Hurricane City Planning Commission minutes 1-14-2016

ON JANUARY 14, 2016 AT 6:00 P.M., THE HURRICANE CITY PLANNING COMMISSION MET IN THE CITY COUNCIL
CHAMBERS LOCATED AT 147 N 870 WEST HURRICANE, UT.

Members Present: John Johnson, Ralph Ballard, Ryan Cashin, Branden Anderson, Yovonda Hall, Paul
Farthing, and Bob Petersen

Members Excused: Bill Wilkey

Staff Present: Planning Director Toni Foran, Planning Assistant Cindy Beteag, City Council
Representative Darin Larson, and City Attorney Fay Reber

The meeting was called to order by Chairman Cashin at 6:00 p.m. The Pledge of Allegiance was led by Ryan
Cashin and Branden Anderson offered the prayer. Roll was taken.

Approval of agenda: Bob Petersen motioned to approve the January 14, 2016 agenda as posted. Ralph Ballard
seconded the motion. Motion carried with all Commissioners voting aye.

Chairman Cashin opened the Public Hearing at 6:04 p.m. to take comments on the following:

1. A proposed zoning map amendment from MH/RV, Mobile Home/Recreational Vehicle to R-1-8, Single
Family Residential for Sage Pointe Subdivision Phases 1 —2 and 4 lots in Green Acres North View
Subdivision, that are developed with stick built single family homes.

Toni Foran stated the staff report lists the lot numbers this zone change will affect which are; Sage Point

Phases 1 & 2: Green Acres North View lots 24, 25, 31-A, and 31-B; and parcel H-311-B-34. Kevan Adams asked if
the Wheeler’s home on 600 North was included. Ms. Foran stated no, it is surrounded by mobile homes so it
couldn’t be included.

2. A proposed General Plan Map amendment for parcels H -3-1-33-2452, H-3-1-33-2450, and H-3-1-33-
2481 at approximately 80 N. 1510 West from Commercial to Business/Light Industrial

Toni Foran corrected the last parcel number to H-3-1-33-2451 instead of H-3-1-33-2481. She explained this is

the first step before the applicants can do open storage. No comments from public.

3. Proposed amendments to the Land Use Code regarding driveways on corners in residential
neighborhoods and regarding fence heights on corner lots.
Toni Foran stated the current language concerning driveways on corners reads; in no event shall a driveway
be located on a corner lot within a distance of twenty five feet (25’) from the point of curvature of the radius
of the curb. She explained this language created a problem for people with lots that had a big radius leaving
them no room for a driveway. She stated the City Engineer felt like if the sight distance could still be met on
the curves then the driveway could be closer. He recommend the following language; On corner lots,
driveways shall be located such that a vehicle parked on that driveway would not infringe upon the sight
triangle area formed by the property lines and their projections and a line connecting them at points twenty
five feet (25') from the intersections of the projecting property lines. Lots that front a street that has a
functional classification higher than a local residential street shall require a setback of at least twenty five feet
(25’) from the point of curvature of the curb return, or forty feet (40°) from the point of the intersection of
property lines nearest the intersection, whichever is farther from the street intersection, unless approved
otherwise by the City Engineer. Ms. Foran said the new language gives people more flexibility but also keeps
the safety.
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She explained the code section regarding the sight triangle for walls states it can’t exceed two feet in height
in a triangular area formed by a driveway line or a triangular area formed by the intersection of the two
streets at thirty five feet back. She stated this section includes signs as well as walls, however, the sign
ordinance says a sign can be twenty five feet back and not less than eight feet or more than three feet high.
She is proposing to take out signs from the wall section. By doing so, each section will only pertain to either
walls or signs and there won’t be any confusion. Chairman Cashin asked if there had been any problems with
sight lines. Ms. Foran stated she doesn’t see a big difference from 25’ to 30’. No comments from public.

Chairman Cashin closed the Public Hearing at 6:12 p.m. and the Public Meeting began.

2016-ZC-01 Consideration and possible recommendation to the City Council on a zone change from MH/RV to
R-1-8 for Sage Pointe Subdivision Phases 1 & 2 and 4 lots in Green Acres North View Subdivision developed
with stick built single family homes.

Ralph Ballard stated he didn’t receive a mailing notifying the residents of the zone change. Toni Foran stated
they were mailed. Branden Anderson motioned to recommend approval of application 2016-ZC-01 with the
findings it is compatible with the goals and policies of the general plan by recognizing the area as dominated by
detached single family homes, the proposed amendment is in harmony with existing development, and public
facilities and services are adequate to serve the subject property. Yovonda Hall seconded the motion. The vote
was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye, Yovonda Hall-
Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

2016-GPA-01Consideration and possible recommendation to the City Council on General Plan Amendment for
property at approximately 80 N. 1510 West from Commercial to Business/Light Industrial — Neilson
Development applicant

Daniel Sanger stated they explained why they wanted this zone change at the last meeting. He stated the
purpose of the zone change is to allow open storage. Paul Farthing asked if they had talked to the Fire District
regarding the width of the access. Mr. Sangers stated yes, the Fire District told them the width of 25’ to 30’ is
fine but they will have to do a turn around and possibly extend the fire hydrant. Bob Petersen motioned to
recommend approval of application 2016-GPA-01 to the City Council. Ralph Ballard seconded the motion. The
vote was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye, Yovonda
Hall-Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

2016-FP-01 Consideration and possible recommendation to the City Council on a final plat for My Subdivision
Phase 2, a single lot subdivision at approximately 472 West 650 South— Barbara Goetsch applicant, Rand
Lemmon agent

Paul Farthing motioned to recommend approval of application 2016-FP-01 to the City Council. Branden Anderson
seconded the motion. The vote was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden
Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

2016-PP-01 Consideration and possible recommendation to the City Council on a preliminary plat for Hinton
Estates, a 9 lot % acre subdivision located at approximately 1130 South off 700 West — J.C. Financial LLC
applicant, Karl Rasmussen agent

Karl Rasmussen stated a zone change has been done on this property and now they are getting ready for
construction drawings. Branden Anderson asked if he was aware of the staff and JUC comments. Mr. Rasmussen
stated yes. Mr. Anderson asked if they had any concerns. Mr. Rasmussen stated they will hire a geotechnical
engineer for the road way and they will follow their recommendations. Bob Petersen asked how much
collapsible soil was in this area. Mr. Rasmussen stated everywhere in Hurricane has collapsible soil. Mr. Petersen
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stated this property has been irrigated for a long time so it should be more stable. Toni Foran stated it will be
interesting to see the geotechnical report because there have been a few problems in that area. Mr. Petersen
stated there had been problems with the soil on 840 West. Paul Farthing asked if each lot required a separate
geotechnical report. Mr. Rasmussen explained the geotechnical firm will study the corners of the subdivision
and if the corners are the same, they have the same recommendations for all lots. Branden Anderson motioned
to recommend approval of application 2016-PP-01 to the City Council subject to the following; 1. Complete
Geotechnical Report is submitted for review before construction drawings are submitted. 2. Resolution of all JUC
concerns; a. the tentative plan for storm water drainage is not clear from information provided. It is not clear
how water gets into the proposed detention basin or where overflow is intended to flow. Full drainage plan will
be required with construction drawings after preliminary plat is approved. B. sewer is shallow in 700 West and
design is needed. Basements may not have sewer service. C. need easement for drainage pipe along west
boundary of project. D. planter strip between sidewalk and curb along 700 West should be landscaped. 3. An
easement is provided for the pipe along the west property boundary. 4. A plan to finish the planter strip between
curb and sidewalk along 700 West is provided. Bob Petersen seconded the motion. The vote was as follows;
John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-
Aye, and Bob Petersen-Aye. Motion carried.

2016-CUP-01 Consideration and possible approval of a conditional use permit for a 21’ 8” high 3696 sq. ft.
metal building located on the south end of the lot at 60 East 100 South. Karen Blenkinship applicant — Richard
Pabon agent

Richard Pabon stated they would like to put a storage unit on the property for the business to store their
materials. He stated a conditional use permit is required for the greater height and because the building is
metal. Bob Petersen asked if they are planning on removing the shed that is currently there. Mr. Pabon stated
yes. Ryan Cashin asked if he saw staff report. Mr. Pabon stated yes, they have no problems with anything on the
report. Toni Foran asked what color it would be. Mr. Pabon stated they will make sure it is harmonious with
area. Yovonda Hall motioned to approval application 2016-CUP-01 with the findings; 1. The proposed building is
in keeping with the General Plan and Land Use Code. 2. The removal of the old metal building and replacement
with a new one should have a positive aesthetic affect. 3. The greater height requested is minimal. 4. Applicant is
installing only down-lighting. 5. The building supports a business providing positive economic impact in the
downtown area. Approval is subject to the requirement that a building permit is obtained before any work begins
on the building. Branden Anderson seconded the motion. The vote was as follows; John Johnson-Aye, Ralph
Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-Aye, and Bob Petersen-
Aye. Motion carried.

2016-CUP-02 Consideration and possible approval of auto repair at the Car Barn, 1550 West State Street — Car
Barn applicant

Ryan Cashin asked the applicant if they bought the building. John West stated yes. Branden Anderson
commented the parking lot is packed with vehicles now and adding auto repair will add to the number of
vehicles. He asked if they would be able to handle both. Mr. West asked if he was familiar with their old location.
He explained this property is double the size and most of the repairs they do is on their own cars. He stated they
don’t do a lot of work for customers. Chairman Cashin asked if they had the right drainage for sewer. Toni Foran
stated she would like a condition included in the motion that the applicants coordinate with Ash Creek Sewer
District on the drains. Mr. West stated there is a grease trap. Ms. Foran stated Ash Creek would like to make sure
everything is correct before they begin. Darin Larson asked where they would do the repair work. Mr. West
stated on the west side there is a door and they will add one more. Resident Don Fraser stated multiple school
buses stop at that corner and the kids are walking down the road because of the cars in the lot. He stated there
are a lot of cars coming and going throughout day and he is concerned for the kids safety. Chairman Cashin asked
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Mr. West to watch out for the kids and make sure they are not in the road. Mr. West stated he would and there is
plenty of room for the kids. He mentioned they can move cars back to give them more room. Ralph Ballard asked
if the bus stops on State Street. Chairman Cashin stated no, the stop is by the mail box on 1580 West. Mr. West
stated they have allowed the bus to turn around in their lot.

Mr. Larson asked about the staff comments regarding no left turn onto State Street. Ms. Foran explained it was
one of Swig’s requirements but it was never done. She stated she feels like it is still needed. Mr. West stated he
pulls out of there every day and he feels there is plenty of space to see plus there is a middle lane. Mr. Larson
stated he feels there is a better view of what is coming up the hill from the driveway than the intersection. Ms.
Foran stated the reason she put it in the comments is because it was in Swig’s and it was a recommendation
from the City Engineer. Yovonda Hall asked if it was legally binding since Swig was a conditional use permit that
goes with the land. Chairman Cashin pointed out Swig never met that requirement and the uses between the
businesses is different. Branden Anderson stated there is less conflict by accessing SR-9 from a street
intersection. He stated he doesn’t know how the access was granted so he doesn’t know if they can require the
right in/right out only. He feels it is safer at the intersection. Mr. West stated if a traffic light was put in in the
future then it would make more sense to only have a right out. Bob Petersen motioned to approve application
2016-CUP-02 subject to the following conditions; 1. All parts, fluids, and oil are stored and disposed of in
accordance with local, State, and Federal regulations 2. Any lighting installed on the site is downlighting or
indirect and is approved by staff before installation. 3. Applicant contacts Ash Creek Sewer District for any grease
trap or drainage requirements. Branden Anderson seconded the motion. Yovonda Hall clarified the approval
didn’t include no left turn. The vote was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye,
Branden Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

2016-CUP-03 Consideration and possible re-approval of a conditional use permit issued in February of 2014 to
keep 4 horses on property located at 1253 N 200 West — Gary Pallesen applicant

Ryan Cashin stated the Planning Commission considered this application once and it is back again for re-
approval. Ralph Ballard asked if the last approval expired. Toni Foran stated yes. Branden Anderson asked if
there had been any problems. Gary Pallesen stated they haven’t done anything yet. Chairman Cashin asked if he
was aware it would have all the same requirements as last time. Mr. Pallesen stated yes. Bob Petersen asked if
access would be allowed for the general public to be able to get to the Virgin River. Mr. Pallesen stated a new
survey was done and he doesn’t think it crosses his property. He stated there is plenty of room for everyone.
Paul Farthing motioned to approve application 2016-CUP-03 subject to staff recommendations; adequate
manure control, good fencing, and use of fly traps. John Johnson seconded the motion. The vote was as follows;
John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-
Aye, and Bob Petersen-Aye. Motion carried.

2016-LUCA-01 Consideration and possible recommendation to the City Council on proposed amendments to
the Land Use Code regarding driveways on corner lots in residential neighborhoods and fence heights on
corner lots — Hurricane City applicant

Toni Foran stated she will put 25’ instead of 30’ in 10-37-9 and take signs out of the wall section. Bob Petersen
motioned to recommend approval of application 2016-LUCA-01 to City Council. Branden Anderson seconded the
motion. The vote was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Aye, Branden Anderson-Aye,
Yovonda Hall-Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

Commission Work Session:
1. Continued discussion regarding zone changes in areas of collapsible/expansive soils.
Toni stated the Commissioners looked at maps in October of areas that would be most affected by collapsible
soil. She stated Commissioners discussed property rights so she didn’t know if they wanted to move forward
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or leave it how it is. Braden clarified it was the area in the South fields. Toni stated the zoning map shows a
smaller area with only five acre zoning but the General Plan map shows a larger area with ten acre zoning.
Bob stated bigger lots are better. Ryan stated there are plenty of other areas in the City to develop without
taking risks. Toni stated they will notify all land owners and have a meeting with them before it comes to a
public meeting. Branden asked if it would adversely affect any of the property owners out there. Toni stated
most lots are 5 acres and she thinks it will help because if it is zoned bigger it takes pressure off from
developers. She stated she will double check the map but she doesn’t think there is anything less than five
acres. John Johnson was excused at 6:52 p.m. Ralph asked how far out this zoning would start. Ryan stated
about the airport and south.

2. Pass out Conditional Use Permit training materials. Passed out at previous meeting

3. Schedule training on Conditional Use Permits and Open Meeting Act

Toni stated State law requires them to have training on these items. Commissioners decided to have training
for Open Meeting Act at the first meeting in February and Conditional Use Permit training on February 24™.
4. Report on City Council actions and directions to Planning Commission

Toni stated the City Council directed the Planning Commission to look at other zones where Air BNB would
be appropriate. They did pass the ordinance as approved by the Planning Commission except they changed
the road requirement to just meeting fire code and included R-1-6 zones.

Darin stated the City Council is meeting on February 10*" for a work meeting on vacation rentals.

Toni stated she was given direction at last the last City Council meeting to approve an addition in the General
Commercial zone for a family with special needs. She questioned if it is premature having so many blocks
zoned as General Commercial in the downtown area. She stated she is wondering if the Planning
Commission should go back and look at the map to see if they are inhibiting the residential use downtown.
She explained people can’t expand their residential use because it is nonconforming use in a commercial
zone. Commissioners agreed there isn’t a need for that much General Commercial in the downtown area.

Approval of minutes: December 10, 2015 Yovonda Hall stated on page 3, line 36 public needs to be changed to
paved. Ralph Ballard motioned to approve the December 10, 2015 with the correction. Branden Anderson
seconded the motion. The vote was as follows; John Johnson-Aye, Ralph Ballard-Aye, Ryan Cashin-Abstained,
Branden Anderson-Aye, Yovonda Hall-Aye, Paul Farthing-Aye, and Bob Petersen-Aye. Motion carried.

Meeting adjourned at 7:00 p.m.



