of the final plat deadline for Crocker Enterprises, a nine-lot industrial subdivision, located at 492 
32 N Old Highway 91. Crocker Enterprises LLC Applicant. Brady Shakespear Agent.

33 Stephen Nelson reported that an extension of the final plat deadline needs to include the City Council's 
34 conditions for approval. 

35 Rebecca Bronemann motioned to approve 2021-PP-31 subject staff and JUC comments and the previously 
36 approved conditions from the City Council. Kelby Iverson seconded the motion. Unanimous 

37 11. Discussion and consideration of a landscape deviation request for Lot 4 Hurricane 
38 Storage Industrial Subdivision

39 Jared Madsen reported that the construction drawings were approved in March. The landscaping was brought 
40 up during the final site plan. However, this should have been addressed during the preliminary site plan 
41 approval. He explained that the garage access restricts the area available for landscaping. They ask for a 
42 deviation to allow the applicant to provide half the required landscaping. Stephen Nelson reported that the 
43 code does allow the commission to approve a landscaping deviation. Jeff Andrus reported that the excavating 
44 and the pads are complete. Paul Farthing stated that it is the project engineer’s responsibility to research the 
45 site requirements. Dayton Hall stated that the landscaping requirements are clear in the code, and it is not the 
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1 staff's job to guide the developers through every step of the development. Shelley Goodfellow feels industrial 
2 buildings are needed in the city, and she does not see any landscaping when driving through other industrial 
3 parks. She does not think industrial should be held to the same standards as commercial. 

4 Shelley Goodfellow motioned to approve the landscape deviation request for Hurricane Storage Unit Lot 4 
5 based on the letter submitted and the findings that it is consistent with the intent of the chapter. It is identified 
6 on the landscape plan, accompanied by a description, justified by site constraints, and of comparable quality 
7 with what might otherwise be required without a deviation. Roll call vote. Unanimous. 

8 12. Discussion and consideration of approving the 2023 Planning Commission 
9 schedule.

10 Kelby Iverson motioned to approve the 2023 Planning Commission schedule. Michelle Cloud seconded the 
11 motion. Unanimous. 

12 Approval of Minutes: 

13 1. October 27, 2022
14 Michelle Cloud motioned to approve the October 27, 2022, minutes. Rebecca Bronemann seconded the 
15 motion. Unanimous

16 2. November 10, 2022
17 Kelby Iverson motioned to approve the November 10, 2022, minutes. Shelley Goodfellow seconded the 
18 motion. Unanimous

19 Adjournment
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1 Hurricane Planning Commission
2 Meeting Minutes
3 October 12, 2023

4
5 Minutes of the Hurricane City Planning Commission meeting held on October 12, 2023, at 5:00 p.m. in 
6 the City Council Chambers located at 147 N. 870 West Hurricane UT, 84737

7 Members Present: Mark Sampson, Paul Farthing, Michelle Cloud, Ralph Ballard, Kelby 
8 Iverson, and Brad Winder.

9 Members Excused: Shelly Goodfellow and Rebecca Bronemann

10 Staff Present: Planning Director Gary Cupp, City Planner Fred Resch III, City Attorney 
11 Dayton Hall, City Engineer Representative Jeremy Pickering, City 
12 Councilman Kevin Thomas, and City Recorder Cindy Beteag.

13 5:00 p.m. - Planning Commission Business:

14 1. Discussion on the vacation rental ordinance 

15 Gary Cupp explained that the Planning Department intends to update the ordinance due to nuisance 
16 enforcement concerns. The revised ordinance will disallow future whole-home short-term vacation 
17 rentals in single-family zones. The currently approved residential hosting licenses will not be affected. 
18 However, the wait list will be terminated, and the license will not be transferred upon the sale of the 
19 property. Michelle Cloud reported that the owners purchased these properties as an investment, and she 
20 is concerned about the financial loss the owners will incur. Although, she agrees that this may be 
21 necessary to address the issue. Kelby Iverson agrees with Mrs. Cloud. Fred Resch III reported that 
22 Washington County no longer issues vacation rental licenses. He reported that three documented code 
23 violations within twelve months constitute revocation of the business license. Ralph Ballard feels this 
24 stems from the inability to enforce the nuisance ordinance. He is concerned about the loss of investment 
25 upon the home's sale. 

26 Kevin Thomas reported that the City Council had received several complaints regarding short-term 
27 vacation rentals, and neither the homeowners nor the property managers responded to the nuisance 
28 letters. Many owners living out of state are detached from the management of the home. There is an 
29 affordable housing crisis within Hurricane City, and the overpriced value of short-term rentals is 
30 negatively affecting the market. He reiterated that this change will not affect the currently licensed 
31 properties. Ralph Ballard does not think it is appropriate to penalize homeowners who do not violate the 
32 ordinance. Paul Farthing has never approved of vacation rentals in single-family zones. He feels it is a 
33 commercial venture in a residential zone. Investment is part of the capitalistic venture, and property 
34 values constantly change. Mr. Cupp reiterated that the owner will retain their investment value if they still 
35 own the property.

36 Mr. Iverson agrees with Mr. Farthing. However, he is concerned about the City's role in negatively 
37 affecting property investments. He confirmed that there are currently seventy licenses, and the 
38 ordinance has been in place since 2016. Mr. Resch III reviewed the violation letter. Mr. Iverson 
39 recommended allowing the license transfer upon the home's sale and banning any future whole-home 
40 vacation rentals. Ralph Ballard recommended providing a letter explaining the city ordinance and 
41 violations and notifying the owners of the proposed ordinance. Cindy Beteag reported the rules are 
42 posted in the current ordinance. 

43 2. Training on ethics and the open and public meetings act

44 Fred Resch III presented ethics training videos from the Utah League of Cities and Towns.
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1 6:00 p.m. – Call to Order

2 Roll Call

3 Pledge of Allegiance, Brad Winder

4 Prayer and/or thought by invitation led by Kelby Iverson 

5 Michelle Cloud motioned to approve the agenda as posted. Seconded by Paul Farthing. Unanimous. 

6 Declaration of any conflicts of interest

7 Brad Winder declared a conflict on New Business item 9. He will not abstain from voting.

8 Public Hearings

9 1. A Land Use Code Amendment to Title 10 Chapter 7 Subsection 23 regarding grading 
10 permits

11 Gary Cupp reviewed the current grading permit ordinance. The proposed update would allow grading of 
12 the site prior to approved construction drawings. The proposed ordinance includes requirements for 
13 complete bonding and submission of drainage plans, grading plans, weed control, and dust plans. 

14 No comments.

15 2. A Zone Change Amendment request located at 251 W 725 South from R1-10, residential 
16 one unit per 10,000 square feet to RA-0.5, residential agriculture one unit per half acre

17 Gary Cupp reported that this standard zone change from r1-10 to residential agriculture will reduce 
18 density. 

19 No comments. 

20 NEW BUSINESS

21 1. LUCA23-09: Discussion and consideration of a recommendation to the City Council on a 
22 Land Use Code Amendment to Title 10 Chapter 7 Subsection 23 regarding grading permits. 
23 Hurricane City Applicant.

24 Michelle Cloud motioned a recommendation of approval for LUCA23-09. Paul Farthing seconded the 
25 motion. Unanimous. 

26 2. ZC23-22: Discussion and consideration of a recommendation to the City Council on a 
27 Zone Change Amendment request located at 251 W 725 South from R1-10, residential one unit 
28 per 10,000 square feet, to RA-0.5, residential one unit per half acre. Casey and Kelsey Stratton 
29 Applicant.

30 Casey Stratton explained that this zone change is more harmonious with the surrounding uses, and they 
31 to build a large shop on the property. They would like a traditional agriculture barn look, which is not 
32 allowed in r1-10. Paul Farthing asked if the fire department requirement had been resolved. Gary Cupp 
33 reported that this will be addressed in the conditional use permit. He noted that staff recommends 
34 approval. 

35 Kelby Iverson motioned a recommendation of approval for ZC23-22. Paul Farthing seconded the motion. 
36 Unanimous.

37 3. PSP23-28: Discussion and consideration of a possible approval of a preliminary site plan 
38 for Goulding casita, an additional residential unit in a multifamily development located at 220 W 
39 200 N. Dace and Laurie Goulding, Applicant. Ben Sorenson, Agent.
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1 Ben Sorenson reported that the applicant has owned the property for fifteen years. They originally 
2 intended to build a four-plex. However, that was stalled due to the economy. They are seeking 
3 permission to move forward with building the multifamily unit. 

4 Paul Farthing motioned to approve PSP23-28 subject to staff and JUC comments. Kelby Iverson 
5 seconded the motion. Unanimous.

6 4. CUP23-14: Discussion and consideration of a possible approval of a conditional use 
7 permit for a metal building located at 1208 W 50 N. Seret Rafferty Applicant.

8 Seret Rafferty reported that the metal building is intended for covered RV parking on their property. 

9 Kelby Iverson motioned to approve CUP23-14 subject to staff comments. Paul Farthing seconded the 
10 motion. Unanimous. 

11 5. PSP23-30: Discussion and consideration of a possible approval of a preliminary site plan 
12 for Copper Cave Storage, a 225-unit storage facility located at 3087 S 1100 W. Clint Hadfield 
13 Applicant.

14 Karl Rasmussen reported that the storage unit facility is north of the gravel pit on 1100 West. He 
15 reviewed the location of the entrance and exit, noting that the setback requirements have been met. 
16 Gary Cupp reported that staff recommends approval. 

17 Paul Farthing motioned to approve PSP23-30 subject to staff and JUC comments. Michelle Cloud 
18 seconded the motion. Unanimous. 

19 6. PP23-20: Discussion and consideration of a recommendation to the City Council on a 
20 preliminary plat for High Desert Ranch, a 10 lot single family subdivision located at 4600 S 1300 
21 W. Patrick Jacolenne, Applicant. Robbie Pope, Agent.

22 Jeff Armor reported that the applicants were not part of the previous zone change application. However, 
23 they are in favor of the current zoning. Mr. Armor reviewed staff comments. Kelby Iverson noted that this 
24 application complies with the current zone. Patrick Jacolenne explained that they intend to split off two 
25 lots for horse property. Gary Cupp reported that staff recommends tabling the application due to 
26 inadequate power capacity. The applicants are in discussions with the Power Department to enter into 
27 the power increase agreement. Michelle Cloud asked if this could be approved conditional upon signing 
28 that agreement. Dayton Hall reported the Planning Commission could grant the entitlement conditional 
29 upon the signed agreement. However, the Power Department recommends tabling the item until the 
30 agreement is signed. Ralph Ballard asked if there are any concerns regarding the runway. Mr. 
31 Jacolenne reported restrictions on the property south of the runway. Sky Ranch has requested that the 
32 applicant acknowledge the air traffic in their CCRs. 

33 Mr. Hall explained that several preliminary plats in the area were approved without adequate capacity. 
34 The Power Department has determined how to reconfigure the grid to provide additional capacity. 
35 However, the developer must pay their proportionate share of the capacity development. Mr. Armor 
36 explained that tabling the item creates a hardship for the applicants. He asked for approval subject to the 
37 agreement. Mr. Jacolenne explained that they have been working with JUC since March and are willing 
38 to absorb the cost of developing the power capacity. Mr. Hall reported that the Power Department has 
39 purchased the power service in the Sky Ranch area and is in the process of taking over the service 
40 system. The cost of development has yet to be determined. 

41 Michelle Cloud motioned to table PP23-20 pending a signed power agreement. Ralph Ballard seconded 
42 the motion. Unanimous.
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1 7. PSP23-32: Discussion and consideration of a possible approval of a preliminary site plan 
2 for Hat Trick Townhomes, a 13 unit townhome development located at 520 W 100 N. Hat Trick 
3 Holdings LLC, Applicant. Tyler Hughes, Agent.

4 Mr. Cupp reported that staff has no concerns. Michelle Cloud noted the Fire Department comments in 
5 the staff report. Fred Resch III reported that this will be addressed in the construction drawings. 

6 Kelby Iverson motioned to approve PSP23-32 subject to staff and JUC comments. Paul Farthing 
7 seconded the motion. Unanimous. 

8 8. AFP23-17: Discussion and consideration of a recommendation to the City Council on an 
9 amended final plat for Painted Hills Phase 1 Lots 108 & 84, located at 35 S Rlington Parkway. 

10 Ronald Ertman, Applicant. Ryan Scholes, Agent.

11 Gary Cupp explained that the applicant wants to adjust the lot line to increase yard space.  

12 Paul Farthing motioned a recommendation of approval for AFP23-17, subject to staff and JUC 
13 comments. Ralph Ballard seconded the motion. Unanimous. 

14 9. 2022-PP-25: Discussion and consideration of a possible approval of an extension of the 
15 preliminary plat approval for Lone Pine, a nine-lot single-family subdivision located at 400 W 820 
16 S. Brant Tuttle, Northern Engineering, Applicant.

17 Kelby Iverson motioned to approve 2022-PP-25. Michelle Cloud seconded the motion. Unanimous. 

18 10. FSP23-34: Discussion and consideration of a possible approval of a final site plan for 
19 Hurricane LDS meetinghouse, a church building, located at 4300 W Dixie Springs Drive. LDS 
20 Church, Applicant. Brian Scott, Agent.

21 Bryan Scott reported that the parking concerns have been addressed. 

22 Paul Farthing motioned to approve FSP23-34 subject to staff and JUC comments. Brad Winder 
23 seconded the motion. Unanimous. 

24 11. CUP23-16: Discussion and consideration of a possible approval of a conditional use 
25 permit for an accessory building of greater height and size located at 251 W 725 S. Casey 
26 Stratton Applicant.

27 Casey Stratton explained that the proposed shop will include an ADU. The size of the building and the 
28 second ADU require a conditional use permit. Gary Cupp reported that staff recommends approval 
29 conditional upon recording the easement to include the fire turnaround. Mr. Stratton feels there is 
30 adequate property to provide the fire turnaround. Mr. Cupp asked if the proposed building would affect 
31 the established turnaround. Mr. Stratton reported that the turnaround to the north will not interfere with 
32 the new building. Dayton Hall explained that the City needs an updated easement to ensure an 
33 appropriate turnaround. 

34 Kelby Iverson motioned to approve CUP23-16 subject to a recorded fire easement. Paul Farthing 
35 seconded the motion. Unanimous. 

36 Approval of Minutes:

37 1. August 24, 2023

38 Michelle Cloud motioned to approve the August 24, 2023, minutes. Paul Farthing seconded the motion. 
39 Unanimous. 

40 2. September 14, 2023
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1 Michelle Cloud motioned to approve the September 14, 2023, minutes. Paul Farthing seconded the 
2 motion. Unanimous. 

3 3. September 26, 2023

4 Michelle Cloud motioned to approve the September 26, 2023, minutes. Paul Farthing seconded the 
5 motion. Unanimous. 

6 Adjournment at 7:20 p.m.
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