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Hurricane Planning Commission Meeting
Agenda

February 12, 2026
6:00 PM
Hurricane City Offices 147 N 870 W, Hurricane

Notice is hereby given that the Hurricane City Planning Commission will hold a Regular
Meeting commencing at 6:00 p.m. at the Hurricane City Offices 147 N 870 W, Hurricane, UT.

Meeting link:
https://cityofhurricane.webex.com/cityofhurricane/j.php?MTID=me42b4eb65609e35eb0e0664c
925¢c9dbc

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.

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 Land Use Code Amendment to Title 10 Chapter 7 regarding conditional use
permit for metal buildings.

2. A General Plan Amendment requested located at 1015 N 200 W from single family
residential to multifamily. Parcel number H-3-1-27-2106.

3. A Zone Change Amendment request located at 1015 N 200 W from R1-10,
residential one unit per 10,000 square feet to RM-1, multifamily six units per acre.
Parcel number H-3-1-27-2106.

NEW BUSINESS



1. GPA26-01: Discussion and consideration of a recommendation to the City Council
on a General Plan Amendment requested located at 1015 N 200 W from single
family residential to multifamily. Parcel number H-3-1-27-2106. Adam Nielson,
Applicant. Karl Rasmussen, Agent.

2. ZC26-01: Discussion and consideration of a recommendation to the City Council on
a Zone Change Amendment request located at 1015 N 200 W from R1-10,
residential one unit per 10,000 square feet to RM-1, multifamily six units per acre.
Parcel number H-3-1-27-2106. Adam Nielson, Applicant. Karl Rasmussen, Agent.

3. PP26-01: Discussion and consideration of a possible approval of a preliminary plat
for Gateway Resort at Sand Hollow Phase 1, a 96 unit recreation resort
development located at Resort Drive and Sand Hollow Road. Enhanced Home
Builders-Brent Moser, Applicant. Karl Rasmussen, Agent.

4, FSP26-03: Discussion and consideration of a possible approval of a final site plan
for the Hurricane City Pool, a recreational development located at 750 N 200 W.
Hurricane City, Applicant.

5. FSP26-04: Discussion and consideration of a possible approval of a final site plan
for SkyRim Townhomes, a 132 unit townhome development located at 290 N 3100
W. SkyRim Development, Applicant. Clark Conway, Agent.

6. LUCAZ26-01: Discussion and consideration of a recommendation to the City Council
on a Land Use Code Amendment to Title 10 Chapter 7 regarding conditional use
permit for metal buildings. Hurricane City, Applicant.

Approval of Minutes:
1. December 11, 2025
Adjournment

REASONABLE ACCOMMODATION: Hurricane City will make efforts to provide reasonable
accommodations to disabled members of the public in accessing City programs, please
contact the City Planning Technician,435-635-2811 x 112, at least 24 hours in advance if you
have special needs.



PLANNING & ZONING

HURRICANE CITY

147 N 870 W Hurricane UT U T A H
PHONE: 435.635.2811 FAX: 435.635.2184
GENERAL PLAN For office use only: $500.00 Fee

AMENDMENT CHECKLIST

Reason for Change { ra Sheets if Necessary): 61515 \/M(f ﬁL&\J 4%%%

Use
971 H DA Nidson

Submittal Requirements: The Land Use Map application shall provide the following:
(1) A map showing the area of the proposed amendment.
_17_(2) A current copy of County Assessor’s parcel map showing the area of the proposed amendment.
L—3) Mapped inventory of existing land use within the area of the proposed amendment and extending %
mile beyond such area.
4) Written statement specifying the potential use of property within the area of the proposed amendment.
_~(5) Written statement explaining why the existing General Plan designation for the area is no longer

pprepriate or feasible.

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

(7) Stamped envelopes with names and addresses of all property owners within 350 feet of the boundaries
of the property proposed for rezoning.
(8) Warranty deed or preliminary title report or another document (see attached Affidavit) showing
evidence that the applicant has control of the property.

NOTE: General Plan Amendments are only considered 2 times a year February and August. It is important that atl
applicable information noted above is submitted with the fee and application. An incomplete application will not
be scheduled for Planning Commission consideration. Contact the Planning Department for the deadline date for
submissions. A deadline missed or an incomplete application could result in a six-month delay.

! (we) have read and understand the requirements of this application and all information is true and accurate fo the best of my (our)

e e et
Signature: M ///ﬂ /4’944?\/\




UTA
STAFF COMMENTS
Agenda Date: 02/12/2026 - Planning Commission
Application Number: GPA26-01
Action Type: Legislative
Applicant: Adam Nielson
Agent: Karl Rasmussen
Request: Request for a General Plan Amendment from Single Family to
Multifamily.
Location: 1015 N 200 W
Zoning: RI1-10
General Plan Map: = Single Family
Recommendation: Deny
Report Prepared by: Fred Resch I11
Discussion:

The applicant requests a General Plan Map Amendment on a vacant 0.48 acre lot along an unimproved
section of 200 W from Single Family Residential to Multifamily. The applicant has also applied for a
zone change which will be treated as a separate item. All changes to the General Plan Map should be
supported by the General Plan and by best planning practices and principles.

02/12/2026

Undeveloped property, Single Family Homes
Undeveloped property, Single Family Homes
Single Family Homes

Agriculture, Desert Reserve

GPA26-01
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Review of the General Plan:
The current designation of the property is Single Family, for which the General Plan advises:

“These uses should be located near supporting community uses such as, but not limited to churches,
schools, and parks. Appropriate densities for this land use include R1-15, R1-10, RI1-8, and R1-6.”

The applicant is requesting a designation of Multifamily, which the General Plan defines as:
“Residential neighborhoods with a combination of small-lot single family and multifamily residences
that include designated shared open spaces. Each development should consider proximity of
transportation, schools, shopping, etc. The specific conditions for each project would be addressed
during the approval process. Appropriate densities for this land use include RM-1, RM-2, and RM-3.”

Considerations:

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

Affordable Housing: While the applicant’s proposal to increase affordable housing aligns with the
General Plan and the Moderate Income Housing Plan, the specific location presents a fundamental
policy conflict. Both plans prioritize the placement of high-density housing in “opportunity areas” near
transit, employment centers, and schools. Conversely, the subject property is situated on an unimproved
access road adjacent to active agricultural operations. Because the General Plan mandates that new
development remain compatible with the agricultural landscape, the introduction of a multi-family
residential use, which is historically considered incompatible with farming operations, is inappropriate

02/12/2026 GPA26-01



for this site.

Planning Principles: The General Plan serves as a flexible, advisory framework for managing citywide
growth, where land-use boundaries are intentionally fluid rather than rigid. However, this inherent
flexibility necessitates caution: amending a designation for a single parcel may establish an undesirable
precedent for the surrounding area. While the City maintains broad legislative deference in zoning
matters, a General Plan Amendment for this property could serve as a catalyst for higher-density zoning
and development within the broader neighborhood.

Findings:
Staff makes the following findings:
1. The request does not meet all the goals and policies of the General Plan Map.
2. This request does not match proper planning principles, and a “spot designation” on the General
Plan Map would be inappropriate.

Recommendation: Staff recommends that the Planning Commission consider any public comments
received in the public hearing and send a recommendation of denial to the City Council due to not
aligning with the intent of the General Plan or proper planning principles.

02/12/2026 GPA26-01






Potential Impacts

We see no impacts to the environment, surrounding properties, and current city
infrastructure with the propose Zone Change to RM-1. We see positive benefit to the City
because we will be extending sewer, providing street improvements.



Property Report for Parcel H-3-1-27-2106

Data Updated: 1/11/2026

NO PHOTO AVAILABLE

Click here for images

Account Summary

Account Number: 0469257
Parcel ID: H-3-1-27-2106
Owner Name: Nielson Adam

Building Characteristics

Building Number: N/A
Property Type: N/A
Year Built: N/A
Square Feet: N/A
Units: N/A

Exterior: N/A

Roof Cover: N/A
HVAC Desc: N/A

NOTE: The information shown on this map was compiled from many sources
and is not guaranteed to be correct. The land base and facility information on
this map is for display purposes only and should not be relied upon without
independent verification as to its accuracy. Washington County, Utah will not
be held responsible for any claims, losses or damages resulting from the use
of this map.

Report Generated 1/15/2026 by Washington County GIS

| _L:
L

NO SKETCH AVAILABLE

Click here for sketches

Subdivision: N/A
Situs Address: 1015 N 200 W
Hurricane, UT 84737

Bedrooms: N/A

Bathrooms: N/A

Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A

Finished Attic: N/A

Washington County, Utah
County Administration Building
111 E. Tabernacle Street

St. George, UT 84770-3443
www.washco.utah.gov



http://www.washco.utah.gov/forms/assessor/search/photo.php?acct=469257
http://www.washco.utah.gov/forms/assessor/search/sketch.php?acct=469257
www.washco.utah.gov

Property Report for Parcel H-3-1-27-2106

Property Information

Acres: 0.48000000

Zoning: Residential - 1 Unit Per 10,000 Sq. Ft.

Is Property in a Special Flood Hazard Area? No

Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax Information

Tax District: Hurricane City
Residential Classification: N/A
Book & Page: N/A

Reference Document: 20250034958

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website _https://msc.fema.gov/portal/home

or contact your municipal Engineering department.

City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Washington County Precinct: 27HUR:05

U.S. Senate District: 28

U.S. Congressional District: 3

Utah House District: 72

Washington County School

Board District: 5

* Visit Vote.Utah.gov or the Washington County Elections Viewer

for more voting information.

Utilities

Culinary Water: Hurricane City
Sewer: Hurricane City
Electricity: Hurricane City

Natural Gas: Dominion Energy (Questar Gas)
Internet Service Providers (Cable): TDS

Community/Public Services

Law Enforcement: Hurricane East
Fire Protection: Hurricane Fire
* In an emergency, ALWAYS dial9-1-1!

Schools:

Hurricane Elementary
Hurricane Intermediate
Hurricane Middle

Hurricane High

* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

Solid Waste Collection Day: Thursday

* For more information on solid waste and recycling services, visit
the Washington County Solid Waste website at http://www.wcsw.org/

* For more information on Internet services available in your area, see Decision Data.org,

https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

NOTE: The information shown on this map was compiled from many sources
and is not guaranteed to be correct. The land base and facility information on
this map is for display purposes only and should not be relied upon without
independent verification as to its accuracy. Washington County, Utah will not
be held responsible for any claims, losses or damages resulting from the use
of this map.

Report Generated 1/15/2026 by Washington County GIS

Washington County, Utah
County Administration Building
111 E. Tabernacle Street

St. George, UT 84770-3443
www.washco.utah.gov



https://vote.utah.gov
https://geoprodvm.washco.utah.gov/html5Viewer/?viewer=Elections
www.washco.utah.gov

Property Report for Parcel H-3-1-27-2106

NOTE: The information shown on this map was compiled from many sources
and is not guaranteed to be correct. The land base and facility information on
this map is for display purposes only and should not be relied upon without
independent verification as to its accuracy. Washington County, Utah will not
be held responsible for any claims, losses or damages resulting from the use
of this map.

Report Generated 1/15/2026 by Washington County GIS

Overview Map

Washington County, Utah
County Administration Building
111 E. Tabernacle Street

St. George, UT 84770-3443
www.washco.utah.gov
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1/15/26, 8:45 AM Planning - Future Land Use General Plan
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OBJECTID 8214
Last Update Date
Last Editor

globalid cc1d0460-21de-4415-b07d-
339e323be119

Description Areas within the City of
undeveloped open space, such as
hillsides, ridge lines, river
corridors, habitat, and drainage
channels left in a predominately
undisturbed state with minimal use
impacts. These areas may include
uses such as trails, trailheads, and
small pavilions.

General Plan Natural Open Space
Planning Date
Council Date
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1/15/26, 8:39 AM

4¥ > Planning - Zoning

Planning - Zoning
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Zoning Classification R1-10

Planning Commission Date
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PLANNING & ZONING

HURRICANE CITY

UTAH

147 N 870 W Hurricane UT
PHONE: 435.635.2811 FAX: 435.635.2184

Z0ONE CHANGE AP PLl CATI ON For office use only: $500.00 Fee
CHECKLIST

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

/ . The name and address of every person or company the applicant represents.
. A property map showing the existing and proposed zoning classifications.
c. All abutting properties showing present zoning classifications.
d. An accurate legal description of the property to be rezoned.
e Stamped envelopes with the names and addresses of all property owners within 350 feet of the boundaries of the
property proposed for rezoning (provided in person)
f. Warranty deed or preliminary title report or other document (see attached Affidavit) showing evidence that the

]3 licant has control of the property
j&g.**PDO Zone Change applications must also have a separate preliminary site plan submitted,

Note: It isimportant that all applicable information noted above along with the fee is submitted with the application. An
incomplete application will not be scheduled for Planning Commission consideration. Planning Commission meetings are
held on the second and fourth Thursday of each month at 6:00 p.m. The deadline for a regular zone change application is 14
days. The deadline for a PDO zone change is 20 days. Once your application is deemed complete, it will be put on the
agenda for the next Planning Commission meeting. A deadline missed or an incomplete application could result in a
month’s delay.

(AR RS RRRRERERERERERERARERERERERERRRRERRRERERERAERERERERRERERNRRRRERDBRRERERERERERERNDRDIRGREDS]

/ (we) have read and understand the requirements of this application and all information is true and accurate to the best of
my (our) abilities.

Applicant Name: Q@A‘V/( J’Y/{éo’\k Date: /r/ ft/ 202
Signature: W\wlﬂ A’L\*\




PLANNING &

HURRIC

UTA

z
H

ONING

ITY

STAFF COMMENTS
Agenda Date:  02/12/2026
Application Number: ZC26-01
Type of Application: Zone Change Application
Action Type: Legislative
Applicant: Adam Nielson
Agent: Karl Rasmussen
Request: A Zone Change from R1-10 to RM-1
Location: 1015 N 200 W
Zoning: RI1-10
General Plan Map: = Single Family
Recommendation: Deny
Report prepared by: Fred Resch III

Discussion:

The applicant is seeking a zone change from Single Family Residential R1-10, one unit per 10,000 sq ft,
to Multiple Family RM-1 for a 0.48-acre lot for the purpose of building a duplex on the property. The lot
is located along 200 W north of the existing improvements on an unimproved road. The applicant has
stated they would like to build a duplex for family members. Staff has informed the applicant of the
Accessory Dwelling Unit (ADU) ordinance and how it might accomplish their goals for this property
without the need for a zone change or the construction of a multifamily duplex. Notwithstanding, the

applicant has elected to proceed with the requested zone change.
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Undeveloped property, Single Family Homes
Undeveloped property, Single Family Homes
Single Family Homes

Agriculture, Desert Reserve

2301500

ANMAT

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

10-7-7: ZONING MAP AND TEXT AMENDMENTS:

E. Approval Standards: A decision to amend the text of this title or the zoning map is a matter within
the legislative discretion of the city council as described in subsection 10-7-5(A) of this chapter. In
making an amendment, the following factors should be considered:

1. Whether the proposed amendment is consistent with goals, objectives and policies of the city's
general plan;

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

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

02/12/2026 2C26-01


https://codelibrary.amlegal.com/codes/hurricaneut/latest/hurricane_ut/0-0-0-5225#JD_10-7-5

4. The adequacy of facilities and services intended to serve the subject property, including, but not
limited to, roadways, parks and recreation facilities, police and fire protection, schools, stormwater
drainage systems, water supplies, and wastewater and refuse collection.

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

Response: It should be noted that the applicant has also applied for a General Plan Amendment, and
this report’s analysis is based on the current General Plan designation of the property and surrounding
area. The General Plan Map designates this area as “Single Family”, which advises densities consistent
with R1-15, R1-10, R1-8, and R1-6. The proposed Multiple Family RM-1 zone does not comply with
the general plan’s Single Family designation for the site. Rezoning the property would create an
inconsistency between zoning and the general plan where consistency currently exists. Although, it is
recognized that the general plan is advisory in nature and not binding, and the City Council ultimately
has discretion to approve a zone change that does not conform with the general plan if they deem the
degree of inconsistency to be minimal or of no consequence. Nevertheless, it is not an advisable land-
use practice to create inconsistencies between zoning and the general plan. Rather, it is generally
expected that zone changes be approved in cases that maintain or improve consistency.

Alternatively, the general plan does recommend that the City consider adding different housing types in
appropriate areas:

“In recent years, the City has recognized the need to approve zoning changes and
project plans that provide a wider variety of housing options for Hurricane residents.
A number of new multi-family housing units have been approved in recent years and
are in various stages of construction and occupation. These multi-family homes are a
mixture of rental apartments, rental and owner-occupied townhomes, and duplex
housing.”

Also, the 2022 Moderate Income Housing Plan recommends that the City, “Look at areas where
‘Missing Middle Housing and mixed-use zones can be implemented within existing and future
residential and commercial developments.” The project has the potential to provide an additional for-
sale housing unit, which would be a benefit to the City, but an exclusively single-family neighborhood
may not be an appropriate area to spot-zone for a Multiple Family project.

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

Response: The area is sparsely developed, with the majority of the surrounding area being undeveloped.
There are larger lots with agricultural use in the area and any multifamily use would not be harmonious
with the low-density agricultural and single family uses in the area.

3. Will the proposed amendment adversely affect the adjacent property?

Response: The surrounding area remains largely undeveloped and lacks fully constructed public
infrastructure, including improved roadway access, drainage facilities, and utility extensions. Additional

02/12/2026 2C26-01



residential density may introduce increased traffic, service demands, and site disturbance that could
affect adjacent properties until such improvements are completed. Without coordinated infrastructure
upgrades, incremental development has the potential to create compatibility challenges related to access,
drainage, and overall neighborhood transition.

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

Response: Some public facilities and services are in the vicinity while others are not. 200 W is not fully
improved and the applicant does not control enough property to make it acceptable. While Ash Creek
Special Service District finds a septic system acceptable for this project, it is poor planning practice to
allow increased density in an area with no gravity sewer. See JUC comments below.

JUC Comments:

Public Works: [No comments received. ]

Sewer: Due to the date of the parcel creation, topography of the lot, and distance to existing sewer this
lot will need to install a septic system. Owner will need to complete the Ash Creek septic agreement and
contact the Health Department for a septic permit before building.

Streets: Approved.

Power: [No comments received.]

Water: Approved

Engineering: 200 W (a master planned major collector with a trail on its west side) is a substandard
road and the water main in 200 W is (was) substandard. Sage Pointe Phase 5, a development currently
under construction northeast of the proposed zone change, has committed to replace the water main and
construct curb, gutter, and sidewalk on 200 W's east side and pave 32' of asphalt across the proposed
zone change's frontage. Additional right of way is to be secured from the Halls (per a commitment on
document #20080003353). The exact timing is uncertain.

This property will need a future project to get gravity sewer. Although the sewer will be constructed
with Sage Pointe Phase 5, it will be too shallow for this site. This property and the properties to the north
will likely need to coordinate a sewer project for themselves with Ash Creek Special Service District.

The property to the west has limited development potential due to the narrowness of the lot and it being
adjacent to BLM property on its west and north boundaries. Without coordinated efforts it seems a more
than 6 acre property can get trapped behind other development.

Fire: Utility plan must be submitted and approved.

Other Considerations:

The applicant has stated that they want two units for an affordable living arrangement for family or
friends. The current Single Family Residential R1-10 zoning would allow for a single-family home with
an ADU, which would also accomplish the applicant’s goal of having two units. The proposed floor plan
would have to be amended so that one unit was clearly “subordinate” to the other as the city code
requires. Staff strongly recommends that the applicant pursue this route instead.

Findings:
Staff makes the following findings:
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1. The application does not comply with the general plan’s Single Family land-use designation of
the area, and would create a new inconsistency with the General Plan.

2. The neighborhood and surrounding development is sparsely developed single-family homes. A

single, Multiple Family RM-1 lot with a duplex would be out of character with the single-family

nature of the neighborhood and vicinity.

The proposed amendment may have an adverse impact on the surrounding properties.

4. Services are largely inadequate to serve the area and proposed project.

[98)

Recommendation: The Planning Commission should review the requested zone change based on
standards within the Hurricane City Code, and also consider any public comments. Based on the
findings that the proposed zone change does not comply with the General Plan, along with the potential
for future construction of a duplex that could be out of character with the surrounding single-family
homes, staff recommends that the Planning Commission send a recommendation of denial to the City
Council. Staff recommends the applicant apply to build a single family home with an ADU to
accomplish their goals for the property.
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