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Hurricane Planning Commission Meeting Minutes 1 
March 10, 2022 2 

 3 
Call to Order - 6:00 P.M. 4 
ON MARCH 10, 2022, AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION MET IN THE CITY 5 
COUNCIL CHAMBERS LOCATED AT 147 N. 870 WEST HURRICANE UT, 84737 6 
 7 
Chairman Dayton Hall called the meeting to order at 6:00 P.M. Roll call was taken.  8 
Pledge: Fred Resch Prayer: Lindsay Tebbs 9 

 10 
Shelley Goodfellow motioned to approve the agenda with the amendment to move the election of 11 
the new chairperson to the first item under planning commission business. Penny James-Garcia 12 
seconded the motion. Unanimous. 13 
Members Present: Dayton Hall, Mark Sampson, Shelley 14 

Goodfellow, Paul Farthing, Michelle 15 
Cloud, Ralph Ballard, Rebecca 16 
Bronemann, and Penny James-Garcia. 17 

 18 
Members Excused:  19 

 20 
Staff Present: Planning Director Stephen Nelson, Assistant 21 

Planner Fred Resch, Planning Technician 22 
Brienna Spencer, and City Engineer 23 
Representative Darrin LeFevre 24 

New Business 25 
 26 
2022-CUP-06: Discussion and consideration of approval of a conditional use permit for building of 27 
greater height located at 94 W. 1170 S. Greg Savage Applicant. 28 

 29 
Stephen Nelson reported that the building setback as proposed is two and a half feet off the side of 30 
the property line. The property owner has aggreged to move the setback to five feet. Which meets 31 
the setback standards, and he has no concerns about it. Staff recommends approval based on the 32 
condition of the owner moving the setback to five feet. Michelle Cloud asked if this meets the 33 
percentage of coverage on the lot. Mr. Nelson stated he has no concerns about the size, but he will 34 
double-check.  35 
 36 
Mark Sampson motioned to approve 2022-CUP-06 with the recommended setback change. Paul 37 
Farthing seconded the motion. Unanimous. 38 
 39 
2022-CUP-07: Discussion and consideration of an approval for a conditional use permit for a 40 
building greater height and size located at 358 S 985 W. Lindsay Tebbs Applicant.  41 

 42 

Mark Sampson asked for clarification on the approval of a prior conditional use permit and why we 43 
required what we did. Stephen Nelson stated that each unit had two separate entrances, and this 44 
building has one entrance for both. He has no issues with it.  45 
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 1 
Shelley Goodfellow motioned to approve 2022-CUP-07. Rebecca Bronemann seconded the motion. 2 
Unanimous.  3 
 4 
2022-PP-06 and 2022-HIL-03: Discussion and consideration of a recommendation of the 5 
preliminary plat and sensitive land application for Hideaway Ridge Phase 2, a three-lot single 6 
family subdivision located at 1150 S Angell Heights Dr. Tim & Kris Eden Applicant. Todd Trane-7 
Millhaven Development Agent.  8 

 9 
Todd Trane stated that this property was land-locked because of an easement. Stephen Nelson 10 
noted that the fire department is okay with the cul-de-sac if they do not go over the 750 feet length. 11 
The other departments did not express any additional concerns. He is unsure that there is a better 12 
option for access to this property. He addressed the code and the required total buildable area for 13 
slopes over 29%. Granting three lots would be an exception to the code. Mark Sampson asked about 14 
the original plan and the access that was granted. Mr. Nelson went over the slope standards in more 15 
depth and what the city has traditionally done with higher sloped lots. Looking at it today, he has 16 
concerns about how steep it is. Karl Rasmussen went over the drainage lines explaining that the 17 
request for more lots is to mitigate the expense. Mr. Rasmussen shared with the Commission the 18 
technology they use to pixelate their pictures showing the slopes. The buildable area is 29%, but the 19 
overall slope is 45%. Shelley Goodfellow stated that their improvements would benefit the existing 20 
homes below. She believes there is a solution that can make this work and that the planning 21 
commission can make an exception. Mr. Nelson went over the exception criteria and stated the 22 
applicant would have to provide a written statement addressing why this lot is a buildable property. 23 
Mr. Nelson explained that the ordinance for a lot with a 28% slope requires a minimal buildable area 24 
of 42,000 square feet. These lots are just over 10,000 square feet of buildable area.  25 
 26 
Ralph Ballard motioned to continue 2022-PP-06 and 2022-HIL-03. Mark Sampson seconded the 27 
motion. Unanimous. 28 
 29 
2022-AFP-02: Discussion and consideration of a recommendation of an amended final plat for 30 
North Slope at Copper Rock Phase 2 located at 1952 W Cedar Breaks Drive. Fairway Vista Estates 31 
Applicant. Alliance Consulting (Mike Bradshaw) Agent. 32 

 33 
Mike Bradshaw reported that this is an attempt to move the lot line to accommodate a driveway. The 34 
setbacks are adequate per code, the fire hydrant and water meter will be moved as recommended by 35 
the water department. Stephen Nelson stated that this item was continued last week because there 36 
was no information showing where the setbacks or meters are. The amended plat submitted 37 
addressed those concerns. Penny James-Garcia stated that she would abstain from voting as she is 38 
an employee of Copper Rock. 39 
 40 
Paul Farthing motioned a recommendation of approval of 2022-AFP-02 subject to staff and JUC 41 
comments. Rebecca Bronemann seconded the motion. Unanimous.  42 
 43 

2022-PSP-07: Discussion and consideration of a approval of a preliminary site plan for Scooter’s 44 
Coffee located at 715 W State St. Biggin Enterprises LLC Scott Gibson Applicant. Craig Larsen 45 
Legacy Design Group Agent  46 
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 1 
Stephen Nelson stated that he met with Interstate Rock, the adjacent property owner. They have an 2 
issue with the layout of the driveway and access. Mr. Nelson thinks there will be access concerns 3 
that will need to be worked out with Interstate Rock in the future. The city did grant an easement for 4 
access to the property. Paul Farthing thinks it would make more sense to have an entrance off state 5 
street that gives both property owners access to their properties. Scott Gibson stated that they want 6 
to work with Western Rock for access to the west side, which will help things flow for both properties. 7 
Shelley Goodfellow clarified that Interstate Rock is the owner of the adjacent property. The 8 
Commission discussed the standards for access and parking. Ralph Ballard asked about the 9 
expansion of 700 west and what issue it would cause for the turning radius. Penny James-Garcia 10 
stated that it is essential to encourage more commercial business. She feels it is important to 11 
consider the traffic as the city grows.  12 
 13 
Paul Farthing motioned to approve 2022-PSP-07 subject to staff and JUC comments. Penny James-14 
Garcia seconded the motion. Unanimous.  15 
 16 
2022-PP-10: Discussion and consideration of a recommendation of approval of a preliminary plat for 17 
Black Ridge Phase 1A-1C, a 93-lot single family subdivision, located at 1760 W and Weeping Rock Road 18 
in the Collina Tinta development. Josh Lyon/Wasatch Group Applicant. Rosenberg Engineering Agent.  19 

 20 
Stephen Nelson stated that staff has concerns about what is approved for the parcel versus 21 
what is being proposed. The staff met with Wasatch Group about renegotiating the 22 
Development Agreement, and the applicant is willing to renegotiate. Initially, there was a 23 
density bonus granted for the golf course, and the staff's recommendation is to add other 24 
community amenities instead of a golf course. Based on the discussion today, they are okay 25 
with the Commission continuing the application until they have an amendment to the 26 
development agreement.  27 
 28 
Ralph Ballard motioned to table 2022-PP-10 until the applicant can address staff concerns. 29 
Shelley Goodfellow seconded the motion. Unanimous.  30 
 31 

2022-PP-11: Discussion and consideration of a recommendation of approval of a preliminary plat for Sky 32 
View, a 155-lot residential subdivision, located at the southwest corner of 2800 W and 600 N. DAF DEV, 33 
LLC Applicant. Charles Hammon Agent. 34 

 35 
Rick Richardson stated they have been working with the city on 2800 west and 3000 west and 36 
making improvements along 600 north. Penny James-Garcia asked for the applicant's 37 
response to the staff comments. Charles Hammon stated that the phasing is prepared and 38 
ready to be submitted. Mr. Hammon discussed breaking up the west and east phase into more 39 
phases. Mr. Nelson reported that the parking will be addressed when they get to the amenities 40 
phase. Mrs. James-Garcia asked if they had any prospective business in mind for the 41 
commercial space. Mr. Richardson stated they had not talked much about it; they plan to focus 42 
on the housing development part first.  43 
 44 
Shelley Goodfellow motioned the recommendation of approval of 2022-PP-11 subject to staff and 45 
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JUC comments. Rebecca Bronemann seconded the motion. Unanimous.  1 

 2 
2022-LUCA-02: Discussion and consideration of a recommendation of a Land Code Use Amendment to 3 
adopt Water Conservation standards within Title 10 Chapter 39 – Subdivisions, Chapter 32 – 4 
Landscaping and Screening, Chapter 23 – Planned Development Overlay, and Chapter 33 – Design and 5 
Compatibility Standards. 6 

 7 
Stephen Nelson went over the proposed park strip standards and why they might be a bigger 8 
problem than anticipated. The responsibility for long-term park strip maintenance can be an 9 
issue. Mr. Nelson discussed the benefits of park strip trees. He proposed removing this section 10 
from the ordinance to have longer conservations about park strip trees. Penny James-Garcia 11 
recommended prohibiting grass in the park strips for water conservation. Dayton Hall asked for 12 
clarification on the wording in Section B-1 compared to part B-2. Mr. Nelson explained that the 13 
intention is that park strips shall be maintained by adjacent homeowners unless otherwise 14 
maintained by a homeowner’s association. Mr. Hall stated that the consensus is that park strips 15 
in commercial and industrial areas were okay. The debate is whether to recommend 16 
restrictions in residential areas. Councilman Heideman suggested waiting for recommendations 17 
from the Water Board and Beautification Committee. Stephen Nelson reported that the written 18 
report from Water Board expresses their concern for water conservation. The information was 19 
not provided to the Beautification Committee. He is supportive of getting their feedback. Shelley 20 
Goodfellow feels that if the city takes land from a property owner for a park strip, then they 21 
should maintain it. Mr. Nelson suggested separating the two issues. Focusing first on the water 22 
conservation recommendations and then addressing the park strip details. Mr. Nelson 23 
suggested making no changes to B2, which prohibits grass in all park strips. Dayton Hall 24 
proposed making changes to part B, paragraph 1. Michelle Cloud discussed the research and 25 
letters she complied, reflecting the water conservation recommendations. The Senate passed 26 
Bill 110, requiring specific water conservation efforts to be added to the general plan. Water 27 
recirculation system efficiency was discussed. Future water limitations were also discussed. 28 
Mr. Nelson presented an average of population growth and water usage in Hurricane and 29 
reviewed Hurricane City Water Department’s annual water usage report.  30 
 31 
Paul Farthing motioned to continue 2022-LUCA-02 until the next meeting. Michelle Cloud seconded 32 
the motion. Unanimous.   33 

 34 
Planning Commission Business: 35 
 36 
Election of a New Chairperson 37 
Ralph Ballard nominated Dayton Hall to continue as chairperson. Shelley Goodfellow nominated 38 
Mark Sampson as chairperson. Private voting took place.  39 
 40 
Dayton Hall was re-elected as chairperson with seven votes and one abstention.  41 
 42 
Dayton Hall motioned to re-appoint Mark Sampson as vice-chairperson. Penny James-Garcia 43 
seconded the motion. Roll call Penny James-Garcia – aye, Ralph Ballard – aye, Shelley 44 
Goodfellow – aye, Dayton Hall – aye, Mark Sampson – abstained, Paul Farthing – aye, Rebecca 45 
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Bronemann – aye, Michelle Cloud – aye. Unanimous.  1 
 2 
City Council Recap 3 

Stephen Nelson provided the City Council Recap from March 3, 2022. The Runway lighting project 4 
was continued for two months. The growth workshop was a success, and he has a policy 5 
recommendation guide to bring to the Planning Commission for consideration. He reported that the 6 
Bench Lake PID and Sand Hollow Mesa PID was continued to the next City Council meeting. The 7 
zone change south of Sky Ranch was denied. DR Horton’s zone change application was continued. 8 
The Planned Commercial Development standard was continued. The Desert Sand preliminary plat 9 
was approved.  10 

 11 
Site Plan Design 12 
Mark Sampson, Penny James-Garcia, and Rebecca Bronemann had no additional comments. 13 
Ralph Ballard would preferer to study the topic more and comment on another night.  14 

 15 
Accessory Dwelling Units 16 

The most significant change is defining the number of ADUs allowed per lot size. It was discussed 17 
that allowing more than two ADUs per lot is too much for any lot size. The code currently requires 18 
the main dwelling to be owner-occupied. Mr. Nelson does not think defining which unit is owner-19 
occupied is necessary. It was decided that only one unit could be used for short-term rentals. 20 
Commissioners feel that the minimum lot size for two ADUs needs to be one acre.  21 

 22 

Adjournment 23 
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Hurricane Planning Commission Meeting Minutes 1 
March 30, 2022 2 

 3 
Call to Order - 6:00 P.M. 4 
ON MARCH 30, 2022, AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION MET IN 5 
THE CITY COUNCIL CHAMBERS LOCATED AT 147 N. 870 WEST HURRICANE UT, 84737 6 
 7 
Chairman Dayton Hall called the meeting to order at 6:00 P.M. Roll call was taken.  8 
Pledge: Michelle Cloud Prayer: Mark Sampson 9 
 10 
Penny James-Garcia motioned to approve the agenda as presented. Paul Farthing seconded the motion. 11 
Unanimous. 12 
Members Present: Dayton Hall, Mark Sampson, Shelly Goodfellow, Paul Farthing, Michelle Cloud, 13 
Ralph Ballard, and Penny James-Garcia. 14 
 15 
Members Excused: Rebecca Bronemann  16 
 17 
Staff Present:  Planning Director Stephen Nelson, Assistant Planner Fred Resch, Planning Technician 18 
Brienna Spencer, and Councilman Kevin Thomas. 19 
 20 
Public Hearings 21 
A Zone Change Amendment request located at 366 West 300 North from R1-10, residential one 22 
unit per 10,000 square feet, to RM-2, multifamily 10 units per acre, to build a duplex. 23 
 24 
Jack Bradford lives on 300 north. He is concerned that there is a church and school near this location. 25 
He feels that it is better to have single-family homes. 26 
 27 
Larry Loveless, the property owner, stated that his reason for requesting to add a duplex is because 28 
there are problems with kids playing in the vacant lot. He originally planned to build a triplex, but the 29 
lot is too small. He plans to live in one of the units for at least six months during the year. 30 
 31 
No further comments. 32 
 33 
2. A Zone Change Amendment request located at approx... 3150 South 1100 West to 34 
contain a PDO, planned development overlay with the currently underlying zone of RM-2, 35 
multifamily 10 units per acre. Parcel numbers H-3394-H, H-3394-J-1, and H-3394-B-1-B. 36 
 37 
No comments. 38 
 39 
3. A Zone Change Amendment request located at 284 W 1080 S from RA-1, residential 40 
agriculture one unit per acre, to R1-15, residential one unit per 15,000 square feet to allow for a 41 
lot split. Parcel number H-3-2-3-2126. 42 
 43 
Michelle Shumway stated that she would like to split the lot north to south. She would like to have it 44 
big enough to have a building lot. The reason she is requesting R1-15 is that once she does the road 45 
dedications for 300 north, it won’t be big enough to build on.  46 
 47 
No further comments. 48 
 49 
4. A Zone Change Amendment request located at approx. 465 North 2800 West from RA-1, 50 
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residential agriculture one unit per acre, to R1-8, residential one unit per 8,000 square feet, 1 
containing a PDO, planned development overlay, to match the adjacent zones. Parcel number 2 
H-3-1-31-1104. 3 
 4 
Collen Tanner lives in the Sky Ridge Subdivision immediately adjacent to this property. He does not 5 
think the Planning Commission has any obligation to maximize the developers' profits. He thinks 6 
developers promise to provide infrastructure and affordable housing to get approval from the Planning 7 
Commission. He believes that there is enough affordable housing in the area, and he suggested four 8 
units or less per acre.  9 
 10 
No further comments. 11 
 12 
5. A Land Code Use Amendment to Title 10, a section of Chapter 7 - regarding conditional 13 
use permits and Chapter 15 regarding Highway Commercial building standards. 14 
 15 
Mr. Nelson reported that a conditional use application was denied because it did not meet standards. 16 
The applicant has asked the city to consider changing the code to allow a fifty-five-foot-tall building 17 
within the highway commercial zoning. The staff has reviewed the application and provided options for 18 
the planning commission to consider.  19 
 20 
No further comments. 21 
6. A Land Code Use Amendment to Title 10, Chapter 3, Chapter 7, Chapter 41, and Chapter 22 
51 - all regarding ADU's, accessory dwelling units. 23 
 24 
Mr. Nelson reported that the update would clarify the ADU definition. The change would limit the 25 
amount of ADU's per property. Another potential difference is to allow the owner to occupy either the 26 
main home or the ADU.  27 
 28 
No further comments. 29 
 30 
New Business 31 
2022-ZC-07: Discussion and consideration of a recommendation of a proposed Zone Change 32 
Amendment request located at 366 West 300 North from R1-10, residential one unit per 10,000 33 
square feet, to RM-2, multifamily 10 units per acre, to build a duplex. Larry Loveless Applicant. 34 
 35 
Michelle Cloud asked the applicant if he saw any issues with the necessary road improvements on 36 
300 North. Mr. Loveless reported that he does not see any problems. He agreed that the road does 37 
need improvement. Ralph Ballard asked for clarification on the request. Mr. Nelson said that the 38 
location is zoned for a single-family home. The change will allow a duplex. Mark Sampson asked if 39 
this could be treated as a renovation if the zone change is denied. Mr. Nelson reported that road 40 
improvements would not be required if the applicant chooses to rebuild the home. If the zone change 41 
is approved, road improvements are required. Mr. Sampson asked if this could be achieved by 42 
building an ADU and not changing the zone. Mr. Nelson reported that the owner does not plan to live 43 
on the property all year. Mr. Farthing has no concerns about the duplex. Mrs. James-Garcia states 44 
that zone changes concern her because it sets a precedent. Mr. Ballard asked the applicant if he were 45 
aware that he could accomplish this with an accessory dwelling unit. Mr. Loveless was not aware of 46 
this. He reported that there are other duplexes on the street. Two written public comments were 47 
shared with the commissioners during their closed meeting. They are attached to the end of these 48 
minutes.  49 
 50 
Paul Farthing motioned a recommendation of approval 2022-ZC-07 subject to staff and JUC 51 
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comments limiting the development to a duplex with the zoning of RM-1. Seconded by Michelle Cloud. 1 
Michelle Cloud, Mark Sampson, Shelley Goodfellow, Paul Farthing – aye. Ralph Ballard, Dayton Hall, 2 
Penny James-Garcia – nay. Motion carried.  3 
 4 
2022-ZC-09: Discussion and consideration of a recommendation of a proposed Zone Change 5 
Amendment request located at approx. 3150 South 1100 West to contain a PDO, planned 6 
development overlay with the currently underlying zone of RM-2, multifamily 10 units per acre. 7 
Parcel numbers H-3394-H, H-3394-J-1, and H-3394-B-1-B. Blue Mountain Property Enterprises 8 
LLC Applicant. Scott Stratton Agent. 9 
 10 
Scott Stratton stated that they are not asking for more density. They are staying with 168 units instead 11 
of the allowed 220 units. They just want to adjust the lot lines. Mrs. James-Garcia asked Mr. Nelson if 12 
there were any stipulations with the approval of the original zoning. Mr. Nelson stated that when this 13 
was annexed into the city, the city agreed to keep the currently zoned density. Mrs. Goodfellow noted 14 
that as long as it doesn't increase the density, she doesn't have an issue with it. Mr. Ballard shared 15 
that he spoke with someone from the power department, and they are concerned about supporting 16 
and providing the services. We need to be aware of what we are approving. Mr. Nelson stated that on 17 
the north end of the property, there is confusion on ownership, but he is confident it will be figured out 18 
during the construction drawings process. Mr. Hall wanted to note that he is under density, and he is 19 
not asking for a density bonus which we need to consider when approving zoning. Mrs. James-Garcia 20 
stated that she thinks the connectivity is important, and we aren't asking Mr. Stratton to do something 21 
we don't ask of everyone else. Mr. Farthing stated that he agrees with Penny. We approve a lot of 22 
single parcel developments without thinking about connectivity, and he believes it is time that we do. 23 
Karl Rasmussen stated that the parcel does not need connectivity because they will have access off 24 
1100 West. Mrs. James-Garcia stated that we are trying to avoid more access off 1100 West. Mr. 25 
Stratton said that he loses two units if he has connectivity to the south. Mr. Farthing stated that the 26 
commission should have looked at the connectivity and required it when Mr. Stratton was here six 27 
months ago, not now. Mr. Hall stated that this is currently zoned RA-1, which is appropriate for this 28 
area.  29 
 30 
Mark Sampson motioned a recommendation of approval 2022-ZC-09 subject to staff comments 31 
except for comment number 5, requiring the connectivity to the South. Seconded by Michelle Cloud. 32 
Michelle Cloud, Ralph Ballard, Dayton Hall, Mark Sampson, Shelley Goodfellow, Paul Farthing – aye, 33 
Penny James-Garcia – nay because she would like the parcels to the south to stay RA-1, but that 34 
may not be the case in the future, and we should require the connectivity. Motion carried.  35 
 36 
2022-ZC-06: Discussion and consideration of a recommendation of a proposed Zone Change 37 
Amendment request located at 284 W 1080 S from RA-1, residential agriculture one unit per 38 
acre, to R1-15, residential one unit per 15,000 square feet to allow for a lot split. Parcel number 39 
H-3-2-3-2126. Michelle Stratton Shumway Applicant 40 
 41 
Stephen Nelson stated that initially, the applicant was asking for a half-acre, but after looking at the 42 
requirements, it will make her lot unbuildable with the zoning. The staff's recommendation is to 43 
approve R1-15. Mrs. Goodfellow wishes there was a way to allow this without changing the zone. Mr. 44 
Farthing stated that he fully supports the zone change because she would easily qualify for the lot 45 
split without the roadway dedications. Mrs. James-Garcia stated that she is against changing the 46 
zoning because it will set a precedent for the area. By allowing R1-15, we start eating into the 47 
agriculture we are supposed to protect.  48 
 49 
 50 
Dayton Hall motioned a recommendation of approval of 2022-ZC-06 subject to staff and JUC 51 
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comment but noted that the intent is not to change the overall character of the area from residential 1 
agriculture to residential. The justification is that the owner will have to dedicate a portion of their land 2 
to a master-planned roadway. Seconded by Paul Farthing. Michelle Cloud, Ralph Ballard, Dayton 3 
Hall, Mark Sampson, Shelley Goodfellow, Paul Farthing – aye and Penny James-Garcia – nay, 4 
because she is concerned that this sets a precedent for more R1-15 in the area. Motion carried. 5 
 6 
2022-ZC-10: Discussion and consideration of a recommendation of a proposed Zone Change 7 
Amendment request located at approx. 465 North 2800 West from RA-1, residential agriculture 8 
one unit per acre, to R1-8, residential one unit per 8,000 square feet, containing a PDO, 9 
planned development overlay, to match the adjacent zones. Parcel number H-3-1-31-1104. 10 
Swiss Seven LLC Applicant. Kent Frei Agent. 11 
 12 
Kent Frei representing the owner, reported that they are requesting the same zoning as the 13 
surrounding properties. Stephen Nelson stated that a normal R1-8 is 4.45 units per acre, but we 14 
typically take out the slopes over thirty percent, which would leave this at 4.77 units per acre which 15 
requires a density bonus. He went over the items to take into consideration. The general plan has set 16 
aside a place in this area for single-family density. Mr. Nelson thinks the commission should consider 17 
the overall character of the neighborhood, the general plan map, and the approved supporting 18 
density. The general plan map has this area listed specifically for single-family. The connectivity will 19 
be through adjacent properties and not directly off 2800 west. He does think it makes sense to 20 
rezoned to R1-8 because it matches the currently zoned intent. It comes down to what kind of housing 21 
is allowed in this area. Mr. Nelson stated that if the commission denies the request, the applicant can 22 
come back with a redesign for consideration, or they can take the current design to the City Council. 23 
He did note that a redesign may be necessary based on sensitive lands. Mr. Ballard has a tough time 24 
with the density bonus. He does not want to see it packed in as tight as they can. He would rather see 25 
something that fits in with the natural area. Mrs. Cloud is torn because the general plan says single-26 
family, but entry-level housing is multifamily housing. Mrs. James-Garcia is not opposed to R1-8, but 27 
she is opposed to multifamily. She would like to see a redesign of the property. Mr. Farthing can see 28 
doing primarily single-family, but he is not opposed to twin homes. It will keep the housing affordable 29 
and match what is approved to the north. Mrs. Goodfellow asked for the definition of a single-family 30 
home. Mr. Nelson reported that a single-family home means no shared walls. Duplexes do not match 31 
the code of single-family homes. 32 
 33 
Paul Farting motioned to continue 2022-ZC-10 to give the applicant time to redesign their project. 34 
Seconded by Penny James-Garcia. Unanimous.  35 
 36 
5. 2022-LUCA-04: Discussion and consideration of a recommendation of a proposed Land 37 
Code Use Amendment to Title 10, a section of Chapter 7 - regarding conditional use permits 38 
and Chapter 15 regarding Highway Commercial building standards. Ishraj Singh Applicant. 39 
Steve Beesley Agent. 40 
 41 
Steve Beesley explained that the applicant proposed a Hampton Inn Hotel that is four stories high. 42 
The code states that the height of the building can only be 1.5 times the size of the adjacent buildings. 43 
There are no adjacent buildings. Mrs. Cloud thinks there is something that needs to be done, but she 44 
does not know which option is best. Mr. Nelson stated that the economic development in the highway 45 
commercial zone is something we need to consider. Our general plan states that we should 46 
encourage commercial within our city. However, changing this will also change the character along 47 
SR-9. The current highway commercial standard height limit is thirty-five feet. The planned 48 
commercial standard height limit is fifty-five feet. Mr. Nelson is more in favor of a conditional use 49 
permit. The commission discussed the stipulations and criteria for a conditional use permit. Based on 50 
this discussion, Mr. Nelson recommended having the staff come back with recommendations and 51 
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guidance for the Planning Commission.  1 
 2 
 3 
Mark Sampson motioned to continue 2022-LUCA-04. Seconded by Penny James-Garcia. Unanimous. 4 
 5 
6. 2022-LUCA-03: Discussion and consideration of a recommendation of a proposed Land 6 
Code Use Amendment to Title 10, Chapter 3, Chapter 7, Chapter 41, and Chapter 51 - all 7 
regarding ADU's, accessory dwelling units. Hurricane City Planning Applicant 8 
 9 
Mr. Hall reported that the commission agrees with adding one additional ADU in certain 10 
circumstances as a conditional use. There were different opinions on the lot size. Mrs. James-Garcia 11 
wants the minimum lot size for two ADU's to be one acre. Mrs. Goodfellow would like to see a 12 
minimum of two parking spots with one additional space per for each extra bedroom. She would feel 13 
more comfortable having a minimum lot size of one acre to two ADU's. Mr. Nelson reported that the 14 
code allows one tandem parking in residential hosting. The commissioners discussed changes to the 15 
draft addressing the minimum off-street parking requirements.  16 
 17 
Michelle Cloud motioned a recommendation of approval 2022-LUCA-03 as currently drafted, including 18 
the Planning Commission's recommended parking requirements. Seconded by Mark Sampson. 19 
Michelle Cloud and Mark Sampson – aye. Ralph Ballard, Dayton Hall, Shelley Goodfellow, Paul 20 
Farthing, Penny James-Garcia – nay. Motion failed. 21 
Ralph Ballard motioned a recommendation of approval of 2022-LUCA-03 as currently drafted with the 22 
changes of lot sizes. Seconded by Penny James-Garcia. Ralph Ballard, Dayton Dall, Shelley 23 
Goodfellow, Paul Farthing, Penny James-Garcia – aye. Michelle Cloud – nay. Motion carried.  24 
 25 
7. 2022-AFP-03: Discussion and consideration of a recommendation of approval on an 26 
amended final plat for Seville Lots 1A and 1B, located at 952 W 325 S. Harmony Vanderhorst 27 
Applicant 28 
 29 
Mr. Nelson reported that these lots were split in 2020. However, the floodway was adjusted to make 30 
the lots more buildable. The application would like to combine the lots as it was originally platted. He 31 
does not have any concerns with combining the two lots. Mr. Sampson asked for clarification on the 32 
standards for building in a floodway.  33 
 34 
Ralph Ballard motioned a recommendation of approval on 2022-AFP-03. Seconded by Penny James-35 
Garcia. Unanimous. 36 
 37 
8. 2022-AFP-04: Discussion and consideration of a recommendation of an amended final 38 
plat for Pecan Valley Phase 3 located at 5200 W 2500 S. Chris Wyler Applicant. Civil Science 39 
Agent 40 
 41 
Mr. Nelson stated that the applicant dedicated the roadway as part of the plan to provide the water 42 
line to the property. The dedication was a little off on the south of the lot. This change will align the 43 
roadway. Mr. Ballard would like to update JUC comment number 2 to state that this will not conflict 44 
with the current waterline alignment.  45 
 46 
Ralph Ballard motioned a recommendation of approval on 2022-AFP-04. Seconded by Michelle 47 
Cloud. Unanimous. 48 
 49 
9. 2022-PP-12 and 2022-PSP-08: Discussion and consideration of a recommendation of 50 
approval of a preliminary plat and of approval of a preliminary site plan for SKRE, a 2-lot 51 
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commercial subdivision, located at 2545 W 60 S. SKRE Applicant. Karl Rasmussen Agent. 1 
 2 
Karl Rasmussen stated that there is already commercial on the east and west of the plat. This will 3 
help when parcel number two is developed because the interconnected road is already there.  4 
 5 
Shelley Goodfellow motioned a recommendation of approval on 2022-PP-12 subject to staff and JUC 6 
comments. Seconded by Paul Farthing. Unanimous. 7 
 8 
Shelley Goodfellow motioned approval of 2022-PSP-08 subject to staff and JUC comments. 9 
Seconded by Paul Farthing. Unanimous. 10 
 11 
10. 2022-PSP-09: Discussion and consideration of a possible approval of a preliminary site 12 
plan for Del Taco located at 711 W State St. Chase Stratton (PM Dev Corp) Applicant. Harold 13 
Martinez Morales Agent. 14 
 15 
Mr. Nelson clarified that there had been access between this property and the proposed Scooters 16 
Coffee. Del Taco plans to close the access off for their drive-through. Based on the conversation with 17 
the property owner, there is no cross-access agreement between them. The applicant is not required 18 
to have two points of access. He does not think this will affect the site plan for Scooters.  19 
 20 
Shelley Goodfellow motioned approval of 2022-PSP-09 subject to staff and JUC comments. 21 
Seconded by Michelle Cloud. Unanimous. 22 
 23 
11. 2022-PP-06 and 2022-HIL-03: Discussion and consideration of a recommendation of a 24 
preliminary plat for Hideaway Ridge Phase 2, a 3-lot single family subdivision located at 1150 S 25 
Angell Heights Dr. and a sensitive land updated application for Hideaway Ridge Phase 1 & 2. 26 
Tim & Kris Eden and Todd Trane Millhaven Development - Applicant. Todd Trane-Millhaven 27 
Development Agent. 28 
 29 
Mr. Nelson reported that during the review of the construction drawings, a problem arose with the 30 
grading requirements. There is a twenty-foot cut on the property. Karl Rasmussen went over the 31 
proposed changes with the roadways and lot layout. Karl Rasmussen stated that he submitted an 32 
updated design, but it was too late to include in the packet. Mr. Nelson cannot make a 33 
recommendation without consulting with the engineering department. Commissioners reported that 34 
they do not want to push this along without staff having the ability to review it. 35 
 36 
Ralph Ballard motioned to table 2022-PP-06 and 2022-HIL-03 to give staff time to adequately review 37 
updates. Seconded by Shelley Goodfellow. Unanimous. 38 
 39 
12. 2022-FSP-03 and 2022-CUP-10: Discussion and consideration of an approval of a final 40 
site plan and conditional use permit for Deck Kings, a metal commercial building located at 41 
530 W 600 N. Jeremy Witte Applicant 42 
 43 
Mr. Nelson spoke to the applications engineer about staff concerns on lighting, conditional use of the 44 
skirting around the building, and the landscaping. The owner is willing to change the lighting to meet 45 
city standards, and they are revising the exterior building material to provide a three-foot-tall stone 46 
skirt around the building. The power department has concerns about the trees underneath the line, 47 
and the engineer has agreed to plant different trees.  48 
 49 
Mark Sampson motioned approval of 2022-FSP-03 and 2022-CUP-10 subject to staff comments. 50 
Seconded by Shelley Goodfellow. Unanimous. 51 
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 1 
13. 2022-LUCA-02: Discussion and consideration of a recommendation of a Land Code Use 2 
Amendment to adopt Water Conservation standards within Title 10 Chapter 39 - Subdivisions, 3 
Chapter 32 - Landscaping and Screening, Chapter 23 - Planned Development Overlay, and 4 
Chapter 33 - Design and Compatibility Standards. 5 
 6 
Mr. Nelson talked with the Washington City Manager today, they have made changes to their water 7 
conservation plan. It is less strict but is close to the proposed update. He recapped the discussion and 8 
changes from last time. Mrs. Goodfellow asked for clarifications on what is considered secondary 9 
water. Are privately owned water resources considered secondary water? Mr. Nelson reported that 10 
Section A should apply to commercial, industrial, and civic development, and section B should be 11 
more residential development. He recommended clarifying Section A; If city provided secondary 12 
irrigation water is available, these projects shall connect to the city's secondary system for outdoor 13 
water use.  14 
 15 
Shelley Goodfellow motioned a recommendation of the adoption of 2022-LUCA-02 as amended. 16 
Seconded by Penny James-Garcia. Ralph Ballard, Dayton Hall, Mark Sampson, Shelley Goodfellow, 17 
Paul Farthing, Penny James-Garcia – aye. Michelle Cloud – nay.  18 
 19 
Planning Commission Business: 20 
 21 
Site Plan Design 22 
Mr. Nelson reported that the open space requirements and outdoor lighting off-street parking are still 23 
under consideration. He discussed the trail master plan and added standards for pedestrian 24 
circulation. Mr. Nelson will send out the site plan design to developers to get feedback. 25 
 26 
Deadlines for land use applications for Planning Commission 27 
Mr. Nelson and the commissioners updated the deadline for the land use application for Planning 28 
Commission.  29 
 30 
Penny James-Garcia motioned to make this the standard going forward. Seconded by Shelley 31 
Goodfellow. Unanimous.  32 
 33 
Approval of Minutes: 34 
 35 
January 26, 2022 36 
Add commissioners' attendance at the meeting to the front page of the minutes.  37 
Page 240-line 12, change backs to connects.  38 
 39 
Shelley Goodfellow motioned to approve January 26, 2022; minutes as amended. Unanimous. 40 
 41 
Adjournment 42 
 43 
 44 
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ON WEDNESDAY NOVEMBER 17, 2021 AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION 1 
MET IN THE CITY COUNCIL CHAMBERS LOCATED AT 147 NORTH 870 WEST HURRICANE UT, 84737 2 

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

Members Excused: Shelly Goodfellow 5 

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

Chairman Dayton Hall called meeting to order at 6:00 p.m. The Pledge of Allegiance was led by Mark 8 
Sampson and Ralph Ballard offered the prayer. Roll call was taken. 9 

2021-AFP-15/2021-AFSP-28 be removed from the seconded part of the agenda, as it was posted twice 10 
and 2021-PP-30 should be 2021-PP-31, and 2021-HIL-05 should be 2021-HIL-06  11 

Penny James-Garcia motioned to approve the agenda as amended. Paul Farthing seconded the motion. 12 
Unanimous.  13 

New Business Beginning at 5:00PM: 14 

 15 

2021-AFP-15 / 2021-AFSP-28 Discussion and consideration of a recommendation of an amended 16 
final plat and discussion and consideration of approval of an amended final site plan for Stonebrook 17 
Townsquare, located at 1350 W and State Street. Comida Rapida LLC Applicants. Steve Kemp Agent. 18 

Stephen Nelson stated that construction drawings have signed off aside from planning and public works. 19 
We do not have a current preliminary site plan on the project. Before we can sign off on construction 20 
drawings, we should have an approved site plan. He went over the proposed site plan/plat. All parking 21 
meets the code, just the setbacks don’t. However, it is up to the planning commission to decide how 22 
they want to address that concern. This meets the criteria for a preliminary site plan but not a final site 23 
plan. Steve Kemp stated that he understood tonight was to approve the new three lots. Mr. Nelson 24 
stated that when they approve construction drawings, it typically means they are good to go with pulling 25 
building permits which he would not feel comfortable with them doing at this time. Mr. Kemp stated 26 
they will be happy to provide the renderings for the building and can meet the 20-foot required set 27 
back. Mark Sampson asked Mr. nelson if he would be okay with these issues being addressed within the 28 
motion. Mr. Nelson stated he would be okay with that. Drainage and storm water 29 
collection/disbursement was discussed. Ralph Balled asked Darrin LeFevre if this project will require a 30 
storm water runoff plan. Mr. LeFevre stated that they will have to have a swift plan.  31 

Penny James Garcia motioned a recommendation of 2021-AFP-15 based on staff and JUC comments. 32 
Michelle Cloud seconded the motion. Unanimous. 33 

Penny James-Garcia motioned to continue 2021-AFSP-28 until the applicant can bring back a plan that 34 
shows the setbacks and a landscaping plan. Michelle Cloud seconded the motion. Unanimous. 35 

 36 
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2021-AFP-16 Discussion and consideration of a recommendation of an amended final plat for 1 
Hinton Home Estates Subdivision: Partial Amendment A (Lots 2 &3), located at 754 W 1130 S.  Ryan 2 
and Chantel Reeve Applicants, Ben Syphus Agent.  3 

Stephen Nelson stated that they had a conditional use permit approved contingent on conjoining the 4 
lots and that is what they are doing. 5 

Paul Farthing Motioned a recommendation of approval of 2021-AFP-16 subject to staff and JUC 6 
comments. Rebecca Bronemann seconded the motion. Unanimous. 7 

2021-AFP-17 Discussion and consideration or a recommendation on a final plat for Canyons RV 8 
Resort Amended and Extended. Located at 100 N and 2800 W. Western Commercial Real Estate, PLLC 9 
Applicant. Joseph Venuti Applicant. 10 

Dayton Hall stated that when Canyon’s was initially put in, they put in their independent pump station. 11 
Joby Venuti is putting in a pump station for the development to the north. Part of their deal was to allow 12 
the Canyon’s to connect to his new development and he would get 8 new lots. Penny James-Garcia 13 
asked Stephen Nelson if Mr. Venuti had submitted verbal documentation on signing off on this. He 14 
stated that he hasn’t seen anything but he has talked to the HOA. He feels comfortable moving forward 15 
with this. Mr. Venuti said there is no plan for the common area right now. There are about 100 other 16 
owners who want to leave it as open space. The development was supposed to be a resort. Mrs. James-17 
Garcia wants to make sure we are meeting city code with what they are wanting got do. The city is 18 
giving it to the HOA to decide what they want to do with the open space. 19 

Penny James-Garcia motioned a recommendation of approval of 2021-AFP-17 based on staff and JUC 20 
comments. Ralph Ballard seconded the motion. Unanimous.  21 

2021-CUP-10 Discussion and consideration of approval of a conditional use permit for an accessory 22 
building of greater size and height located at 3342 W 2100 S. Big Rock Homes Applicant. Eric Boucher 23 
Agent. 24 

Eric Boucher went over what his request was. No further discussion. 25 

Michelle Cloud motioned to approve 2021-CUP-10. Penny James-Garcia seconded the motion. 26 
Unanimous. 27 

2021-PP-34 Discussion and consideration of a recommendation of a preliminary plat for Red Cliff 28 
Preliminary Plat, a 31-lot duplex development, located at 2170 W 600 N. Jay Rice- Red Cliff 29 
Development Applicant. Jared Madsen- Alpha Engineering Agent.  30 

Jared Madsen went over the application again. Stephen Nelson stated that we are missing a few things 31 
but he will be okay with the approval being contingent on that. 32 

Rebecca Bronemann motioned to send a recommendation of approval of 2021-PP-34 subject to staff and 33 
JUC comments. Paul Farthing seconded the motion. Unanimous. 34 

2021-PSP-24 Discussion and consideration of approval of a preliminary site plan for a duplex at 228 35 
W 100 N. Laine Matthews Applicant. Brown Consulting Agent  36 
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Laine Matthews went over the application. Rebecca Bronemann asked if the applicant was going to 1 
work with the fire district for the fire turnaround? Mark Sampson asked about the comment made 2 
about whether or not the length was over 150 feet. Stephen Nelson stated that the fire was unsure what 3 
the distance was because it was not to scale. They will have to get it worked out with construction 4 
drawings.  Penny James-Garcia asked Mr. Nelson if the public right of way is always excluded from a lot? 5 
Mr. Nelson stated that it the difference is the way the zoning calculates density. In multi-family, it’s 6 
based off density and not lot size. Ralph Ballard asked who dedicated the road to the city. Mr. Matthews 7 
stated that it was the previous owner. 8 

Paul Farthing motioned to approve 2021-PSP-24 subject to staff and JUC comments. Mark Sampson 9 
seconded the motion. Unanimous.  10 

Public Hearing opened at 6:0 11 

1. A Zone Change Amendment request located at 367 West 300 North from R1-10, residential one 12 
unit per 10,000 square feet, to RM-2, multifamily 10 units per acre, to add to the existing Silver 13 
Leaf Townhome development Parcel number H-334-14-A-1.   14 

Mr. Bradford 399 W 300 N – last year we had this meeting and they were cussed out by 15 
someone within the congregation, and they would like for that not to happen. People have 16 
lived here for 50+ years. We can’t let the developers destroy these seniors.  17 
 18 
Pamela Webster – read a letter to the commissioners. A copy was provided and is attached 19 
to the end of these minutes. 20 
 21 
Kim Ewerst submitted a comment which is attached to the end of these minutes. 22 
 23 
Lee Beatty 303 W 300 N – preserve the farmland and pastures of Hurricane. This request is a 24 
very big impact to him. Currently, there is no curb, gutter, or sidewalk.  Adding 16 more units 25 
is not consistent with the local heritage. There are already 45 units, and nothing has 26 
happened with that. Maybe this property would be a good buffer. Why not put 6 or 8 units 27 
there? He stated that commissioner Paul Farthing has a vested interest in this property.  28 
 29 
Paul Farthing stated that he does not have a vested interest in this property. He sold off four 30 
acres to the current developer many years ago but is not associated with this property. 31 
 32 
Jonathan Zundell is in favor of this zone change. It is a good area for this type of development 33 
and it is needed for our community.  34 

 35 
2. A Zone Change Amendment request located around Sand Hollow State Park from RA-1, 36 

residential one unit per acre, to contain the following zones: RR, recreational resort, OS, open 37 
space, R1-15, residential one unit per 15,000 sq ft, R1-10, residential one unit per 10,000 sq ft, 38 
R1-6, residential one unit per 6,000 sq ft, RM-3, multifamily 15 units per acre, GC, general 39 
commercial,  HC, highway commercial, PC, planned commercial, PF, public facility. Parcel 40 
numbers: H-4134, H-4130, H-4-2-13-223, H-4205-E, H-4309-B, H-3409-C, H-3411, H-3421-B, H-41 
4205-F, H-4205-G-1, H-4205-D-10. 42 

Comments were submitted and are attached to the end of these minutes. 43 
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Richard Huston lives in Dixie Springs. The number of units is a total 6679 just in this small 1 
area. This will double the population. It is 5.5 times bigger than the Dixie Springs 2 
development. His concern is water, we don’t have it and there are no plans to get it. It 3 
seems highly unlikely that the Lake Powell pipeline is going to happen. We do need low-cost 4 
housing, but this is not what he sees in the general plan. If we want low-cost housing, we 5 
need to make permits be done on a sliding scale so it doesn’t cost 40K to build a 1200 6 
square foot townhome. We don’t have the water, it’s not what he was wanting and didn’t 7 
think it was what Hurricane wanted either. He thinks it is too big of a project to do all at 8 
once, it should be done a little at a time.  9 
 10 
Mr. Moxon – When they purchased their home, they were assured that they would not have 11 
any back door neighbors. It’s a whole lot of building in a very small space. Just in this area, 12 
that is more people than he had around him in Provo.  13 
 14 
Shawn Miller shared when he moved to Saratoga Springs, there were only a few cars on the 15 
road every morning. When he moved a few years ago, it was like driving on the interstate. 16 
This is where we are headed with this. What is the conservancy district going to do with all 17 
the money from this? Is it going to help Hurricane and its residence? 18 

 19 
3. A Zone Change Amendment request located at 600 North and 2800 West to contain a PDO, 20 

planned development overlay, with an underlying zone of R1-8, residential one unit per 8,000 21 
square feet. Parcel Numbers: H-3-1-31-1106, H-3-1-31-1107, H-3-1-31-1108 22 
Sharron Shores submitted a comment that is attached to the end of these minutes. 23 
 24 
Dan Tuttle lives on 2780 West. The problem with this proposal is there is a lot of units. Are there 25 
any new spots for schools? Because it is going to be needed. When you do these kinds of 26 
developments, it impacts everything. It just doesn't work. They came here because of the view 27 
and the stars; you might as well move into the middle of Walmart parking lot. 28 
 29 
Russell Sanderson lives just three doors down from Mr. Tuttle - he stated that he did not receive 30 
a notice and recommended our noticing policy change. These types of developments bring in a 31 
lot of people. Commercial does not belong right here. The city doesn’t gain anything from this, 32 
the person who is developing probably doesn’t even live here. Stick with the master plan. 33 
 34 
Member of the audience commented stating this proposal is slightly different from the request 35 
from 2 months ago. These units don’t even include the single-family homes that will be added to 36 
the 300+ proposed units. Please don’t let this go through. It is zoned for single family and it 37 
should stay that way. 38 
 39 
Bob Anderson stated that this does not reflect what the Council wanted to see. He also was not 40 
notified. 41 
 42 
Mr. Wikers loves the area, which is one of the reasons they moved here. He is unhappy with 43 
what he sees. Let’s keep commercial over where they are on state 9. 44 
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 1 
Eric Sorenson joined online. His audio cut in and out, leaving his comment mostly inaudible He 2 
mentioned something about parking and dark sky. He does not want to see 3 story homes.  3 
 4 
Gary Croft lives on 890 North – he agrees with everything that has been previously said. To him, 5 
it seems like everything that comes before the commissioners is to request for increased 6 
density.  7 
 8 
Collin Tanner urges the commissioners to stay with the general plan, particularly the commercial 9 
section of this development. 10 
 11 
Ann Standly lived outside of Utah for 30 years. With low-income housing, you have a more 12 
transient type of community come in. She doesn’t think the community can withstand the high-13 
density coming in. She lives here for low density. In all the places she has lived, those living in a 14 
high-density area are not invested. She is a homeowner, she is invested.  15 
 16 
Brad Tanner has lived here for 20+ years. He moved here for how things are. Stick to the master 17 
plan. 18 
 19 
A question was asked about the zone change notice policy and why they weren’t notified. 20 
 21 

4. A Zone Change Amendment requested located at 1117 W 600 N from R1-10, residential one 22 
unit per 10,000 square feet, to RM-2, multifamily 10 units per acre on the north end, R1-6, 23 
residential one until per 6,000 square feet on the south end, and open space in the middle all 24 
to contain a PDO, planned development overlay.  25 

Joyce Pasmore lives in Fox Hollow. She believes that zoning should stay the way it is. The open 26 
space is a joke because it is unbuildable land anyways.  27 

 28 

Paul Farthing motioned to close the public hearing. Penny James-Garcia seconded the motion. 29 
Unanimous. 30 

New Business Continued: 31 

2021-ZC-39 Discussion and consideration of a recommendation of a proposed zone change 32 
amendment request located at 367 West 300 North from R1-10, residential one unit per 10,000 33 
square feet, to RM-2, multifamily 10 units per acre, to add to the existing Silver Leaf Townhome 34 
development Parcel number H-334-14-A-1.  Isom Clinton Floyd and Lillian Jones Family LLC Applicant, 35 
Rick Bennion Agent. 36 

Rick Bennion stated that the Silver Leaf development will be starting soon and they would like to add 37 
this. It will help to complete the community. It is not high density, 3-4 bedrooms. It is right in the heart 38 
of town. It is close to schools and a great place for people to raise their families. Karl Rasmussen went 39 
over an aerial view video of the proposed zone change, which also included the proposed neighborhood. 40 
He shared that the general plan is for planned community. Penny James Garcia asked Stephen Nelson 41 
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where the current Silver Leaf development is at on their project and if they had current approvals. She 1 
stated that if a zone change affects the surrounding areas, they have to look at that. She does not see a 2 
compelling reason on why this should be reconsidered. Mr. Rasmussen stated that the city has this 3 
entire area set aside for planned community. They aren’t going for 15 units per acre, they are less than 9 4 
units per acre and he sees it as a planned community aspect. Michelle Cloud stated that her perspective 5 
has not changed for this. This type of property is the kind we need for our teachers, police officers, for 6 
our children to stay in this area. The median entry level housing is $420K, what teacher can afford that? 7 
Ralph Ballard asked Mr. Rasmussen what the price point would be for homes in this type of housing? 8 
Mr. Bennion stated that they are trying to be under $400K.  Mr. Ballard is trying to figure out how to get 9 
everyone what they want without filling every nook and cranny that we have. They will be improving 10 
300 North. Mark Sampson asked about a staff comment within the report. Stephen Nelson stated that 11 
our code allows for a zone change request every year. Mr. Bennion stated that to put single family here, 12 
it would not make a buildable lot with the required road width. Paul Farthing stated that you don’t put 13 
expensive single-family homes next to industrial. It is a great location. We have done this type of 14 
redevelopment in the older parts of town. Rebecca Bronemann agrees with Michelle Cloud. This is the 15 
type of housing you cannot find. She also agrees that you don’t put nice single-family homes next to 16 
industrial. Dayton Hall stated that he still is not in favor of the zone change. Mr. Bennion stated that 17 
they are trying to build a community for kids to be able to walk to school.  18 

Penny James-Garcia motioned a recommendation of denial of 2021-ZC-39 because it does not support 19 
the general plan, it is not in harmony of the surrounding neighborhood. Dayton Hall seconded the 20 
motion. Ralph Ballard, Michelle Cloud, Rebecca Bronemann, Paul Farthing, Mark Sampson– nay. Penny 21 
James-Garcia and Dayton Hall – aye. Motion failed. 22 

Ralph Ballard asked if we approve this zone change how many units they can add. Stephen Nelson 23 
stated that if it is approved, they will have to come back with preliminary site plans and an approved 24 
plat. Mr. Ballard asked what invested rights would the zone change give them if they were to approve 25 
this. The applicant stated that they wouldn’t be able to get many more units than what is being shown 26 
once the roadway is dedicated and put in. Mr. Nelson stated that they would be allowed to add 15 more 27 
units which is 1 more unit than what they are requesting.  28 

Michelle Cloud motioned a recommendation of approval of 2021-ZC-39 based on the findings that it is 29 
generally compatible with the general plan, it is harmonious with the overall character of the existing 30 
development around it, the changes are anticipated by the general plan, and there are adequate 31 
services.  Rebecca Bronemann seconded the motion. Michelle Cloud, Rebecca Bronemann, Paul Farthing, 32 
Mark Sampson – aye. Ralph Ballard, Penny James-Garcia, and Dayton Hall – nay. Motion carried.  33 

2021-ZC-40 Discussion and consideration of a recommendation of a proposed zone change 34 
request located around Sand Hollow State Park from RA-1, residential one unit per acre, to contain 35 
the following zones: RR, recreational resort, OS, open space, R1-15, residential one unit per 15,000 sq 36 
ft, R1-10, residential one unit per 10,00 sq ft, R1-6, residential one unit per 6,000 sq ft, RM-3, 37 
multifamily 15 units per acre, GC, general commercial, HC, highway commercial, PC, planned 38 
commercial, PF, public facility. Parcel numbers: H-4134, H-4130, H-4-2-13-223, H-4205-E, H-4309-B, H-39 
3409-C, H-3411, H-3421-B, H-4205-F, H-4205-G-1, H-4205-D-10. Washington County Water 40 
Conservancy District. Karl Rasmussen Agent. 41 
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Karl Rasmussen stated the reason for this request is because the Water Conservancy has over 3,000 1 
acres and with all the changes going on around Sand Hollow, the county is wanting to get the 2 
entitlements for this land. Over half of the units are on the east side of Sand Hollow State Park, which is 3 
master planned for this type of use. He continued to go over the proposed zones and why they want 4 
those. Dayton Hall asked if a missing parcel number not in the notice is going to be an issue. Stephen 5 
Nelson stated that the zone change map was included so he doesn't believe so. Mark Sampson thinks 6 
this should be hashed out the same way Elim Valley was done. Discuss things to paint a picture of how 7 
we want to see this build out around the lake. Paul Farthing stated that one thing with the general plan 8 
is we may be granting zoning that won’t be built out for another 20+ year. Once you have the zoning, it 9 
is fixed, you can always change the general plan. Rebecca Bronemann stated that full development 10 
could be decades. We could have another crash, what will things be like? She is confused as to why the 11 
Conservancy is all of a sudden wanting to develop. Mr. Nelson stated that they are putting wells in but 12 
once those are done and in, they don’t have to maintain the land anymore so they are wanting to get 13 
the zoning for them to sell the land once it is no longer needed. Dayton Hall has a concern of a lack of 14 
comments from our utility services. We have a lot of information to gather before we can actually make 15 
a recommendation. He sees that we will probably pick this back just like previous developments. Penny 16 
James-Garcia stated that she is always against recreation resort but if it makes sense to have it, it should 17 
be on the lake. She thinks it’s great to plan but a workshop is in order. Michelle Cloud agrees with what 18 
Penny says about recreation resort. She questioned section 14 and the area that American Heritage is 19 
doing. 20 

Mark Sampson motioned to table 2021-ZC-40 until following a workshop. Rebecca Bronemann seconded 21 
the motion. Unanimous.  22 

2021-ZC-41 / 2021-PSP-22 Discussion and consideration of a recommendation of proposed zone 23 
change request located at 600 North and 2800 West to contain a PDO, planned development overlay, 24 
with an underlying zone of R1-8, residential one unit per 8,000 square feet. Parcel Numbers: H-3-1-31-25 
1106, H-3-1-31-1107, H-3-1-31-1108 DAF Development LLC Applicant. 26 

Rick Richardson stated that they did go back after the last two meetings. They took comments and 27 
concerns from both parties. They have come back with a PDO which matches a lot of the other 28 
surrounding areas. The road boundary has been moved a little bit to come down in an easier way 29 
topographically. He went over the different changes. They will have an overall 5.5 units per acre. 30 
Michelle Cloud stated that all four criteria looked at are in the affirmative, aside from the possible single 31 
family being replaced with multifamily.  Mr. Richardson stated that the reason they are doing it this way 32 
is because they have two major arterial roads that boarder this development. Penny James-Garcia 33 
stated that this area in the general plan calls for single family homes and this is not single family. Dayton 34 
Hall agrees and the general plan is new, there is no reason to deviate from it. Rebecca Bronemann has a 35 
problem deviating from the general plan after spending all this money to upgrade it. Paul Farthing asked 36 
what the surrounding zoning is. Mr. Nelson stated that they all have R1-8 PDO. Mr. Farthing stated that 37 
townhomes will be the cheapest homes. Why is this different from everything else? Mark Sampson 38 
asked why the units have to be sprinkled. Mr. Nelson stated that per fire code, if you only have one 39 
access and more than 30 units, they have to sprinkle them. Mr. Sampson asked why the roads on the 40 
east and west side of the development are bending.  Nelson addressed this. Ralph Ballard stated that he 41 
wishes there was some way to make this work without cramming things in. Mr. Richardson stated that it 42 
isn’t denser, but how it is persevered. Mr. Ballard agrees with Mr. Farthing on consistency. How can we 43 
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not approve this when it is approved all around it? Mr. Richardson stated that they do not have any 1 
more units in this than developments across the street. Mr. Hall asked about the 20% density bonus 2 
being requested and if it would increase the density from what the underlying zone would allow. Mr. 3 
Nelson stated that it would. Mr. Farthing stated that the commercial is there because the city has been 4 
working with them on it and the realignment of the road. This type of housing is approved on the South.  5 

Penny James-Garcia motioned a recommendation of denial of 2021-ZC-41 and 2021-PSP-22 because…. 6 
Dayton Hall seconded the motion. Ralph Ballard, Michelle Cloud, Rebecca Bronemann, Paul Farthing – 7 
nay. Penny James-Garcia, Dayton Hall, Mark Sampson – aye. Motion failed. 8 

Paul Farthing motioned a recommendation of approval of 2021-ZC-41 and 2021-PSP-22 because it is 9 
consistent with the surrounding zoning, there is adequate infrastructure, its generally harmonious with 10 
what surrounds it. Michelle Cloud seconded the motion. Michelle Cloud, Rebecca Bronemann, Paul 11 
Farthing, Mark Sampson – aye. Penny James-Garcia and Dayton Hall – nay. Motion carried. 12 

2021-ZC-42 / 2021-PSP-23 Discussion and consideration of a recommendation of proposed zone 13 
change requested located at 1117 W 600 N from R1-10, residential one unit per 10,000 square feet, to 14 
RM-2, multifamily 10 units per acre on the north end, R1-6, residential one until per 6,000 square feet 15 
on the south end, and open space in the middle all to contain a PDO, planned development overlay. 16 
GVS Holdings LLC, Applicant. Dwain Schallenberger, Agent. 17 

Taylor Ricks addressed a few of the public concerns. The general plan sees most of this a PC, planned 18 
commercial. The project to the west is owned by the city and directly to the south, is a single-family 19 
home on a large parcel. Stephen Nelson stated that there is a large Rocky Mountain power line running 20 
along the middle of the proposed project. Mr. Ricks stated that the applicant is hoping to reroute the 21 
power line so they don’t have to have an aerial easement. Ralph Ballard asked what the voltage is for 22 
the line. Mr. Nelson stated that it is a main transformer. Penny James-Garcia stated that going from RM-23 
2 is a big change from R1-10. There isn’t any RM-2 in this area. You can have affordable housing on an 24 
R1-6 lot. Dayton Hall stated at some point someone came in and asked for an R1-10. We are bombarded 25 
with high density requests. Owners that buy land buy it with the current zone. We don’t always have to 26 
say yes to the change. Rebecca Bronemann asked if there was any plan for this to connect to the road 27 
that’ll run along the parcel to the east, boarding Valley Academy. Mr. Nelson stated that eventually, 28 
they will have to put that road through which will, in theory, allow for this to connect to that road. 29 
Roads and connectivity were discussed 30 

Penny James-Garcia motioned a recommendation of approval of 2021-ZC-42 and 2021-PSP-23 with the 31 
north end being RM-2 and the south end being R1-10. Ralph Ballard seconded the motion. Ralph Ballard, 32 
Michelle Cloud, Dayton Hall, Rebecca Bronemann, and Mark Sampson – aye. Paul Farthing – nay. Motion 33 
carried. 34 

2021-PP-29 Discussion and consideration of a recommendation of a preliminary plat for Pecan 35 
Valley Estate, containing 43 lots, located at approx. 5140 W and future Dixie Springs Drive. Chris Wyler 36 
Applicant, Civil Science Agent 37 

Stephen Nelson went over the changes made since last time. Staff has been satisfied with the 38 
realignment of the road. Dayton Hall stated that the density and acreages don’t match within a section 39 
on the staff report. Brandy Walker stated that they have about 8 units per acre. 40 
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Mark Sampson motioned a recommendation of approval of 2021-PP-29. Rebecca Bronemann seconded 1 
the motion. Unanimous. 2 

2021-PP-31 / 2021-HIL-04 Discussion and consideration of a possible recommendation on a 3 
preliminary plat and sensitive lands application, for Cliff Shadow Phase 2 located at the north end of 4 
Angell Heights Drive. Todd Trane Applicant.  5 

Todd Trane went over the changes made since this was seen the last time. Stephen Nelson stated that 6 
the concerns staff had previously has been satisfied. Dayton Hall asked if they are putting the road 7 
through with utilities to the property to the north? Mr. Trane shared what their plans are with that. A 8 
possible drainage easement was discussed.  9 

Penny James-Garcia motioned a recommendation of approval of 2021-PP-31 and 2021-HIL-05. Mark 10 
Sampson seconded the motion. Unanimous.  11 

2021-PSP-20 Discussion and consideration of approval of a preliminary site plan for Elim Valley 12 
Phase 1 and 2, a multi-family development containing 408 units located approx. Sand Hollow Road 13 
and Flora Tech Road. Thomas Hunt Applicant.  14 

Spencer Wright went over the application. The biggest hurdle they have is utilities, but once they are 15 
there, they are excited to get going. Stephen Nelson stated that his concern is they are exceeding their 16 
underlying zoning. They are approx. 100 units too many. Penny James-Garcia stated that the density 17 
needs to be worked out and she is hesitant to approve something that is 100 units off. Mr. Nelson went 18 
over the preliminary site plan section of the code. He thinks it would be appropriate to continue this but 19 
because it doesn’t ensure invested rights, it would also be appropriate to approve it contingent on it 20 
being figured out before final site plan. Paul Farthing stated that it doesn’t look like they will have 21 
enough parking for the first phase. Rebecca Bronemann asked Mr. Nelson about staff comment number 22 
5 and sensitive lands. Are there any concerns with that? Mr. Nelson stated that there is some 23 
typography to the side that we will need to look further to see if they will be required to submit a 24 
sensitive lands application. 25 

Rebecca Bronemann motioned to approve 2021-PSP-20 subject to staff comments with the expectation 26 
that the question of number of units and the number of parking spaces will be addressed. Mark Sampson 27 
seconded the motion. Unanimous. 28 

2021-PSP-21 Discussion and consideration of approval of a preliminary site plan for Adventure 29 
Vacation Rentals, a three-room hotel located at 72 W State St. Aaron and Jill Hamblin Applicants.  30 

Jill Hamblin presented their plan. They would like to add four units above their pawn shop in the 31 
downtown area. They will update the existing building and add a block wall. Michelle Cloud stated that 32 
in theory, the concept is great, but parking is already an issue. Mrs. Hamlin stated that they have plenty 33 
of parking but other businesses use their parking spaces, which they have no control over. Mrs. Cloud 34 
asked if they would have designated spots for the vacation rentals and they will. Dayton Hall asked if the 35 
shared parking between ERA is in writing or if it is just a verbal. Mrs. Hamblin stated that it is just a 36 
verbal grandfathered agreement but they can get a written agreement as well. Mark Sampson asked the 37 
applicant if they plan to renovate the first floor and that they would need to make sure the current 38 
structure can support a second story.  39 
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Mark Sampson motioned approval of 2021-PSP-21. Paul Farthing seconded the motion. Unanimous. 1 

2021-FSP-27 Discussion and consideration of approval of a final site plan for Intermountain 2 
Healthcare Expansion, located at 75 N 2260 W.  Daniel Kohler, Intermountain Healthcare Applicant. 3 
Rick Frerichs, FFKR Architects Agent. 4 

Stephen Nelson stated that planning and engineering has extensively worked with the applicant to 5 
realign the roadway.  All other issues and concerns have been addressed. Dayton Hall stated that he 6 
thinks parking is an issue, how do we make sure it is addressed? Mr. Nelson stated that their current 7 
plan is for 50 beds and the parking is adequate for that. When they do their next phase, they will have to 8 
add more parking. 9 

Penny James-Garcia motioned to approve 2021-FSP-27 as presented subject to staff comments. Mark 10 
Sampson seconded the motion. Unanimous.  11 

2021-PP-31 Discussion and consideration of a recommendation of a preliminary plat for Crocker 12 
Enterprises, a 9-lot industrial subdivision located approx. on Old Hwy 91 and 492 N. Crocker 13 
Enterprises Applicant. Brady Shakespear Agent. 14 

Chad went over the plat. They believe they have addressed staff comments. They do have one concern 15 
about the comment asking for an access road for future connectivity. They don’t believe they need to 16 
provide that access road because there is already an access easement to the neighboring parcels 17 
elsewhere. Stephen Nelson went over the comment about the access road and why we require it. Paul 18 
Farthing shared that he does not like the private roads; we’ve required other industrial developments to 19 
have public roads. He agrees with the applicant, there is no reason to give the access if they will all front 20 
Hwy 91 but what happens if those 3 lots don’t go in? All of a sudden, you no longer have access. Fire 21 
access was discussed. Mr. Nelson stated that the road proposed to be private should be public and built 22 
to our standards.  23 

Dayton Hall motioned a recommendation approval subject to staff and JUC comments which includes the 24 
roadways being public but not requiring a road to the north or to the south but provide an access 25 
easement for the water line. Penny James-Garcia seconded the motion. Unanimous.  26 

2021-PP-32 Discussion and consideration of a recommendation of a preliminary plat for Desert 27 
Sands Area G, a 128-unit single-family subdivision located at Dixie Springs Drive and 4800 W. The 28 
Hollows LLC Applicant. Brett Burgess Agent. 29 

Applicant requested to be tabled while they figure out the road realignment to meet up with the Pecan 30 
Valley Estates plat.  31 

Rebecca Bronemann motioned to table 2021-PP-32, The Hollows LLC. Paul Farthing seconded the 32 
motion. Unanimous. 33 

2021-PP-34 / 2021-HIL-06 Discussion and consideration of a recommendation of a preliminary 34 
plat and sensitive lands application for Mountain View Estates, a 35-lot subdivision, located at 1300 W 35 
650 S. Virginia Ashton Trust Applicant. Craig Engel RAC Inc Agent. 36 



Hurricane City Planning Commission Minutes DRAFT November 17, 2021 
 

11 
 

Stephen Nelson stated that there were a few lots that didn’t look like they met our code lot minimum 1 
size. The grading plan was submitted and reviewed. He feels it meets the standards. The roadways all 2 
align with the hillside estates to the west. Road adequacy was discussed.  3 

Ralph Ballard motioned a recommendation of approval of 2021-PP-34 and 2021-HIL-06 with the finding 4 
that the sensitive lands issues are adequately addressed due to the engineering of the grade. Paul 5 
Farthing seconded the motion with the note that 650 south be moved up in the priority list for road 6 
improvements. Unanimous.  7 

Planning Commission Business:   8 

● City Council Recap  9 

● Holiday Schedule  10 

 11 

Approval of Minutes 12 

● 10/14/2021 13 

Mark Sampson motioned to approve 10/14/2021 minutes. Paul Farthing seconded the motion. 14 
Unanimous. 15 

● 10/27/2021 16 

Penny James-Garcia motioned to approve 10/27/2021 minutes with the discussed changes corrected. 17 
Rebecca Bronemann seconded the motion. Unanimous.  18 

Adjournment          19 


