
 
1407 W. W. North Temple, Suite 330 
Salt Lake City, UT 84116 
 

 
November 15, 2023 
 
VIA ELECTRONIC FILING 
 
Utah Public Service Commission 
Heber M. Wells Building, 4th Floor 
160 East 300 South 
Salt Lake City, UT 84114 
 
Attention: Gary Widerburg 
  Commission Administrator 
 
RE: Docket No. 23-035-48 
 In the Matter of the Formal Complaint of Kevin House Against Rocky Mountain 

Power 
 Rocky Mountain Power’s Answer and Motion to Dismiss  
 
Pursuant to the Notice of Filing and Comment Period issued by the Public Service Commission 
of Utah on October 16, 2023, Rocky Mountain Power (“Company”) hereby submits for filing its 
Answer and Motion to Dismiss in the above referenced matter.  
 
The Company respectfully requests that all formal correspondence and requests for additional 
information regarding this filing be addressed to the following: 
 
By E-mail (preferred):   datarequest@pacificorp.com 

utahdockets@pacificorp.com 
jana.saba@pacificorp.com 
zachary.rogala@pacificorp.com  
katherine.smith@pacificorp.com  

 
 
By regular mail:   Data Request Response Center 

PacifiCorp 
825 NE Multnomah, Suite 2000 
Portland, OR 97232 

 
Informal inquiries may be directed to Jana Saba at (801) 220-2823. 
 
Sincerely, 
 
 
 
Joelle Steward 
Senior Vice President, Regulation and Customer/Community Solutions 
 
Enclosures 

mailto:jana.saba@pacificorp.com
mailto:zachary.rogala@pacificorp.com
mailto:katherine.smith@pacificorp.com
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Zachary Rogala 
Katherine Smith 
Rocky Mountain Power 
1407 West North Temple, Suite 320 
Salt Lake City, Utah 84116 
Telephone No. (435) 319-5010 
zachary.rogala@pacificorp.com  
 
Attorneys for Rocky Mountain Power 
 
 

BEFORE THE PUBLIC SERVICE COMMISSION OF UTAH  
 

 
Formal Complaint of Kevin House against 
Rocky Mountain Power 

 
Docket No. 23-035-48 

 
Answer and Motion to Dismiss 

 

1. Pursuant to Utah Code Ann. § 63G-4-204(1) and Utah Admin. Code §§ R746-1-

206, and R746-1-301, Rocky Mountain Power, a division of PacifiCorp (“Rocky Mountain 

Power” or the “Company”) answers the formal complaint (“Complaint”) filed by Kevin House 

with the Public Service Commission of Utah (“Commission”), and moves to dismiss the 

Complaint with prejudice because Rocky Mountain Power has not violated any provision of law, 

Commission order or rule, or Company tariff.  

2. Communications regarding this Docket should be addressed to: 

By e-mail (preferred):  
   datarequest@pacificorp.com  

jana.saba@pacificorp.com    
zachary.rogala@pacificorp.com  
katherine.smith@pacificorp.com  

     
 
By mail:  Data Request Response Center 
   Rocky Mountain Power 
   825 NE Multnomah St., Suite 2000 
   Portland, OR   97232 
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   Jana Saba 
   Rocky Mountain Power 
   1407 W North Temple, Suite 330 
   Salt Lake City, UT  84116 
   Telephone: (801) 220-2823 
   Facsimile: (801) 220-4615 
    
   Zachary Rogala 

1407 West North Temple, Suite 320 
Salt Lake City, Utah 84116 
Telephone: (435) 319-5010 
zachary.rogala@pacificorp.com  

   

ANSWER 

3. Rocky Mountain Power has provided electric utility service to Mr. House for 

several years. Mr. House resides in the Sky Ranch subdivision, an isolated area in Washington 

County, Utah, located between Sand Hollow State Park and the base of the Hurricane Cliffs, and 

several miles north of the Arizona Strip. Over time, Hurricane City (“Hurricane”) has materially 

annexed the land surrounding the Sky Ranch properties from Washington County, resulting in an 

isolated peninsula of Washington County property near Hurricane city limits. Hurricane 

currently provides electric utility services to residents within its city limits through Hurricane 

Power. 

4. Because of this unique geography and expansion of Hurricane’s city limits (and in 

turn Hurricane Power’s service territory), the Company has not directly served Mr. House’s 

residence. Instead, in general terms: (1) Rocky Mountain Power provides power to Hurricane 

Power through several points of interconnection located along the perimeter of Hurricane’s city 

limits; (2) Hurricane Power then wheels power through its service territory to a point of 

interconnection near Mr. House’s residence; (3) Rocky Mountain Power re-receives electricity at 

this location; and then (4) Rocky Mountain Power delivers electricity to Mr. House’s residence 
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with the Company’s distribution facilities.1 As a result, Mr. House’s residence, along with the 

other approximately 179 customers being transferred in the transaction, is a small island of 

Rocky Mountain Power service territory, with no direct interconnection to the Company’s 

distribution facilities, and surrounded by Hurricane Power.   

5. On December 16, 2019, Rocky Mountain Power and Mr. House entered into an 

Interconnection and Customer Generation Service Agreement (“Interconnection Agreement”) for 

a rooftop solar photovoltaic generation resource, which is attached as Confidential Exhibit 1. 

Under the Interconnection Agreement, Rocky Mountain Power credits Mr. House for any excess 

generation on a monthly basis,2 at rates reflected in the Company’s then-current Electric Service 

Schedule No. 136 – Transition Program for Customer Generators (“Schedule 136”). The 

Interconnection Agreement provides that its “validity, interpretation, and enforcement” is 

governed by the laws of the State of Utah, and that if “any provision of this Agreement conflicts 

with any applicable provision [of Utah Code, Administrative Rules, or Rocky Mountain Power’s 

Tariffs], then the applicable provision of the Code, Rules, or Tariff controls.”3  

6. Hurricane’s Annexation Policy Plan guides annexation of new city property.4 

Consistent with this Plan, Hurricane’s Future Land Use General Plan indicates Mr. House’s 

property is within Hurricane’s Planned Annexation Area.5 Mr. House’s property is indicated as 

rural residential land, though outside current city limits.6  

 
1 These are FERC-jurisdictional transactions. See, e.g., In re Rocky Mountain Power’s 
Application to Terminate Hurricane, Utah Cost-Based Load Service Contract, Docket No. 
ER23-2621-000, Notice (Oct. 11, 2023) (approving Rocky Mountain Power’s Application). 
2 Interconnection Agreement, Art. 5.1. 
3 Id. Art. 9.1. 
4 Exhibit 2 – Hurricane City 2003 Annexation Policy Plan; see also UTCA 10-2-401.5. 
5 Exhibit 3 – Hurricane City General Plan 2020, at 82-83 (map available here: 
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7. Hurricane has not yet completed annexation of the Sky Ranch subdivision, as this 

is a multi-year process. In March of 2022, Washington County annexed Mr. House’s residence to 

Hurricane, based in part on Hurricane’s expressed intent to annex the area.7 Thereafter, if 

Hurricane provides municipal services (including electricity service) for at least one year, the 

city can annex the unincorporated area without a formal annexation petition.8 

8. Consistent with these plans, Rocky Mountain Power and Hurricane entered into 

an asset purchase agreement (“Asset Purchase Agreement”), where Rocky Mountain Power 

agreed to sell all of its distribution assets in the Sky Ranch area to Hurricane.9 Relevant here, the 

Asset Purchase Agreement: (1) would not violate, conflict with, breach, default, or otherwise 

terminate any contract where Rocky Mountain Power is a party;10(2) automatically updates or is 

terminated if the Commission determines that any provision of the Asset Purchase Agreement is 

unlawful;11 (3) and the transfer of assets shall not occur on or before November 1, 2023.12 

9. On August 24, 2023, the Company notified each customer impacted by the Asset 

Purchase Agreement that they would be served by Hurricane Power once the transfer of assets 

was completed.13 

 
https://hurricaneut.maps.arcgis.com/apps/instant/basic/index.html?appid=c8584976fffa4f39bb9d
8fbc285545da); see also: UTCA 10-2-401(1)(d) (defining expansion area as “the unincorporated 
area that is identified in an annexation policy plan . . . as the area that the municipality 
anticipates annexing in the future.”).  
6 Id. 
7 Exhibit 4 – Washington County Commission Resolution No. R-2022-2931, at 1 (Mar. 15, 
2022). 
8 UTCA 10-2-418(2). 
9 Exhibit 5 – Asset Purchase Agreement, § 1.1 (Jul. 11, 2023). 
10 Id. § 4.3. 
11 Id. § 13. 
12 Id. § 10.1(d).  
13 Complaint Exhibit 2.  
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10. Of the approximately 180 customers impacted by the transfer, twenty-two have 

rooftop solar, with eleven customers previously receiving service from the Company through 

Electric Service Schedule No. 135 – Net Metering (“Schedule 135”), six on Schedule 136, and 

five on Electric Service Schedule No. 137 – Net Billing.  The Company sympathizes with these 

customers on the apparent differences between its rate schedules and that of Hurricane Power’s 

and has endeavored to aid the affected customer as much as possible.  For example, upon being 

contacted by an affected Schedule 135 customer with concerns of losing their excess generation 

kwh credits in the transaction,14 the Company committed to valuing the excess generation credits 

and applying a credit to the customers’ final bills for all customers with excess credits. 

11. Rocky Mountain Power transferred all Assets to Hurricane by November 1, and 

each customer currently receives power from Hurricane. 

MOTION TO DISMISS 

12. The Company requests the Commission dismiss the Complaint with prejudice 

under Utah Rule of Civil Procedure 12(b)(6), because the Complainants have failed to allege or 

establish that the Company has violated any applicable law, Commission rule, or Company tariff. 

13. Read liberally, Mr. House argues that Hurricane or Rocky Mountain Power must 

abide by the terms and conditions of Mr. House’s existing Interconnection Agreement—relevant 

here, this would result in Mr. House continuing to receive the price paid for exported electricity 

 
14 Under the Company’s customer generation rate schedules, excess energy generated is carried 
over each month on customer bills and can be used until March of each year. See Electric 
Service Schedule No. 135, Special Conditions 2A and 3, Electric Service Schedule No. 136, 
Special Conditions 7 and 8, and Electric Service Schedule No. 137, Special Conditions 3 and 4. 
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from his rooftop solar generator under the existing Interconnection Agreement and the 

Company’s Schedule 136, regardless of who Mr. House received power from.  

14. This argument is unsupported. While Mr. House is correct that the Asset Purchase 

Agreement does not terminate any of the Rocky Mountain Power’s existing contracts,15 the 

Interconnection Agreement is preempted by Hurricane’s unilateral powers to annex Rocky 

Mountain Power service territory and provide electricity services based on Hurricane’s terms and 

conditions. Art. 9.1 confirms that the Interconnection Agreement is not enforceable if it conflicts 

with applicable Utah authorities.16 Utah statutes provide Hurricane with the power to annex Mr. 

House’s property,17 and provide municipal services (including electricity) as it deems 

appropriate.18 These powers apply even if annexation has not been completed.19 Similarly, while 

the Commission has granted Rocky Mountain Power the exclusive right to serve Mr. House (and 

the other customers affected by the Asset Purchase Agreement, for that matter),20 and the 

 
15 Asset Purchase Agreement § 4.3. 
16 Interconnection Agreement, Art. 9.1 (“The validity, interpretation, and enforcement of this 
Agreement is governed by the laws of the State of Utah. If any provision of this Agreement 
conflicts with any applicable provision, as may be amended from time to time, of the Utah Code 
(“Code”), Utah Administrative Rules (“Rules”), or Rocky Mountain Power’s Tariffs (“Tariff”), 
then the applicable provision of the Code, Rules, or Tariff controls. Rocky Mountain Power must 
provide copies of the applicable provisions of the Code, Rules, and Tariff upon the Customer’s 
request.”).  
17 UTCA §§ 402, 418. 
18 UTCA § 10-8-21. 
19 UTCA § 10-2-421(2)(a) (“If an electric customer in an area being annexed by a municipality 
receives electric service from an electrical corporation that is not an improvement district system 
described in Subsection 17B-2a-403(1)(a)(iv), the municipality may not, without the agreement 
of the electrical corporation, furnish municipal electric service to any electric customer in the 
annexed area until the municipality has reimbursed the electrical corporation for the value of 
each facility used to serve any electric customer within the annexed area, including the value of 
any facility owned by a wholesale electric cooperative affiliated with the electrical corporation, 
dedicated to provide service to the annexed area.”) (Emphasis added). 
20 UTCA § 54-4-25(5)(a). 
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Company has the obligation to serve all customers in its service territory,21 these statutory 

responsibilities do not affect the existing rights and powers of municipalities like Hurricane.22 

15. As a result, Hurricane’s exercise of its statutory powers renders the 

Interconnection Agreement unenforceable against either RMP or Hurricane: Section 4.3 of the 

Asset Purchase Agreement does not somehow impute the terms and conditions of the 

Interconnection Agreement to the services that Hurricane will provide to Mr. House in the future. 

16. Further, the transaction was consistent with Commission authorities. In certain 

circumstances, the Commission is required to pre-approve certain transactions between 

municipalities and utilities.23 None of these circumstances are presented here: UTCA § 10-8-14 

does not apply, because the city is not seeking to serve customers outside city limits, Washington 

County has already annexed the territory to Hurricane, and Hurricane is in the process of 

annexation Mr. House’s property; neither UTCA §§ 54-3-30 or 54-3-31 apply, because Rocky 

Mountain Power is not intending to serve a customer within Hurricane’s city limits; and UTCA § 

54-4-25(5) does not apply, because this statute does not require utilities to apply for Commission 

approval when reducing its service territory. Similarly: UTCA § 54-3-3 does not apply, because 

the transaction does not impact our Commission-approved schedules, rather it amends our 

service territory; UTCA § 54-3-28 does not apply, because the Complaint involves utility 

 
21 UTCA § 54-3-1 (“Every public utility shall furnish, provide and maintain such service, 
instrumentalities, equipment and facilities as will promote the safety, health, comfort and 
convenience of its patrons, employees and the public, and as will be in all respects adequate, 
efficient, just and reasonable.”).  
22 UTCA § 54-4-25(6) (“Nothing in this section affects the existing rights of municipalities.”). 
23 UTCA § 54-4-40(1) (“The commission shall review an agreement entered into between an 
electrical corporation and a municipality if the electrical corporation is required to obtain 
commission approval in accordance with Section 10-8-14, 54-3-30, or 54-3-31.”).  
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property dispositions, not acquisitions; UTCA § 54-3-32 does not apply, because Hurricane is 

neither a FERC market-based rate entity, or an independent power producer.  

17. Finally, while UTCA § 54-4-1 always allows the Commission to exercise its 

jurisdiction to fill in the gaps of its statutory authorities when “necessary or convenient in the 

exercise of such power and jurisdiction,” the Company does not believe the circumstances 

warrant that power here: not only were the Company’s actions lawful, but they were also 

reasonable to ensure that Hurricane can provide uninterrupted service to its residents.  

18. Together, the Company has not violated any applicable law, Commission rule, or 

Company tariff. 

CONCLUSION 

19. The Company respectfully requests the Commission dismiss the Complaint with 

prejudice. 

      Dated this 15th day of November 2023 

           

      ROCKY MOUNTAIN POWER 

      /s/ Zachary Rogala 
Zachary Rogala 

      1407 West North Temple, Suite 320 
Salt Lake City, Utah 84116 
Telephone No. (435) 319-5010 
 

Attorney for Rocky Mountain Power 
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HURRICANE CITY 
ANNEXATION POLICY PLAN 

In accordance with the provisions of Section 10-2-401.5, Utah Code Annotated, the City of 
Hurricane hereby adopts the following Annexation Policy Plan. This Annexation Policy Plan is 
intended to comply with the provisions of Section I 0-2-401.5 (4) and incorporate all criteria 
required and suggested by Section 10-2-401.5 (3 ). 

A. GENERAL ANNEXATION CRITERIA

The following shall serve as a statement of the specific criteria which shall guide the City 
of Hurricane's decision whether or not to grant future annexations: 

1. As part of its ongoing effort to plan and prepare for responsible growth, Hurricane City has
identified certain territory outside of and contiguous to its present boundaries which could, at 
some time in the future, reasonably be considered for annexation into the City. This territory is
included in the map or plat attached hereto as Exhibit "A", which is incorporated herein by this
reference. Territory included in an annexation petition must fall within the areas desig n ated for
future annexation in the attached Exhibit "A". The areas proposed for possible future annexation
include areas which in some instances are bordered by other municipalities. Even though
territory proposed for annexation is located within the annexation expansion area, there is no 
guarantee that the annexation request will be approved by Hurricane City.

2. Hurricane City has a rural agricultural history with mixed uses being accommodated in the 
same areas. In recent years, the City has encouraged and approved business and industrial uses
deemed to be of benefit to the residents of the City. Areas to be annexed should be compatible
with the needs of Hurricane City.

3. Areas to be annexed must be contiguous to the corporate limits of the City at the time of
submission of an annexation request.

4. Areas to be annexed shall not be located within the corporate limits of another
incorporated city or be a part of a previously filed annexation petition that has not been denied,
accepted, or approved.

5. Hurricane City is concerned about the interests of all affected entities and has considered
written comments from affected entities in finalizing this document. Where feasible, the City
favors annexation where services can be incorporated into the existing City utilities.
Consideration will also be given to supporting the Ash Creek Special Service District in their
efforts to supply sewer services. The City is in support of property within the expansion area
being developed so utility and transportation systems can be incorporated into a comprehensive
plan for the entire area.

6. In considering an annexation request, the City will look favorably upon an annexation
proposal which:

Rocky Mountain Power 
Exhibit 2 Page 1 of 4 
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(a) eliminates and/or does not create islands or peninsulas of unincorporated territory;
(b) consolidates overlapping functions of government;
( c) promotes efficient delivery of services;
( d) encourages the equitable distribution of community resources and obligations;
(e) minimizes negative tax consequences for property owners within the area to be

annexed, as well as the property owners within the municipality

The City shall not favor the annexation of areas for which it does not have the capability 
or the intention of providing municipal services. 

7. It is not Hurricane City's intent to annex territory for the sole purpose of acquiring
revenues.

8. This Annexation Policy Plan does not exclude territory containing urban development, as 
defined in section 10-2-401. (1 )(I) Utah Code Annotated. No urban development exists within
two miles of the City's boundary.

9. Any annexation petition must comply with the requirements of section 10-2-403 Utah 
Code Annotated.

B. PROCEDURE FOR SUBMISSION OF AN ANNEXATION REQUEST

The following steps reflect a general summary of the requirements and procedures for processing 
a request for annexation into Hurricane City. 

1. Except for annexations initiated by the City in accordance with the provisions of Section
10-2-418, Utah Code Annotated, all annexations shall be commenced by the filing of a petition
and plat meeting the requirements of Section 10-2-403.

2. The petition and/or plat shall be filed with the City Recorder and shall:

(a) be signed by private property owners of record representing a majority of the owners
of  area to be annexed. Said owners shall also represent at least one third ( 1/3) of the
assessed valuation of the private aggregate properties to be annexed, as reflected on the
last assessment roles.
(b) represent an area contiguous to the existing corporate limits of Hurricane City and
shown to be within the areas designated for annexation in the Annexation Policy Plan of
Hurricane City.
(c) include an annexation plat prepared by a surveyor licensed in the State of Utah.
( d) designate up to five (5) of the signers as sponsors, one of which shall be designated as 
the contact sponsor. Each sponsor's mailing address shall be included.
(e) comply with any other applicable provisions of 10-2-403, Utah Code Annotated, not
stated herein.
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2. The City Recorder, upon receipt of  a properly documented proposed annexation petition
accompanied by the proper plat shall impose such fees as established by the City Council to
recover the costs of processing such petition., and shall place the petition on the agenda of a
regular City Council meeting for consideration within fourteen (14) days of receipt of the fees.

3. The City Council shall review the annexation petition and shall accept or deny the petition for
further proceedings and consideration.

4. If accepted, the City Recorder shall, within thirty (30) days, certify that it meets the above
requirements and send the required notices, including a written notice to the City Council. lf
denied, the City Recorder shall send the required notices.

5. Within ten (10) days after receipt of the Recorder's notice of certification, the City shall cause
to be published a notice of the proposed annexation in a newspaper of local circulation at least
once a week for three (3) consecutive weeks. Within twenty (20) days after the receipt of the
Recorder's notice of certification, the City shall mail written notice of the proposed annexation
to each affected entity as defined in State law. The notice shall explain how a written protest is to
be filed within thirty (30) days after the date of the City Council's receipt of the Recorder's
certification notice.

6. If no protest is filed during the desig n ated protest period, the City Council may hold a Public
Hearing, after a minimum seven (7) day notice, and consider an ordinance approving the
proposed annexation. If a protest is filed, the County Boundary Commission shall hold a hearing
on the protest within thirty (30) days. If a protest is pending, the City Council may deny the
proposed annexation at its next regularly scheduled meeting. Required notices will be sent if the
petition is denied.

7. Upon receipt of the County Boundary Commission's decision, the City Council may deny or
approve the proposed annexation subject to the Boundary Commission's decision.

C. EXTENSION OF NEEDED MUNICIPAL SERVICES IN DEVELOPED AND
DEVELOPING UNINCORPORATED AREAS AND PAYMENT OF THE SAME.

1. In areas where municipal services are not presently extended, service will be extended
on an as-needed basis at the developer's expense. All extensions of municipal services must
comply with all City ordinances and policy criteria.

2. An annexation agreement may be prepared between the City and future developers
outlining specific requirements relating to water, sewer, transportation, electricity,
telecommunication, fiber optic, and other specific improvements prior to annexation approval.

3. An approved annexation petition will allow developers of the annexed property to 
connect to City facilities, provided that all infrastrncture proposed to be connected meets City
standards and specifications and complies with all applicable development and land use
ordinances.
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4. The manner in which infrastructure additions are developed will have a bearing on how
they are financed. The increased valuation of property and the subsequent increase in property
and sales tax revenues will help increase contributions to the City general fund. This increase
will help defray the added cost of providing services to the annexed areas.

5. As a general matter, the costs and expenses of capital improvements such as utilities,
streets, curb, gutter and sidewalks, storm drain systems, and other improvements deemed
necessary in the annexed area, shall be borne by the developer as development within the areas
occurs.

6. When annexation is approved, the newly annexed area shall receive the following
services:

a. Fire protection
b. Police protection
c. Planning and zoning
d. Maintenance of dedicated City streets
e. Other services provided by the City at the time of annexation

7. It is not anticipated that an annexation will cause any adverse consequences to the
residents currently living within the City or living within the area annexed except that there may
be a slight reduction in general service available to current residents as a result of expansions of
services into the newly annexed territory.

8. It is anticipated that the residents in the newly annexed territory will experience an
increase in their property taxes due to the difference in certified tax rates between the City and
the County. It is further anticipated that as the City receives the property tax revenue from the
newly annexed territory, the level of services for the entire community will be increased.
Additionally, property owners in the newly annexed territory may experience reductions in fire
and property insurance rates.

9. As the area continues to grow and becomes more populated, additional development
planning will occur. Incorporation of these plans and development to Hurricane City standards
will allow a more comprehensive system of infrastructure to serve future growth and
development in the areas annexed to Hurricane City.
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Have Your Say Hurricane | Hurricane City General Plan 2020

CHAPTER 1
I N T R O D U C T I O N

Have Your Say Hurricane, the General Plan for Hurricane City, Utah, 
sets forth a long-range guide for the City. This document outlines 
the community’s values, visions, and desires for the future.
The City of Hurricane is positioned in the heart of Southern Utah, just 
off Interstate 15 and directly between St. George and Zion National 
Park. 

As Southern Utah grows, new development occurs, and more visitors 
than ever set their sites on the region’s beautiful tourist destinations, 
Hurricane has begun to feel significant growth pressures.

It is the intent of this plan to highlight the things that Hurricane 
residents hold dear, and guide future land use and development 
decisions to protect and enhance those elements. 
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S N O W  C A N Y O N 
S T A T E  P A R K

R E D  C L I F F S  N A T I O N A L 
C O N S E R V A T I O N  A R E A

S a i n t  G e o r g e  C i t y

Q U A I L  C R E E K 
S T A T E  P A R K

S A N D  H O L L O W 
S T A T E  P A R K

W a s h i n g t o n  C i t y

HURRICANE AT-A-GLANCE
Hurricane is roughly 53 square miles in the heart of Southern Utah with about 20,000 residents. Hurricane itself holds 
two state parks in its border and is a short drive from several other regional draws such as Zion National Park and Snow 
Canyon State Park.  This region is quickly growing in population and visitation numbers rise every year, putting pressure 
on Cities to invest in upgraded infrastructure, new housing development, more employment opportunities, and tourist 
amenities.
Despite the region’s growth spurt, Hurricane remains a charming rural city with a small town feel that residents treasure 
and incredible natural resources that are frequently utilized. It’s the goal of this General Plan to ensure that new 
development preserves or enhances the attributes of Hurricane that residents hold dear.
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Z I O N  N A T I O N A L 
P A R K

V I R G I N  R I V E R

S A N D  H O L L O W 
S T A T E  P A R K

L a  V e r k i n  C i t y
S p r i n g d a l e  C i t y

HURRICANE AT-A-GLANCE
Hurricane is roughly 53 square miles in the heart of Southern Utah with about 20,000 residents. Hurricane itself holds 
two state parks in its border and is a short drive from several other regional draws such as Zion National Park and Snow 
Canyon State Park.  This region is quickly growing in population and visitation numbers rise every year, putting pressure 
on Cities to invest in upgraded infrastructure, new housing development, more employment opportunities, and tourist 
amenities.
Despite the region’s growth spurt, Hurricane remains a charming rural city with a small town feel that residents treasure 
and incredible natural resources that are frequently utilized. It’s the goal of this General Plan to ensure that new 
development preserves or enhances the attributes of Hurricane that residents hold dear.
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WHAT IS A GENERAL PLAN?
A general plan is the primary planning document for the community. It will serve as a long-term, strategic plan 
with a guiding vision built by the community and strategies to support that vision. Once adopted, a general 
plan will shape decisions related to new development, redevelopment, City programs, and services; focusing 
on enhancing the City’s values and high quality of life.

W H Y  D O E S  I T  M A T T E R  T O 
R E S I D E N T S ?
The plan will identify community character elements 
and locations for future housing, parks, trails, 
community facilities, and more.
W H Y  D O E S  I T  M A T T E R  T O  B U S I N E S S 
A N D  P R O P E R T Y  O W N E R S ?
The plan will include land use recommendations and 
development policies.
W H Y  D O E S  I T  M A T T E R  T O  C I T Y 
L E A D E R S ?
The plan will provide direction on the topics of 
development, policies, programs, and services 
provided by the City.
W H Y  D O E S  I T  M A T T E R  T O  D E C I S I O N -
M A K E R S ?
The plan will give guidance on budget, timing for 
capital improvements, and review of development 
proposals

W H Y  U P D A T E  T H E  P L A N ?
Planning theory, particularly for fast growing 
communities like Hurricane, has advanced since the 
last General Plan was adopted. Because Hurricane 
has changed and continues to change, it is critical to 
identify the attributes and character of the City that 
residents and businesses value most.

This new General Plan will provide the vision and 
the tools to anticipate and guide change in ways 
that preserve the character of Hurricane, and to 
ensure quality development, effective multi-modal 
transportation, and economic development, while 
protecting the community’s heritage and sensitive 
landscapes.

Development of a general plan is required by Utah 
State Statutes in Section 10-9a-403 of the Utah Code 
and Section 10-2-2 of Hurricane’s City Code.

PLAN PURPOSE
The General Plan is designed to be used for five primary purposes:

1. To articulate the City’s values and vision for a desired future; 

2. To identify initiatives that can be undertaken to advance Hurricane’s goals and objectives; 

3. As a guide for City initiatives pertaining to the physical development of the City, including but not limited 
to the following: 

a. Priorities and areas of focus for small area and topical plans for Hurricane 

b. Direction for changes to the Zoning and other sections of the City Code 

c. Consideration in the development of the capital improvement priorities for the City 

d. Guidance for grant applications and community partnerships 

4. As a basis for reviewing land use applications for consistency with the overall land use vision in conjunction 
with the Hurricane Zoning Code and any applicable topical or sub-area plans of the City; and/or 

5. To monitor progress on Plan objectives and adapt, where necessary, to ensure continuing progress toward 
Hurricane’s goals and objectives.
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PLAN STRUCTURE 
This document is divided into eight chapters and 
is designed to cover six themes: Our Land Use, Our 
Heritage and Culture, Our Housing, Our Economy, Our 
Open Space and Trails, and Our Natural Resources. 
These themes were carried throughout the plan 
development and public engagement process as key 
areas of focus and concern for community members. 
Each theme has a correlating chapter which includes 
existing conditions, a vision for the future, and 
goals and policies to achieve that vision. Following 
these chapters is an implementation chapter that 
breaks down specific actions the City plans to take 
to achieve the community-built vision statements in 
this document and preserve and enhance the high-
quality lifestyle Hurricane residents cherish. 
C H A P T E R  1
Provides an orientation to the purpose, structure, 
and foundations of this Plan. 

C H A P T E R S  2 - 7
Chapters 2 through 7 provide much of the plan detail, 
each of these chapters highlights a different theme 
and covers existing conditions, the community’s 
vision for the future, and specific goals, policies, 
and strategies that relate to that theme. Essentially, 
where we are and where we want to go. 
C H A P T E R  8
If Chapters 2 through 7 call out where we are and 
where we want to go, Chapter 8 is how we get there. 
Chapter 8 details the City’s Future Land Use Plan and 
takes the strategies from 2 through 7 and complies 
them into manageable actions the city can use the 
next ten-or-so years to achieve their goals. 

This chapter is intended to be updated often as the 
City accomplishes goals or changes direction.

5
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PLAN PROCESS
The Have Your Say Hurricane process was focused on community outreach to ensure a plan reflective of 
Hurricane’s values and desires. The following describes the four-phase process that was used to develop 
this plan.

Phase 1
A Solid Foundation

Phase 2
Our Shared Vision

Phase 3
Opportunities & Choices

Phase 4
Plan Development

February - May 2020 July 2020 July - September 2020 September - December 2020

P H A S E  1 
Phase 1 began by listening and learning about what 
works in Hurricane, what sets Hurricane apart within 
the southern Utah region, and how the final plan 
will be used to ensure the Plan update is a success. 
In this phase, we developed an Existing Conditions 
document that served as the basis for “where we are”.
P H A S E  2 
Phase 2 was used to illustrate the community’s 
vision by graphically representing what we have 
heard from the public and community stakeholders. 
These shared community vision statements serve as 
a framework for this plan, providing statements of 
commonly shared goals for the future of Hurricane.

P H A S E  3 
Phase 3 translated the vision into reality by 
identifying opportunities that reflect Hurricane’s 
goals for the future and meet the vision. The public 
reviewed community choices and big opportunities 
to determine what the City should prioritize over the 
next decade. 
P H A S E  4 
Phase 4 is the bridge between opportunity and 
implementation, during which the actions and 
strategies to employ in this plan were evaluated. 
The data analysis, goals, and vision identified to this 
point, were pulled together to create a strategic, 
innovative, and streamlined General Plan document.
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Currently, Hurricane has a lot of undeveloped land. Most of this 
land is zoned for Agricultural Residential, even though that may 
not be the desired use of the land. 
Thinking ahead about land use now and understanding Hurricane’s 
existing land use patterns helps determine what types of development 
the City is lacking and where these developments will be most 
appropriate in the future. Creating a healthy balance of land uses 
ensures economic stability by creating jobs and sales tax; builds 
higher quality of life by giving residents safe access to recreation, 
services, education, and jobs; and helps preserve natural resources 
by determining where density belongs while minimizing the chance of 
development spreading into the natural landscape. 
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H O W  I S  O U R  L A N D  U S E D ?
As of 2020, roughly 70% of Hurricane is undeveloped. 
About 30% of the land is left undeveloped due to the 
area’s natural landscape, which includes steep slopes 
and floodplains. Nearly all of the undeveloped land in 
Hurricane, developable or not, is zoned “Residential 
Agricultural one acre”. In fact, over half of the city is 
zoned Residential Agricultural one acre or Residential 
Agriculture 0.5 acre. Residential Agricultural, Single 
Family Residential, and Multifamily Residential make 
up 86% of the zoned land in the City, leaving just 14% 
for commercial, industrial, and other uses.  

The zoning and actual use of the land in Hurricane 
are two different stories. With the exclusion of 
undeveloped land, undevelopable land, and water 
(70% of the City’s land in total), the most promi-
nent remaining land uses are Single Family Hous-
ing and Agricultural Residential. 

J O B S / H O U S I N G
Comparing employment numbers with household 
data indicates whether a community is a net importer 
or exporter of employment. A ratio above 1.0 suggests 
that a community is a net importer while a ratio below 
1.0 indicates that residents tend to work outside 
of the area due to a lack of local job opportunities, 
both in numbers and quality. Increasing this ratio 
in the future will indicate growing success as an 
employment center, leading to increased local tax 
revenues.

According to 2018 Census data, the number of  
primary jobs available within the City of Hurricane 
is about 5,719. The City has an estimated 5,765 
households, resulting in a jobs to housing ratio of 
0.99 jobs per household. This is slightly higher than 
the 2010 ratio of 0.85 jobs per household, indicating 
an increase in employment opportunities, closer to 
roughly one job available per household. With roughly 
6,500 Hurricane residents currently employed (half 
of the working age population), there may be a need 
for more living wage jobs within the City. 

OUR LAND USE IN 2020

H U R R I C A N E  L A N D  U S E  B R E A K D O W N
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EXISTING LAND USE
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CURRENT LAND USE
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DISTANCE TO COMMERCIAL CENTERS
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A key metric when evaluating the land use of a 
community is understanding what amenities residents 
have reasonable access. For example, what percentage 
of residents can access schools, jobs, and recreation 
without a personal vehicle?

As shown on the map to the left, there are a few 
neighborhoods within the City that cannot walk a 
half-mile and be at a City-owned park facility. Because 
parks and open space are such a highly valued amenity 
to Hurricane residents, this may indicate a need for 
more parks, or a more connected trail system. This is 
true for residential access to schools and commercial 
centers as well. This distance has been expanded 
to a half mile walking distance. Planning for shorter 
walking distances from neighborhoods to schools and 
commercial centers is crucial in ensuring residents 
of all ages and abilities can navigate life in Hurricane 
without having to drive a personal vehicle. Additionally, 
planning key amenities and infrastructure near 
households can benefit residents by minimizing their 
transportation time and costs. Typically, a household’s second largest expense is transportation; Hurricane is 
no exception to this statistic. According to the Center for Neighborhood Technology, the average household 
in Hurricane spends 26% of their monthly income on housing and 28% on transportation with an average of 
$14,417 in annual transportation costs..

H O U S E H O L D S  D I S T A N C E  T O …

Hurricane has a lot of undeveloped land. Most of 
this land is zoned for Agricultural Residential, even 
though that may not be the desired use of the land. 

Thinking ahead about land use now and 
understanding Hurricane’s existing land use patterns 
helps determine what types of development the City 
is lacking and where these developments will be 
most appropriate in the future. Creating a healthy 

balance of land uses ensures economic stability by 
creating jobs and sales tax; builds higher quality 
of life by giving residents safe access to recreation, 
services, education, and jobs; and helps preserve 
natural resources by determining where density 
belongs while minimizing the chance of development 
spreading into the natural landscape. 

W H Y  D O E S  I T  M A T T E R ?
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OUR LAND USE VISION
In 2030, Hurricane is forward-thinking with land 
use decisions, prioritizing transitional growth 
and access to amenities in local neighborhoods. 
Each new development adds to the quality of life 
of existing and future Hurricane residents with 
the necessary infrastructure, appropriately-
sized buildings and lots, and consideration of 
local and regional trail systems. The balanced 
land use plan reinforces the City’s economic 
stability, helps foster a vibrant downtown, and 
preserves key natural open space areas.

T H I S  M E A N S :
 » Preserving open space

 » Creating “complete neighborhoods” with 
necessary amenities nearby

 » Expanding options for property owners

 » Planning for appropriate infrastructure

 » Ensuring local land regional trail connection

 » Planning new development with 
consideration of existing surrounding land 
uses
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GOALS, POLICIES, AND STRATEGIES

LAND USE GOAL 1: MANAGE GROWTH
The population of Hurricane has been steadily growing alongside the rest of Washington County, and it is 
anticipated that the growth trend will continue for the foreseeable future for a projected 2030 population of 
27,927 according to Mountainland Association of Governments. The increasing population creates an increased 
demand for public services, utilities, roads, schools, shopping, recreation facilities, and other goods and 
services. It is vital that growth be managed in a way that allows the City to provide needed services effectively 
and efficiently and within the limits of available resources. The Hurricane Future Land Use Map identifies areas 
within the City where new development is anticipated, and generally describes the land uses and levels of 
development that would be appropriate for each area.

P O L I C I E S
1.1. New development should be planned and designed to use the land area efficiently; allow for efficient 

delivery of utilities and services; avoid natural hazards; protect open spaces and natural features; and 
respect the historic context and character of the City.

1.2. New development should occur at intensities and in locations that can be reasonably served by existing 
City services and facilities to minimize the financial burden on existing residents. The costs of new 
development should be borne primarily by the developers.

1.3. New development should be compatible with existing surrounding land uses.

1.4. The City supports expansion and infill development in appropriate locations to utilize existing 
infrastructure and services efficiently.

1.5. The City encourages the development of complete neighborhoods with necessary amenities to 
emphasize a sense of community.

1.6. The City supports small scale, convenient neighborhood stores and services throughout the City to 
reduce the need for cross-town traffic.

1.7. Impact to existing or proposed residential should be considered in all development proposals, sites 
should be configured to mitigate impacts to adjacent existing residential and higher intensity uses 
should be buffered.

The goals and policies in this section support and 
advance the vision for our land use and is supported 
by the existing conditions in this chapter. The policies 
in this section should be used for policy guidance  and 
assist in decision making. The strategies are specific 
steps the City can take to achieve each goal. This 

section should be used alongside the final chapter in  
this document, Implementation. The Implementation 
Chapter combines the land use strategies with 
strategies from other chapters and groups them 
together to ensure the most efficient use of City 
resources. 
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S T R A T E G I E S
1.1. Consider amending the City code to require that all new developments larger than 20 acres be master 

planned to protect natural features and farmlands; provide open space; and utilize efficient development 
patterns.

1.2. For land development projects located within or near identified geologic or soils hazards, a geologist, soil 
scientist, or civil engineer will identify, delineate, and evaluate those hazards as they affect the project 
area. The City should review and update the Sensitive Lands and Hillside Development requirements 
to help preserve natural areas.

1.3. Update the capital facilities plans as needed to provide guidance in construction of public facilities.

1.4. Review and adjust, as necessary, fees to assure that new development pays the total cost of the 
expansion of public utilities and services to support the development.

1.5. Establish concurrency standards to require or secure the installation of required infrastructure as a 
condition of approving rezoning applications.

1.6. Evaluate areas within the City where development impact fees or the creation of service areas could 
finance needed infrastructure.

1.7. Pursue the addition and/or expansion of a public transportation system.

1.8. Regularly coordinate with public agencies regarding the provision of roads and utilities on public lands 
anticipated to be developed.

1.9. Ensure that development is coordinated to maintain the character of current land uses and is 
economically viable as part of the General Plan. 
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Hurricane City is a growing community with a large retiree 
population, a wide range of outdoor enthusiasts, agricultural 
roots, and a love for their surrounding natural open space. 
Understanding the history and character of Hurricane helps to prioritize 
what matters most to residents. As a retired population is moving in 
seeking warm weather, scenic views, and outdoor activities, some 
long-time residents may be preparing to redevelop their agricultural 
land. 

As opportunities are further identified and developed with the 
community, it will be important to discuss how to pursue changes 
while promoting healthy growth patterns that mitigate pressures 
on our community. Additionally, that the changes are conducive to 
strengthening Hurricane’s economy, qualiy of life, and infrastructure.
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Hurricane City is well known for its rich history and 
vibrant culture. Throughout history, the various 
groups that have called this place home have left 
their mark; from pictographs and petroglyphs to well-
preserved canals and historic buildings. Historical 
assets in the region even include dinosaur tracks, 
just a couple miles south of the City border.  

People have lived in Hurricane for several thousand 
years, leaving behind beautiful petroglyphs and 
house outlines. The Paiutes called this area home 
until the arrival of Euro-American settlers in the mid-
1800s. 

Today, historic buildings and homes from as early 
as 1906 can be seen in Hurricane’s Historic District 
which is on the National Register of Historic Places. 
The buildings are functioning and in-tact examples of  

residential and commercial buildings from several 
different periods of the community’s early history. 
These buildings contribute to the unique character of 
Hurricane and are highly valued by residents.

Although Hurricane’s character is reflective of its 
agricultural roots, the region’s economic base has 
expanded with a strong industrial presence and the 
city’s culture and character have transformed. 

In addition to Hurricane’s industrial presence, 
the region is supported by tourism and two large 
universities; Dixie State College in St. George and 
Southern Utah University in Cedar City. Hurricane 
has grown and transformed with the region and many 
cultural and historical assets have been preserved for 
future generations to enjoy. 

OUR HERITAGE AND CULTURE IN 2020
H I S T O R I C  A S S E T S

Little Black Mountain Hieroglyphs  
Source: Back O’ Beyond

Warner Valley Dinosaur Tracks  
Source: Hike St. George
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C H A R A C T E R  –  W H O  A R E  W E ?
Although much of Hurricane’s history is tied to the 
surrounding region, in 2020 it stands on its own as a City 
with an estimated 17,212 residents, two state parks, a 
growing downtown, and engaging year-round events. 

Over the last two decades, Hurricane’s population has 
grown significantly. Unlike most of the state, much of this 
population increase comes from net migration, meaning 
more people are moving to Hurricane than are being 
born there. Compared to counties with similar growth 
rates, Washington County has a significantly older group 
of people moving in, with the most common age group 
ranging from 60-75 years old in Washington County 
compared to 15-30 years old in many others. This plays a 
factor in bringing Hurricane’s median age to 39.2 compared 
to the states 30.7. 

Although Hurricane’s population may be more mature 
than some places in Utah, the City is full of active 
residents and adventurous events. With year-round 
sunshine and warm weather, Hurricane can host many 
outdoor events that attract people from all corners 
of the state. Some of the most popular events include 
Peach Days, a Mountain Biking Festival, Concerts in the 
Park, a 4th of July Celebration, the Back2School Party, 
Movies in the Park and Pool, the Christmas Tree Festival, 
and multiple races such as the Hurricane Half Marathon 
and 5K, Neon Night Run, Hurricane Triathlon, and the 
Dam2Dam 10-Miler.

Sailing at Sand Hollow Source: Hurricane City
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W H Y  D O E S  T H I S  M A T T E R ?
Understanding the history and character of Hurricane helps to prioritize what matters most to residents. 
Hurricane City is a growing community with a large retiree population, a wide range of outdoor enthusiasts, 
agricultural roots, and a love for their surrounding natural open space. As a retired population is moving in 
seeking warm weather, scenic views, and outdoor activities, some long-time residents may be preparing to 
redevelop their agricultural land. Balancing differing views on land use and character will be a key task of the 
General Plan. 

As opportunities are further identified and developed with the community, it will be important to discuss 
how to pursue changes while promoting healthy growth patterns that mitigate pressures on our community 
(on housing prices, existing infrastructure, and future resources needs). Additionally, that the changes are 
conducive to strengthening Hurricane systems (government services, businesses, community organizations, 
and natural and built environments).

N E I G H B O R H O O D S / A R E A S 

Hurricane is directly off Interstate-15 with State Route 
9, or State Street, running through the City. Most of 
the high intensity uses such as industrial, commercial, 
and mid to high density residential is concentrated 
along this main route. However, State Route 7 is 
currently under construction, bringing a new north/
south route that opens up swaths of undeveloped 
area. While some areas along these corridors consist 
of steep slopes and floodplains, others could soon be 
used to expand developed areas. 

The heart of the City is the old downtown, along State 
Street. Downtown is home to Hurricane City Leisure 
and Recreation, Hurricane Valley Heritage Park 
Museum, Pioneer Park, Pioneer Corner Museum, the 
Hurricane Library, Hurricane High School, and several 
local restaurants, shops, and tourist amenities. Many 
of Hurricane’s events occur downtown and the area 
is rich with the City’s historic agricultural character. 
Throughout public outreach, downtown was often 
brought up as a place the community loves, and a place 
the community sees as an area full of opportunity.

As you move south from downtown, much of the land 
is used as agricultural residential, with large lots and 
some small livestock, or traditional agriculture with 

fields and large livestock. These areas are commonly 
known as South Fields and Bench Lake. 

Hurricane is home to two major State Parks that 
attracts visitors from all over the western United States, 
Sand Hollow and Quail Creek. These two State Parks 
attract boaters, hikers, ATV riders, and many others 
year-round. These beautiful lake-centered parks are 
just a couple of examples of the natural beauty and 
adventurous spirit that Hurricane embodies.  In the 
vicinity of Sand Hollow State Park are the Dixie Springs 
and Sand Hollow Resort, where large neighborhoods 
and recreation development provide ready access to 
the Park far from downtown. 

Other areas of interest include the Purgatory area 
with the County Legacy Park which includes a horse 
racing facility and county fairgrounds, state agency 
buildings, the county jail, and two industrial parks 
are located. Another exciting neighborhood area is 
around Grandpa’s Park, a public fishing pond, where 
residents have easy access to shopping and the state 
roads. 
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OUR HERITAGE AND CULTURE VISION

“In 2030, Hurricane values and celebrates its 
agricultural heritage and works to preserve 
the character, open space, and scenic 
qualities that residents treasure. Known as 
an adventurous, active, and family-friendly 
city, Hurricane has year-round events for 
all ages and strives to create a culture  
of inclusion. Hurricane’s vibrant downtown is 
a prime example of our heritage and culture, 
representative of where we’ve been and where 
we’re headed with beautifully repurposed 
historic buildings and modern amenities such 
as walkable streets.”

T H I S  M E A N S :
 » Preserving agriculture

 » Incorporating heritage-based design 
elements in public places

 » Creating a vibrant downtown

 » Facilitating inclusive events

 » Preserving open space
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GOALS, POLICIES, AND STRATEGIES
The goals and policies in this section support and 
advance the vision for our heritage and culture and is 
supported by the existing conditions in this chapter. 
The policies in this section should be used for policy 
guidance  and assist in decision making. The strategies 
are specific steps the City can take to achieve each 

goal. This section should be used alongside the 
final chapter in  this document, Implementation. 
The Implementation Chapter combines the land use 
strategies with strategies from other chapters and 
groups them together to ensure the most efficient use 
of City resources. 

HERITAGE AND CULTURE GOAL 1: PRESERVE 
HURRICANE’S AGRICULTURAL HERITAGE 
Much of the land area of Hurricane is in open space and agricultural uses. These open areas provide a distinct 
sense of place and historical context that residents value. As Hurricane grows, some of these open areas will be 
put to different uses, while others will remain open or in agricultural uses indefinitely. The following policies 
and strategies are designed to protect the City’s historical and agricultural character, while allowing for well-
managed growth. 

P O L I C I E S
1.1. Hurricane encourages the preservation of farms and open pastures that recall the agricultural heritage 

of Hurricane and help provide a sustainable local food source.

1.2. The City encourages development within close proximity to existing services.

1.3. The City supports flexibility and some diversity in land uses in agricultural areas to promote continuing 
agricultural operations’ economic viability. Uses such as produce stands, truck farms, event venues, 
agritourism, seasonal activities, and worker housing may be appropriate in some agricultural areas to 
supplement farmers’ incomes.

1.4. The City supports conversion to higher value crops to keep lands in agricultural production.

1.5. The City will work with landowners to provide regulatory agricultural protections where desired and 
feasible.

1.6. The City will continue to facilitate low cost water and power to agricultural operations.

S T R A T E G I E S
1.1. Develop regulatory criteria for reviewing and acting on applications for rezoning land from agricultural 

to other land uses.

1.2. Identify land uses that may be compatible with, and support, continued agricultural operations, and 
include them in the City Code land use tables.

1.3. Identify properties that could qualify for Green Belt Preservation and work with property owners to 
achieve that status.

1.4. Review City codes to identify barriers to continued agricultural production in the City

1.5. Consider long-term protection of farmlands and open spaces through acquisition, bonding, conservation 
easements, tax districts, impact fees, etc.

1.6. Encourage the use of and support applications for agricultural protection overlay zones.

1.7. Work with property owners in key agricultural areas, as shown on the General Plan Map, to adopt 
agriculture zoning to preserve current agricultural land uses.

1.8. Assist in the organization of an agricultural preservation committee.

26

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 30 of 108 
Docket No. 23-035-48 



HERITAGE AND CULTURE GOAL 2: MAINTAIN HURRICANE’S 
STRONG SENSE OF PLACE, QUALITY OF LIFE, AND UNIQUE 
CHARACTER 
Hurricane’s setting, history, and built and natural environments make the City unique and creates a sense 
of place that residents and visitors value.  Key components that contribute to Hurricane’s sense of place and 
quality of life include its spectacular geographic setting; open spaces including natural open lands and farm 
fields and orchards; its historic buildings and places; proximity and access to a variety of recreational activities; 
and its friendly small-town feel. The following policies and strategies are designed to support Hurricane’s 
character and quality of life.

P O L I C I E S
2.1. Hurricane supports the preservation, restoration, renovation, 

and adaptive re-use of historic buildings.

2.2. Hurricane’s history and historic buildings should be accessible 
to the general public, through such means as historical 
markers, scenic tours, authentic re-creations, and enactments.

2.3. New development should be planned and designed to 
enhance the qualities and character that Hurricane residents 
and visitors value.

2.4. Hurricane will continue to support and encourage local 
events and celebrations that bring the community together 
and draw visitors, such as Peach Days, the Easter Car Show, 
the Mountain Bike Festival, equine events at the City’s equine 
park, and other events.

S T R A T E G I E S
2.1. Review and revise as necessary the City’s codes to incorporate 

development design standards to protect scenic resources, 
historic structures and places, sensitive areas and open spaces.

2.2. Consider adopting design regulations    (such as a form based 
code) in critical areas of the City and along key corridors 
such as SR-9 and SR-7 to ensure that new development in 
Hurricane’s Historical core  is compatible with the City’s 
historical character.

2.3. Upgrade the Hurricane Historical Museum.

2.4. Develop a “self-guided history tour” highlighting Hurricane’s 
historic landmarks.

2.5. Support and assist the City’s new Farmer’s Market to ensure 
its success.

2.6. As part of local development strategy, develop local trails, 
maps, and guides to promote Hurricane’s adventurous 
atmosphere.

W H A T  I S  F O R M - B A S E D 
C O D E ?

A form-based code offers 
a powerful alternative 
to conventional zoning 
regulation. Instead of 
regulating uses in a 
development (i.e. retail, 
restaurant, office), a form-
based code specifies how the 
development should look. 
Form-based codes focus 
heavily on the relationship 
between buildings and the 
public realm (i.e. sidewalk, 
parkstrips), the look and size 
of buildings in relation to 
one another, and the scale 
and types of streets and 
blocks. 
The end result is predictable 
development styles, well-
planned sidewalks, beautiful 
public spaces, and a specific 
and consistent character.

27

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 31 of 108 
Docket No. 23-035-48 



HERITAGE AND CULTURE GOAL 3: PROTECT AND 
REVITALIZE DOWNTOWN HURRICANE
In its historical center, downtown Hurricane is both an iconic rural Utah town that gives Hurricane its unique 
character and is an economic engine for the City of Hurricane, drawing visitors from all over.

P O L I C I E S
3.1. Hurricane will strive to preserve the small town feel and rural character of its historic Downtown area.

3.2. Hurricane supports infill development and redevelopment in the Downtown.

3.3. New development and redevelopment in the Downtown should be planned and designed to be 
compatible with the character of the historic period architecture and should be landscaped to enhance 
the pedestrian experience and overall look of the area.

3.4. Downtown Hurricane is intended to function as a mixed use village with effective pedestrian and bicycle 
connectivity to the surrounding neighborhoods.

3.5. Hurricane supports the development of unique shops, restaurants, professional offices, financial 
institutions in the Downtown, and supports additional residential options, including lofts, apartments, 
and townhouses.

3.6. The City encourages and sponsors occasional promotional activities (e.g. farmer’s market, Peach Days) 
to bring people downtown.

3.7. The City encourages interim uses of vacant lots and buildings Downtown (i.e. holiday markets) to draw 
people to the area.

S T R A T E G I E S
3.1. Develop a Downtown/historic main street master plan and accompanying zoning or overlay development 

standards to address:

a. Mixed Uses;

b. Design Standards;

c. Infill Standards;

d. Building Facades;

e. Public Realm Enhancements;

f. Gathering Places

3.2. Explore the redevelopment of the community center area as a catalyst project to revitalize the downtown 
area. Conduct a fiscal impact study to understand the amount of tax revenue, jobs, and other benefits 
such a project could provide while considering the cost of service.

3.3. Beautify Downtown’s public spaces by enhancing landscaping, updating public furnishings, and 
establishing a façade improvement program to incentivize business owners to update their storefronts.

3.4. Explore funding grants such as CDBG Block Grants to accomplish downtown vibrancy goals.

3.5. Develop a Downtown community arts program and district to display public art.

3.6. Create a Parking Plan for the Downtown area.

3.7. Review City codes to identify possible regulatory barriers to Downtown development and identify 
possible incentives to support the types of development that the City supports. Options could include:

a. Consider a Downtown District form-based code

b. Evaluate parking requirements

c. Waive or reduce local development fees

d. Review project permitting processes for redundancies/inefficiencies

e. Consider a grant program to help local businesses update facades on buildings or provide for 
additional updates.

28

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 32 of 108 
Docket No. 23-035-48 



Hurricane Community Center Reimagined

Hurricane 100 West Street Reimagined29
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As Hurricane continues to develop homes, the City has oppor-
tunity to design and implement policies conducive to diverse 
housing options for families of difference sizes, age groups, 
and income levels. 
Hurricane has a large proportion of elderly residents and young 
families with children. As a result, many households receive earnings 
from Social Security and/or retirement income. In many cases, Social 
Security income and retirement income are lower than the cost of 
living in most areas. This could be contributing to the high percentage 
of cost-burdened households. Planning for this group means ensuring 
the City has enough housing options that are not only affordable but 
also suited to age in place.

Hurricane’s relatively new housing stock is an attractive factor for 
home buyers looking for modern, quality housing. However, the 
rising cost of housing is leaving 48% of local households without an 
opportunity to own a house.  

Additionally, given the increasing popularity of second homes, the City 
has an opportunity to build mechanisms to safeguard the availability 
and attainability of rental options also for families of difference sizes, 
age groups, and income levels. 
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Hurricane has an occupancy rate of over 86%, which 
is slightly lower than the state and national average 
but higher than Washington County overall. Of all 
occupied housing units, roughly 70% are owner-
occupied which is also higher than the county 
average, but lower than the state average. The overall 
high owner-occupied rate indicate a strong desire of 
residents to stay in Hurricane long-term and a low 
community turn-over. 

A large portion of the 13% of vacant homes (roughly 
70%) is classified as “seasonal, recreational, or 
occasional” occupancy. Overall, this makes up about 
10% of the housing stock, indicating a strong and 
growing presence of second homeowners. There are 
roughly 250 short term or vacation rentals in Hurricane 
City listed on VRBO and Airbnb that may be included 
in this second home category. Though Hurricane’s 
share only makes up about 8% of Washington 
County’s vacation rentals and second homes, the 
City will need to pay close attention to this number. 
As homes are purchased by investors or as second 
homeowners convert their property to short-term 
rentals for additional income, the market can tighten 
and become more expensive for local residents who 
may struggle to find acceptable housing options. 

The average persons per household in Hurricane 
is 2.72 and the average persons per family is 3.19. 
Families comprise nearly three-quarters of the 
households in Hurricane and nearly a third have 
children in their home. Hurricane also has a large 
retirement population, and over half of Hurricane 
household have an occupant that is 60 years old 
or older. The high proportion of households with 
children or elderly residents illustrates a trend 
towards multi-generational housing and potentially a 
lack of housing options for senior residents. 

Hurricane City is located in Washington County which 
is considered one of the fastest-growing counties in 
the United States. As people move to Hurricane and 
Washington County from all over the country for the 
region’s warm climate, abundance of recreational 
opportunities, and beautiful natural landscape, 
the City has seen a significant growth in home 
construction. From 1990-2009, over 4,000 homes 
were constructed in the City. Roughly 800 homes 
have been constructed since 2010, with plans for 
more. Today, those 4,000 homes built between 1990 
and 2009 make up roughly two thirds of Hurricane’s 
housing stock. 

Hurricane has roughly 5,765 households. According 
to the 2018 Census, of those 5,765 households, 

approximately 75% are single-family homes, 11% are 
manufactured/mobile homes, 9% are classified as 
townhomes, and about 5% are apartments. Because 
manufactured/mobile homes tend to be rented or 
sold at lower price points than other housing options, 
the high percentage of manufactured/mobile home 
parks appears to be serving lower-income residents, 
park and visitor service workers, and elderly 
residents. Hurricane also has a large proportion of 
three-bedroom and two-bedroom homes; three-
bedroom homes comprise about 50% of the housing 
stock and two-bedroom homes another 18%. Two 
and three-bedroom homes are typically inhabited by 
families, especially families with multiple children.  

OUR HOUSING IN 2020
H O U S I N G  S T O C K

H O U S E H O L D  D E M O G R A P H I C S

Source: Hurricane City 
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In 2018, the median household income in Hurricane 
was $52,023, representing a 7% growth from 2016’s 
48,500. Of 2018’s total 5,765 households, 16% make 
between $75,000 and $100,000 annually and an 
additional 10% make between $60,000 and $75,000 
annually. However, according to 2018 Census 
Data, Hurricane has a large retirement and senior 
population, as shown by 43% of households receiving 
Social Security and 28% receiving retirement income. 
Another 7.7% of households receive Supplemental 
Nutrition Assistance Program “SNAP” (formerly Food 
Stamps) income and 3.1% receive Supplemental 
Security Income (SSI). 

An important indicator of economic hardship is 
whether housing is affordable to the residents. 
Generally, residents should be spending 15-30% 
of their income on housing for it to be considered 
“affordable”. If residents spend less than 15% of their 
income on housing, housing is considered “highly 
affordable” and if residents spend more than 30% 
of their income on housing, households are cost-
burdened and housing is considered “unaffordable”. 
In 2018, the median property value in Hurricane grew 
to $214,700 from 2016’s value of $181,200, an 18.5% 
increase. The median rental rate and median monthly 
mortgage rates also rose to $1,019 and $1,228 
respectively, but the average household income only 

increased by 7% from the previous year. As a result, 
30% of home owners and 33% of renters are spending 
more than 30% of their income on rent. Housing is 
therefore, unaffordable to nearly a third of home 
owners and over a third of renters. 

H O U S E H O L D  I N C O M E

H O U S I N G  A F F O R D A B I L I T Y

Housing affordability analysis is used to compare the existing available housing with average wages in an area 
and then assess if there are home options available for all income categories. Closely following the guidelines 
above, US Department of Housing and Urban Development (HUD) guidelines suggest that no more than 30% 
of a household’s income should be spent on housing costs (rent, mortgage payment, insurance, property taxes 
and utilities). 

Moderate income housing is defined by the state as “housing occupied or reserved for occupancy by households 
with a gross household income equal to or less than 80% of the  median gross income (MGI) for households of 
the same size in the county in which the city is located.” For Hurricane City, that median gross income is $48,764. 
This value is used when determining the total number of housing units currently locally-serving Hurricane for 
various income levels. 
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Below is a chart showing maximum annual and monthly incomes for each income group, the maximum monthly 
rent or mortgage payment each group can reasonably afford, the rough number of households in each income 
group, and the rough number of properties in the City that are reasonably affordable to each income group.

The determination of housing affordability at the AMI income of $70,700 is calculated in this way:

 » $70,700 annual income / 12 months = $5,892 gross monthly income

 » $5,892 monthly income with 30 percent allocated for housing = $1,768 housing expense per month

 » $1,768 housing expense minus an assumed average $300 in non-mortgage or rental expenses (e.g. 
utilities, taxes, insurance) = $1,468

Therefore, a moderate-income family in Hurricane can afford a monthly rent or mortgage payment of 
approximately $1,468 per month. For property rental, this translates simply to a maximum rental payment of 
$1,468. The analysis of affordability of home ownership is a bit more complex. To calculate an affordable house 
purchase price for the same family of three, the following calculations would apply:

 » Expendable mortgage income (not including taxes and insurance) = $1,468/month.

 » Current average interest rate of 4.5% on a 30-year loan.

 » Assuming a 10% down payment.

At the assumed interest rate, this family could afford a $318,590 home with a 10% down payment leaving a 
mortgage of approximately $353,989. A local household would need an income of just over $51,250 to afford 
the median priced home that sold in the City in 2018, meaning roughly 30% of households in Hurricane cannot 
afford the median house price. Affordability will change if interest rates increase from their current historic 
lows, and homes will become less affordable unless area incomes (AMI) rise with the market.  

<30% AMI 30%-60% AMI 60%-80% AMI 80%-100% AMI >100% AMI

Max Annual  
Income

21,210 42,420 56,560 70,700 NA

Max Monthly Rent 230.25 760.5 1,114 1,467.5 NA

Max Attainable Home 
Price

$49,986.65 $165,102.48 $241,846.36 $318,590.25 NA

CLOSEST ESTIMATED AVAILABILITY

Households in AMI 
group*

537 

under 15K

1,209 

from 
15K-35K

1,024 

from 

35K-50K

1,118 

from  
50K –75K

1,877

Homes Available*
 165 

under $50K

 861 
from 
$50K-$150K

 802 

from 
$150K-$200K

 1,292  
from  
$200K - $300K

935

United States Census American Community Survey 2018
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With a median property value of $214,700, there are 
significant shortages in available housing stock for 
those making 80% of the average medium income 
or less, especially for households making below 
30% of AMI. Households below 30% AMI typically 
cannot afford to purchase a home and rely on rental 
options; therefore, it is essential to have sufficient 
rental options for low-income households. In the past 
3 years, over 984 new multi-family units have been 
approved and are in various stages of construction 
or occupation. Many of these units are planned to be 
renter-occupied. 

Below is a chart from the City’s recent Moderate 
Income Housing Report showing the gap between 

renter households and affordable rental units. There 
is an overall shortage of available units and the gap 
has grown since 2016, suggesting there is a greater 
need for affordable units. 

One way to ensure housing affordability is deed 
restriction; a mechanism for preserving the long-term 
affordability of housing units whose price was reduced 
to below-market levels through a government or 
philanthropic subsidy. There are currently 356 state 
and federal deed restricted housing units in the City, 
the City will need to provide opportunities for the 
development of additional units every year up to and 
including 2024. 

2020 Shortage Renter 
Households

Affordable 
Rental Units

Available  
Rental Units

Affordable 
Units Gap

Available   
Units Gap

≤ 80% HAMFI 875 1,465 805 590 -70

≤ 50% HAMFI 615 500 270 -115 -345

≤ 30% HAMFI 405 205 70 -200 -335

Source: Hurricane City Moderate Income Housing Report 2019
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EXISTING AND FUTURE HOUSING

´
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W H Y  D O E S  T H I S  M A T T E R ?
Hurricane has a large proportion of elderly residents and young families with children. As a result, many 
households receive earnings from Social Security and/or retirement income. In many cases, Social Security 
income and retirement income are lower than the cost of living in most areas. This could be contributing to 
the high percentage of cost-burdened households. Planning for this group means ensuring the City has enough 
housing options that are not only affordable but also suited to age in place.

Hurricane’s relatively new housing stock (with 2/3 of its homes constructed in the last 30 years) is an attractive 
factor for home buyers looking for modern, quality housing. However, the rising cost of housing is leaving 48% 
of local households without an opportunity to own a house. As Hurricane continues to develop homes, the 
City has opportunity to design and implement policies conducive to diverse housing options for families of 
difference sizes, age groups, and income levels. 

Additionally, given the increasing popularity of second homes, the City has an opportunity to build mechanisms 
to safeguard the availability and attainability of rental options also for families of difference sizes, age groups, 
and income levels. 
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OUR HOUSING VISION
In 2030, Hurricane is a city that addresses their 
diverse housing needs with a wide range of 
housing options. A balance of stable single-
family neighborhoods filled with full-time 
residents, retirement communities, affordable, 
well-designed multi-family developments, and 
residential agriculture provides options for 
families and individuals at all stages of life and 
allows residents to age-in-place.

T H I S  M E A N S :
 » Allowing a mix of housing options such as 

accessory dwelling units to meet housing 
affordability needs 

 » Providing high-quality senior housing options 
and smaller lots with less maintenance to 
allow residents to age-in-place

 » Preserving and investing in already 
established neighborhoods

 » Creating design standards for high-density 
housing

 » Managing short term/vacation rentals to 
mitigate potential impacts on the surrounding 
neighborhoods
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GOALS, POLICIES, AND STRATEGIES
The goals and policies in this section support and 
advance the vision for our housing and is supported 
by the existing conditions in this chapter. The policies 
in this section should be used for policy guidance  and 
assist in decision making. The strategies are specific 
steps the City can take to achieve each goal. This 
section should be used alongside the final chapter in  
this document, Implementation. The Implementation 
Chapter combines the land use strategies with 
strategies from other chapters and groups them 
together to ensure the most efficient use of City 
resources. 

Many of the goals, policies, and strategies in this 
chapter are based on the City’s Moderate-Income 
Housing Plan which was adopted in November of 2019 
and the City’s Transportation Master Plan which was 
adopted in  December of 2019

Low to moderate income families are being priced 
out of the single family housing market based on an 
average sales price of $295,600 and an affordable 
monthly payment of $1291 including utilities. Allowing 
accessory dwelling units and the development of 
more small lot and multifamily housing are a couple 
methods the City expects to continue to facilitate 

moderate to low income housing. Due to the large 
number of units already approved, 2021 will help the 
City examine the effect of these additional housing 
options on access to housing.

Housing stock and housing affordability can not 
be considered without looking at transportation. 
Hurricane, along with many communities in Wasatch 
County, is experiencing a rapidly increasing population 
and constantly rising annual visitation numbers to 
surrounding State and National Parks. These two 
factors combined pose challenges to the City and 
region’s transportation systems. 

As Hurricane’s population continues to rise, it will 
become increasingly more important to consider 
how new housing developments are connected to 
recreation, education, employment opportunities, 
and necessary amenities. 
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HOUSING GOAL 1: PROVIDE CHOICE IN HOUSING OPTIONS
Over the past several years, annual population growth in Hurricane has been between 5.5% and 6.5%, with 
both “for sale” and rental prices having notably increased.  The City desires to provide housing opportunities 
for a range of incomes and family sizes. Historically, most residential development in Hurricane has been for 
owner-occupied single family homes, and the large-lot rural residential development patterns in some areas of 
the City support the agricultural history and character of the area.

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.

In 2018, the City adopted the Hurricane Moderate Income Housing Plan. The Plan provides information on 
housing costs in Hurricane, local incomes, and the attainability of housing for City residents. The Plan also sets 
policies and identifies strategies to broaden housing availability. The 2019 Plan states:

“While the City cannot control the housing market, it can take steps to ensure housing options 
continue to be available for all residents of all income ranges and ages.  These include locating 
appropriate land use designations for multi-family housing, manufactured home communities, and 
townhome development. Ensuring these land use designations are located in areas convenient to 
shopping, transportation, and jobs will help families keep transportation costs lower. The City will 
be starting an amendment of the entire General Plan in 2020 and will ensure consideration is given 
to these factors when finalizing the updated plan.”  
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P O L I C I E S
1.1. The City encourages the preservation of areas suitable for a rural lifestyle consistent with the City’s 

agricultural heritage.

1.2. The City supports the preservation and protection of stable existing residential neighborhoods.

1.3. The City encourages the development of affordable and proportionally priced and sized homes to meet 
all community residents and workers’ needs.

1.4. The City encourages innovative approaches to provide affordable housing and will partner with 
developers to develop affordable housing implementation strategies.  The city will consider available 
economic development tools and statewide resources to encourage development of affordable housing.

1.5. Medium and high density residential developments should be planned near support facilities such as 
collector and arterial roads, schools, shopping, and employment centers.

1.6. Medium and high density residential developments should be planned and designed to minimize 
impacts to nearby existing developments, while providing high-quality, attractive housing options.

1.7. Planning for the proposed St. George to Zion bus system should include housing options near projected 
stops along the route. These stops may be located in areas already built up with older housing stock 
that can be utilized by lower income households.

1.8. The City encourages well planned and managed manufactured homes as a way to provide affordable 
single family housing.

1.9. The City supports the development of senior living facilities that can accommodate different levels of 
care.

1.10. Housing developments should not be placed in close proximity to heavy industrial land uses where 
possible.

1.11. Mixed housing developments should be configured in a manner that preserves open space where 
possible.

1.12.  The City encourages implementation of inclusive design standards that allow residents to comfortably 
age-in-place.

1.13. Housing developments should include a mix of housing types and densities to support households 
from a wide range of incomes. 
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S T R A T E G I E S
1.1. Consider adopting regulations to provide a bonus of one additional housing unit for each affordable 

unit provided, up to 5% of the total number of residential units in certain zones.

1.2. Ensure that developments that receive incentives for affordable housing provide plans to maintain the 
affordability of the units beyond the first occupants or a set time period.

1.3.  Allow for moderate income residential development in mixed-use zones and planned commercial and 
neighborhood commercial zones based on guaranteed low to moderate income rental or ownership 
rates for a set time period.

1.4.  Zone for affordable housing near major corridors such as SR-9.

1.5. Continue to allow for accessory dwelling units for full-time and short-term renters, which provides 
revenue for City residents.

1.6. Consider revising the land use code for mixed use and planned commercial zones to set specific 
densities and percentages of residential uses in commercial zones, with density bonuses available for 
deed restricted rent and sales prices.

1.7. Begin a study on the per-acre density standards in multi-family zones and consider how to rewrite the 
land use code to more easily accommodate more single bedroom units with less parking on the same 
size parcels. Consider amending the land use code to adjust density per acre standards to be based on 
number of bedrooms and parking requirements rather than unit count.

1.8. Create a plan to enforce Short Term Rental violations with civil penalties to increase regulation authority.

1.9. Adopt a policy regarding the implementation of Public Infrastructure Districts (PIDs), as well as a vision 
for enacting Community Reinvestment Areas (CRAs) to support a variety of housing stock.

1.10. Consider the impact of a transferable developmental rights (TDR) program to ensure preservation of 
agricultural land and open space in exchange for increased intensity of uses in key, supportable areas.

1.11. The City will continually review the Moderate Income Housing Plan and update the goals and strategies 
to align with this 2021 General Plan and ensure the plan complies with state law.
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TRANSPORTATION GOAL 1: PROVIDE EFFICIENT AND SAFE 
TRAVEL OPTIONS
P O L I C I E S
1.1. New development should take into account surrounding sidewalk networks and provide a similar or 

higher level of comfort for pedestrians.

1.2. The City prioritizes sidewalk, trail, and pedestrian facility infill.

1.3. The  City supports the development of walkable communities and neighborhoods.

1.4. The City supports programs that encourage the use of alternative modes of transportation.

1.5. The City supports the development of communities that are near employment and educational 
opportunities, recreational amenities, and retail necessities and that would result in decreased vehicle 
miles traveled within the city.

1.6. The City supports affordable, safe, and easy-to-use transit options for everyone with emphasis on 
seniors, youth, people with low income levels, people with mobility impairments, and other transit-
reliant individuals.
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S T R A T E G I E S
1.1. Annually assess the fiscal feasibility of prioritized project recommendations outlined in the 2019  

Transportation Master Plan.

1.2. Develop bicycle route and parking standards.

1.3. Designate, sign, and leverage recreational bicycle routes.

1.4. Develop an active transportation committee

1.5. Coordinate with Washington and St. George to include SunTran routes in Hurricane.

1.6. Consider locations for future park-and-ride lots for public transportation and ride sharing.

1.7. Consider developing transportation demand management programs and traffic control measures 
among businesses and employers which are substantial generators or attractors of traffic in order to 
reduce trip generation, traffic congestion, and air quality impacts.

1.8. Develop an Active Transportation Master Plan.
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Hurricane has strong service, retail/accommodation, educational, 
and health care industries drawing non-resident workers from 
neighboring communities. However, three-quarters of Hurricane 
residents travel to other communities for work. 
Combined with the large percentage of job opportunities being in the 
accommodation and retail industries, this commute is likely due to 
lower paying jobs. When commuters are traveling to other cities for 
work, they are likely spending money on groceries and goods there 
before returning home to Hurricane. 

These workers may not be making Hurricane their home due to the 
current prices and shortages of housing options. Hurricane has an 
opportunity to develop workforce housing to provide a live/work 
balance for those who contribute to Hurricane’s economy. Similarly, 
for the three-quarters of Hurricane residents who travel to other com-
munities for work, the City has an opportunity to identify and attract 
industries that can help diversify local employment options, leading to 
secure, higher paying jobs. Balancing economic with housing efforts 
will not only increase revenue but also the quality of life of residents 
who can live, work, and play, right at home.  
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Employment statistics illustrate the relative diversity 
of the economy and the degree of dependence on 
certain sectors. Occupation demographics offer ad-
ditional information to describe what residents do 
for a living. Occupational information describes what 
people do, while employment by industry describes 
where people work. 

The most common employment sectors for those who 
live in Hurricane, are Accommodation & Food Services, 
Retail Trade, and Health Care & Social Assistance. 
However, the highest paying industry is Real Estate 
& Rental & Leasing, averaging $112,902 annually, 
Transportation & Warehousing and Transportation & 
Warehousing, & Utilities are the next highest paying 
industries, with median earnings at less than half 
those of the Real Estate industry ($54,750 and $52,414 
respectively). 

The most common occupations available in Hurricane 
are retail trade, education, healthcare, and accom-
modation and food services. The proximity of popular 
tourist destinations - to Zion National Park, Quail 

Creek and Sand Hollow State Parks, and Red Cliffs 
National Recreation Area- are likely contributing to 
the number of people in the accommodations & food 
services and retail industries. Unfortunately, these 
occupations tend to be among the lowest paying 
industries. For the third quarter of 2019, hospitality 
and service industry jobs in Washington County paid 
roughly $1,500 to $2,500 per month. The high number 
of jobs in the health care & social assistance industry 
and health care support occupations may be tied to 
the high number of retirees in the community or to 
the proximity to St. George Regional medical center, 
which serves northwestern Arizona, southeastern 
Nevada, and southern Utah.  

Employees in Hurricane on average have a shorter 
commute time than the normal US worker at 20.4 
minutes compared to 25.1 minutes. However, 102 
Hurricane households, 1.8% of the workforce, have 

“super commutes” in excess of 90 minutes and an 
additional 90 households commute 60-89 minutes 
for work. The average commute times indicate that 
there are a good number of jobs near Hurricane, but 
there are still residents who travel over an hour to 
and from work every day. 

Interestingly, over 75% of Hurricane residents work 
outside of the city and 71% of Hurricane’s workforce 
commutes into Hurricane from the surrounding 
areas. Hurricane residents are primarily commuting 
west and over 37% of residents are traveling to St. 
George for work. Non-resident workers in Hurricane 
are also mainly commuting from St. George. 

The high interchange of inflow and outflow workers, 
especially with St. George, highlights an opportunity 
for Hurricane to partner with other communities to 
provide transit options to serve those commuters 
better. 

OUR ECONOMY IN 2020
W H E R E  D O  W E  W O R K ?

W H O  D O  W E  E M P L O Y ?

United States Census American Community Survey 2018
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Income inequality in Hurricane is higher than the 
national average. Income inequality is measured 
using the Gini Index, which analyzes the distribution 
of income across income categories in a population. 
A higher Gini Index indicates greater inequality, 
with high income individuals receiving much larger 
percentages of the total income of the population. 
A low Gini index indicates lesser inequality. The Gini 
Index for Hurricane is 0.484, compared to the national 
average of 0.479. Additionally, the median household 
income in Hurricane is $49,961, with males making an 
average of 1.53 times more than females. 

Hurricane is a family community with a large popula-
tion of retired residents. As such, half of Hurricane’s 
workforce is between the ages of 30 and 54. Other 
potential factors resulting in a high percentage of 
workers age 30-54 compared to other age groups are 
a lack of entry-level jobs that allow younger workers 
to enter the workforce, and an unwillingness for 
workers under the age of 29 to live in Hurricane and 
commute to work. Both reasons suggest an increase 
in the number of entry level jobs is needed to attract 
younger workers, especially as workers in senior level 
positions retire.

T O U R I S T  E C O N O M Y
Recreation tourism is quickly becoming one of the 
United State’s largest economic sectors, according to 
the Outdoor Industry Association. The outdoor rec-
reation industry generates $887 billion in consumer 
spending annually, 4.6 million American jobs, $65.3 
billion in federal tax revenue, and $59.2 billion in state 
and local tax revenue. The industry is third nationally 
in annual consumer spending, behind health care and 
financial services/ insurance. 

Utah is a leader in the national trend for recreational 
outdoor tourism, welcoming over 19 million visitors in 
2018 alone (from in and out of state). Roughly 75% of 
trips in Utah are for leisure, as opposed to business, 
with about 15 million leisure trips in 2018. In 2018, 
Utah visitors spent $9.75 billion, supporting 136,000 
jobs and resulting in $1.28 billion in state and local tax 
revenue. The top industries in which tourists spend 
their money are sports and recreation averaging 
$1,070 per trip, adventure sports averaging $880 per 
trip, and parks and gardens averaging $867 per trip.

A large amount of tourist trips in Utah are to State and 
National Parks. Annual visits to National Parks in Utah 
have increased dramatically over the last decade from 
5.7 million in 2008 to 10.7 million in 2018 while annual 
ski trips in Utah have remained somewhat steady. Zion 
National Park alone saw roughly 4.3 Million visitors in 
2018. Hurricane’s two state parks attracted nearly a 
million visitors in 2019 with Quail Creek finishing out 
the year (July 2018-June2019) with 148,466 visitors 
and Sand Hollow 827,527 visitors. Though the traffic 
to these parks never stops, the busiest months are 
late spring and early summer, from April to July.

Hurricane is in a unique location with close proximity 
to several national and state parks and a celebrated 
network of mountain biking trails. Capitalizing on this 
national and state-wide trend will have huge economic 
benefits and can create hundreds of jobs each year.

E M P L O Y M E N T  D E M O G R A P H I C S

The State of Utah’s Travel and Tourism Industry 2019 | Kem C. Gardner Policy Institute
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W H Y  D O E S  T H I S  M A T T E R ?

Hurricane has strong service, retail/accommodation, 
educational, and health care industries, drawing 
non-resident workers from neighboring communities. 
However, three-quarters of Hurricane residents travel 
to other communities for work. This may indicate a 
low amount of living wage jobs, with many job oppor-
tunities being in the accommodation and retail indus-
tries. When commuters are traveling to other cities 
for work, they are likely spending money on groceries 
and goods there before returning home to Hurricane. 
Additionally, long commutes translate into increased 
vehicles miles traveled (VMTs) which are associated 
with increasing emissions and automobile collisions, 
and decreasing physical activity.

These workers may not be making Hurricane their  
home due to the current prices and shortages of 
housing options. Hurricane has an opportunity 
to develop workforce housing to provide a live/
work balance for those who contribute to Hurri-
cane’s economy. Similarly, for the three-quarters of 
Hurricane residents who travel to other communities 
for work, the City has an opportunity to identify and 
attract industries that can help diversify local em-
ployment options, leading to secure, higher paying 
jobs. Balancing economic with housing efforts will not 
only increase revenue but also the quality of life of 
residents who can live, work, and play, right at home.  

View of Zion National Park Source: Hurricane City

Quail Creek State Park Source: Logan Simpson Sand Hollow State Park Source: Reddit
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OUR ECONOMY VISION
In 2030, Hurricane has a strong and resilient 
economy that is supported by a variety of 
industrial and manufacturing, recreational 
tourism, local businesses, and healthcare facil-
ities with employment opportunities that offer 
living-wage jobs. While there are many oppor-
tunities for living-wage jobs, and the City’s 
downtown has activities, dining, and retail for 
residents, employees, and visitors to enjoy, the 
City maintains a small-town feel.

T H I S  M E A N S :
 » Creating more opportunity for living-wage 

jobs

 » Capitalizing on local tourism industry to bring 
in new strings of revenue

 » Creating vibrant public places downtown for 
residents and visitors to gather

 » Encouraging development of a new health 
care facility

 » Encouraging more restaurants, bars, and 
retail options
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GOALS, POLICIES, AND STRATEGIES

ECONOMY GOAL 1: SUSTAIN A DIVERSE AND RESILIENT 
ECONOMY
P O L I C I E S
1.1. The City supports the revitalization of the downtown area.

1.2. The City strives to create an environment that will attract new business and employment to Hurricane.

1.3. The City strives to attract clean, non-polluting industries.

1.4. The City supports industrial uses with convenient access to transportation and other services.

1.5. The City encourages commercial development in “walkable” (pedestrian - oriented) centers.

1.6. The City supports private investments in workforce development, training, technology, and education 
for the evolving needs of a diverse workforce and changing economy.

1.7. The City supports the redevelopment of existing commercial and industrial sites in both urban and rural 
areas.

1.8. The City supports provision of basic and enhanced services needed to foster local employment oppor-
tunities.

1.9. The City supports secondary-income options on agricultural land through home and accessory rural 
occupations.

1.10. The City supports the development of businesses that will pay living wage jobs.

1.11. School sites should be located in such a manner that they provide educational services in convenient 
and safe locations.

1.12. The City shall work with the School District to ensure that schools are designed to minimize negative 
impacts on surrounding neighborhoods.

1.13. The City shall continue to work with Dixie State College to expand programs and facilities in the Hurricane 
Valley.

1.14. The City continually collaborates with municipalities, economic development, business groups, 
non-profit organizations, and educational institutions on a coordinated regional approach to economic 
and workforce development.

The goals and policies in this section support and 
advance the vision for our economy and is supported 
by the existing conditions in this chapter. The policies 
in this section should be used for policy guidance  and 
assist in decision making. The strategies are specific 
steps the City can take to achieve each goal. This 

section should be used alongside the final chapter in  
this document, Implementation. The Implementation 
Chapter combines the land use strategies with strate-
gies from other chapters and groups them together to 
ensure the most efficient use of City resources. 
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S T R A T E G I E S
1.1. Coordinate with health care companies to expand their medical facility in Hurricane.

1.2. Create a downtown master plan that will guide the City in redevelopment and recommend standards for 
public infrastructure, streets, sidewalks and trails, bike lanes, housing, and commercial uses.

1.3. Create an economic development master plan that will outline strategies for attracting business and 
retaining current business within the City and identify a council to execute and implement the plan.

1.4. Create a retail strategy plan that understands current sales tax generators and where areas of growth 
might be best accommodated.

1.5. Create a financial sustainability model that projects key future expenditures and revenues to best un-
derstand city capacity and future development potential/impacts.

1.6. Support creating commercial spaces in population Centers in the City to provide services to those areas.

1.7. Create a citywide understanding of the financial implications of each development type, clearly outlining 
fiscal impacts and costs of services for all commercial and residential uses.

1.8. Support mixed use developments in key areas to support future commercial growth. Require a minimum 
percentage of those developments be retained as commercial space.

1.9. Support continued industrial growth and zone changes in appropriate areas of the City.

1.10. Support the Zion Regional Collaborative to bring infrastructure improvements into the area that will 
help attract tourists.

1.11. Create activities in the downtown area to attract people to commercial sites.

1.12. Periodically review and update the City’s policy regarding the implementation of Public Infrastructure 
Districts (PIDs), as well as a vision for enacting Community Reinvestment Areas (CRAs) to support a 
variety of commercial and residential properties.

1.13. Allow for Heavy Industrial in proper areas, ensure there is proper buffering between heavy industrial 
sites and residential areas.
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Hurricane is widely known for breathtaking scenery, large agricul-
tural properties, two state parks, and convenient access to world-
class recreation opportunities. Naturally, it’s these things that 
many residents recognize as some of the most important aspects 
of life in Hurricane City.
Parks and open space are a vital part of life in Hurricane. When 
surveyed, citizens ranked this the most important aspect of the 
community. When planning for Hurricane’s future, open space and 
access to parks and recreation should be a top priority.

Given the presence of multi-generational households and of diverse 
visitors, the City of Hurricane has an opportunity to enhance the ac-
cessibility of parks and open spaces for people with different physical 
abilities. There is also an opportunity to enhance public spaces and 
events so they can be enjoyed by multi-generational families. 

57

Have Your Say Hurricane | Hurricane City General Plan 2020

CHAPTER 6
O U R  O P E N  S P A C E  A N D  T R A I L S

Rocky Mountain Power 
Exhibit 3 Page 61 of 108 

Docket No. 23-035-48 



OUR OPEN SPACE AND TRAILS IN 2020

E X I S T I N G  A N D  P L A N N E D  O P E N  S P A C E 

R E S I D E N T I A L  W A L K I N G 
D I S T A N C E  
T O  A  C I T Y - O W N E D  P A R K

A L L  P A R C E L S  W A L K I N G 
D I S T A N C E  
T O  A  C I T Y - O W N E D  P A R K

In the first questionnaire of the Have Your Say 
Hurricane process, 76% of participants agreed that 
open space, trails, and parks are their favorite thing 
about Hurricane and 59% of those responses were in 
favor of natural open space. In the heart of Southern 
Utah, with stunning views of red rock bluffs, the Virgin 
River, two state parks, ready access to the Red Cliffs 
National Conservation Area and the Confluence Park, 
and proximity to Zion National Park; Hurricane’s 
natural beauty is unmatched. This deep love for and 
connection to the natural environment is a defining 
attribute of Hurricane’s culture. 

Currently, there are 17 formal city-owned parks and 
four more planned. Existing city-owned parks add 
up to roughly 88 acres of park space. With the four 
new planned parks, this number will increase to 147. 
Among city-owned parks, Hurricane has a dog park, 
a BMX park, two splash pads, a fishing pond, play-
grounds, picnic areas, and various sports fields and 
courts for residents and visitors to use and enjoy. In 
addition to these city owned parks, Hurricane owns 
two golf courses, one City-run and one leased to 

a local resort, and is home to an additional newly 
opened private golf course.

Hurricane City is also home to two state parks and sur-
rounded by federally protected natural open space. 
Sand Hollow State Park is a 1,322-acre warm-water 
reservoir along the southern border of the City. 
Visitors come from all over the western United States 
to enjoy and Sand Hollow’s sandy red-rock beaches 
that lead directly to incredible sand dunes for off road 
activities. Among the most popular activities in the 
state park include skiing and wakeboarding, fishing, 
swimming, beach going, ATV riding, camping, and 
canoing, just to name a few.

On the North end of the City is Quail Creek State Park 
with a 600-acre reservoir, also ice free year-round. 
While this state park lacks the sandy beaches of  
Sand Hollow, it provides beachside picnic areas, fish 
cleaning stations, dog friendly areas, mountain bike 
trails, lakeside camping, and a no wake area great for 
paddling of all kinds as well as shore fishing opportu-
nities and a gear rental shop. 
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RECREATION
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O P E N  S P A C E  P E R  C A P I T A
Parks and open space are a high priority for Hurricane 
residents, and trails are crucial to ensuring that 
all residents have safe and convenient access to 
these outdoor amenities. Currently, Hurricane City 
maintains 88 acres of City-owned park space and has 
18,205 residents. This makes about 4.8 acres of parks 
per 1,000 residents. With planned parks totaling 147 
acres and accounting for a future population in 2050 
of 47,039(Mountainland Association of Governments), 
this ratio changes to 3.12 acres per thousand. 

Adding in state and federally owned land dramati-
cally increases the amount of parks and open space 
available per capita in Hurricane. Hurricane City is 
bursting with open space and recreation opportuni-
ties inside and outside the City boundary, but much 
of this land is state or federally owned. Including the 
state owned (3,772.5 acres) and planned addition-
al parks, there will be 3,919 acres of parks within 
Hurricane City limits, making roughly 83 acres per 
thousand residents. The issue with including this land 
in per capita and walkability statistics is that this land 
often has additional regulations and/or fees that can 
make them less accessible. 

E X I S T I N G  A N D  P L A N N E D  T R A I L S
Hurricane City is known as a “home base” for a wide 
range of hiking and biking trails in Southern Utah. 
Inside City borders, Hurricane has 153 miles of trails 
existing and planned to connect residents and visitors 
locally and regionally. Plans include 11 miles for 
bike-only trails, 41 for hike-only trails, and 101 miles 
for bike/hike/equestrian trails. 

W H Y  D O E S  T H I S  M A T T E R ?
Parks and open space are a vital part of life in 
Hurricane. When surveyed, citizens ranked this the 
most important aspect of the community. When 
planning for Hurricane’s future, open space and access 
to parks and recreation should be a top priority.

Given the presence of multi-generational households 
and of diverse visitors, the City of Hurricane has an 
opportunity to enhance the accessibility of parks 
and open spaces for people with different physical 
abilities. There is also an opportunity to enhance 
public spaces and events so they can be enjoyed by 
multi-generational families. 
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Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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OUR OPEN SPACE AND TRAILS VISION

In 2030, Hurricane is surrounded by scenic 
red-rock open space and trails for hiking, 
biking, walking, and OHV, and the many City-
owned parks offer a wide range of activities for 
all ages. The City’s internal sidewalk and trail 
system connects seamlessly to regional trails 
and recreation opportunities, offering endless 
possibilities for adventure. The City coordinates 
closely with state and federal organizations on 
Quail Creek and Sand Hollow State Parks and 
the surrounding BLM land, to ensure the pres-
ervation of natural open space and the contin-
uation of unique recreation opportunities.

T H I S  M E A N S :
 » Collaborate regionally to ensure connected 

trail systems

 » Connect internal trail systems and enhance 
pedestrian/bike crossings

 » Continue to support natural open space 
preservation

 » Evaluate new locations for parks where 
residents do not have reasonable walking 
access

 » Evaluate the feasibility of expanding 
recreational activities
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GOALS, POLICIES, AND STRATEGIES

OPEN SPACE AND TRAILS GOAL 1: INCREASE ACCESS TO 
RECREATION AMENITIES
P O L I C I E S
1.1. The City will work to provide a variety of park types and sizes to meet the broadest possible spectrum of 

recreational needs, readily available to serve all residents of the City.

1.2. The City promotes joint development of City/School park sites and facilities.

1.3. The City supports the transition of 100 West (from State Street to 100 South) from a vehicular road to a 
plaza, provided that the transition is accompanied by the development of additional, adequate parking.

S T R A T E G I E S
1.1. Evaluate the locations, amount, and quality of recreation and open space frequently to assure that 

current and future populations have adequate access to these amenities.

1.2. Periodically review development impact fees and/or land dedication requirements to ensure they accu-
rately reflect the true costs to the City of providing parks and recreation facilities for its residents.

1.3. Consider cost effective and self-sustaining upgrades to/expansion of the Community Recreation Center 
or a phased approach to expansion.

1.4. Review standards for level of service, proximity and service areas for pocket/neighborhood parks to 
expand residential access to recreation.

1.5. Explore feasibility of using 100 West (from State Street to 100 South) as a pedestrian oriented plaza.

1.6. Update Hurricane’s Sensitive Land and Hillside Ordinance to ensure the protection of sensitive lands 
and open space.

The goals and policies in this section support and 
advance the vision for our open space and trails and 
is supported by the existing conditions in this chapter. 
The policies in this section should be used for policy 
guidance  and assist in decision making. The strate-
gies are specific steps the City can take to achieve 

each goal. This section should be used alongside the 
final chapter in  this document, Implementation. The 
Implementation Chapter combines the land use strat-
egies with strategies from other chapters and groups 
them together to ensure the most efficient use of City 
resources. 
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OPEN SPACE AND TRAILS GOAL 2: INTERCONNECTED 
TRAIL SYSTEM
P O L I C I E S
2.1. The City encourages the development of walking and bike paths/lanes in new development to contrib-

ute to an interconnected system that links major destinations.

2.2. Neighborhoods should be designed to provide safe pedestrian connectivity. This may include trails 
between lots, wider sidewalks, and connections through open space, parks, and common areas.

2.3. The City encourages pedestrian connectivity to improve safety and quality of life, enhance the sense of 
community, encourage people to walk or bike, and increase the opportunity for neighbors to interact.

2.4. New trail systems shall provide access to adjacent neighborhoods, open spaces, and employment 
centers and tie in with the Washington County and adjacent city trails systems. 

2.5. The City coordinates closely with surrounding land owners, such as BLM, to ensure local and regional 
trail systems are connected.

S T R A T E G I E S
2.1. Update the City’s trails and active transportation master plan to include:

a. Timeline, funding, and partners for proposed/planned trail projects

b. Identify trailheads for upgrades

c. Identify key locations and trailheads for wayfinding signage and maps

d. Standards for bike lanes and locations for future bike routes

2.2. Consider revising City codes to require master planning to provide open spaces and recreation facilities 
for all residential projects larger than 5 acres.

2.3. Improve key intersections where trails cross major roads with enhanced crosswalks.

2.4. Coordinate with canal companies to explore the possibility of canal trails.

2.5. Apply for grants to achieve trail connectivity goals.

2.6. Propose an annual trail development and acquisition budget.

2.7. Pursue purchasing or dedication of waterways, floodplains, and washes for trails within the City.

2.8. Assist in the organization of an Active Transportation Committee for hikers and bikers to engage the 
community in trails planning.
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Hurricane City is nestled in the middle of a beautiful red-rock 
desert and surrounded by State and Federally Protected lands 
that are nationally recognized for their unique beauty. Hurricane 
has the opportunity to capitalize on the beautiful and abundant 
natural resources Southern Utah has to offer.
Moving forward, as the City continues to develop, it will be important 
to preserve critical viewsheds that connect residents to their scenic 
landscape. Additionally, understanding the effect of water availability 
and cost to new developments is crucial. 

Water is a valuable resource, especially in semi-arid climate. As a land 
use that requires plenty of water, agricultural uses should be closely 
evaluated. Agriculture is an important part of Hurricane’s history 
and many residents call it a defining part of the City’s character. 
Understanding the role agriculture plays in Utah’s economy and 
how the market for locally-grown produce is evolving and can bring 
light to new opportunities for agricultural preservation in Hurricane 
and inform decisions that will make the most of this high-water-use 
land. As Hurricane continues to develop, the City has an opportuni-
ty to strengthen food security and resilience by incorporating food 
networks (urban farms, community gardens, etc) into development 
projects.
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OUR NATURAL RESOURCES IN 2020

O U T D O O R  R E S O U R C E S
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Hurricane City is known for their stunning views 
and close proximity to natural open space. Outdoor 
resources in the City are highly valued by residents. 

Some of the other abundant outdoor resources in the 
City include the water supply, agricultural land, and 
dark night skies. 

V I E W S H E D S

One thing that all Hurricane residents can agree on is 
that the view is unbeatable. In the heart of Southern 
Utah, Hurricane’s red rock bluffs, sky blue reservoirs, 
and historic charm are all highly valued assets in the 
community. Since a large percentage of the City is 
currently undeveloped, the views of this landscape 
are rarely interrupted. 

The map below shows several “viewpoints” scattered 
through town (represented as black dots) and several 

regions color-coded by how many of these viewpoints 
have visibility of the region. This map helps determine 
which viewsheds are likely to be the most important 
to a community, as areas that can be seen from 
several points in the City may be more valuable. This 
map shows that the ridge to the Southeast of the City 
can be seen from almost anywhere in town, indicating 
that it may be an important view to preserve as new 
development occurs.
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W A T E R  S U P P L Y

Hurricane Agriculture Source: Realtor.com

Economic Contribution of Utah’s Production Agriculture to the Utah Economy in 2014

Direct Indirect Induced Total
Output ($ Millions) $2,375 $732 $369 $3,477
Employment 17,968 5,141 2,762 25,871
Labor Income ($ Millions) $130 $130 $109 $538
Total Value Added ($Millions) $1,392 $361 $200 $1,953

Source: IMPLAN Analysis with revised 2014 ag receipts 

Our beautiful desert landscape also comes with 
an extra awareness of water supply and quality. 
Hurricane City’s water department is responsible for 
the culinary and pressurized irrigation systems for 
the community and maintains several springs and 
wells along with water lines, meters, tanks, etc. The 

City also has a Water Board that is responsible for 
reviewing the City’s water supply and distribution 
system. An agreement with the Washington County 
Water Conservancy District for wholesale water 
delivery helps cover areas and times when municipal 
supplies cannot keep up with demand. 

A G R I C U L T U R A L  R E S O U R C E S

In a study conducted by Envision Utah in 2014, 
an astounding 97% of Utahans favored scenarios 
where Utah increases production in agriculture and 
consumes more locally grown food, even though 
Utahans are exporting locally-grown produce and 
consuming more out-of-state food. In fact, according 
to the American Planning Association of Utah, 
“roughly 3% of fruits and 2% of vegetables consumed 
by Utahans are grown in-state … In contrast, Utahans 
produce 95% of grains, 134% of protein (beef, pork, 
chicken, turkey, eggs), and 26% of dairy, but not all of 
that production is consumed by Utahans, in part due 
to the lack of processing facilities.” (APA Admin) 

Behind livestock and dairy, alfalfa hay is by far the 
most abundant agricultural resource produced in 
Utah and it’s certainly the most common crop, in 2017 
the state produced over two million tons of it. In 2017 
Washington County alone had 8,507 acres of alfalfa 
fields followed by 114 acres of vegetable fields and 70 
acres of peach fields. 
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D A R K  S K I E S

Over the last several years, many rural communities 
or communities surrounding large areas of protected 
land, such as national parks have been pushing to 
reduce light pollution. There are few areas left in the 
United States where you can see the Milky Way. 

In addition to the cultural and sentimental effects of 
losing our night skies, light pollution has a dramatic 
effect on natural ecosystems. For billions of years, 
plants and animals have been able to count on a pre-
dictable pattern of day and night and have adapted 
to this schedule. This schedule determines important 
patterns and behaviors for reproduction, sleep, pro-
tection from predators, and access to food and nour-
ishment. As light pollution spills past city limits into 
natural habitats, it disrupts this pattern by lighting the 
night and can have deadly effects on many species. 

Research scientist Christopher Kyba stated that, for 
nocturnal animals, “the introduction of artificial light 
probably represents the most drastic change human 
beings have made to their environment… Predators 
use light to hunt, and prey species use darkness as 
cover.” Kyba further explains that “near cities, cloudy 
skies are now hundreds, or even thousands of times 
brighter than they were 200 years ago. We are only 
beginning to learn what a drastic effect this has had 
on nocturnal ecology.”

Utah is lucky enough to have 16 certified dark-sky com-
munities and parks. To become an International Dark 
Sky Park certified by the International Dark-Sky Asso-
ciation, a park must “demonstrate robust community 
support for dark sky protection and document desig-
nation-specific program requirements.” The closest 
certified dark sky park to Hurricane is Cedar Breaks 
National Monument, which is about an hour drive 
from Hurricane City or Kaibab Indian Reservation, 
which is roughly 45 miles to the south, just over the 
Arizona border. 

Though Hurricane is not certified as a Dark-Sky Park 
or Community, it is still a common place for “astro-
tourism”. Stargazing and astrotourism are becoming 
increasingly more popular as urban areas continue to 
develop and light pollution spills further into urban 
communities. Protecting these night skies provides a 
beautiful natural asset to the community, but it can 
also offer an economic advantage. Since most light 
pollution comes from unnecessary outdoor lighting, 
or lighting that is not properly shielded, eliminating 
excess outdoor lighting can improve visibility of the 
night sky and save millions of dollars. 

W H Y  D O E S  T H I S  M A T T E R ?

Hurricane has the opportunity to capitalize on the 
beautiful and abundant natural resources Southern 
Utah has to offer. Moving forward, as the City continues 
to develop, it will be important to preserve critical 
viewsheds that connect residents to their scenic 
landscape. Additionally, understanding the effect of 
water availability and cost to new developments is 
crucial in Southern Utah’s semi-arid climate. The City 
has an opportunity to review development standards, 
specifically in regards to landscaping, to ensure water 
is being used wisely and is somewhat consistent with 
the natural vegetation. 

Water is a valuable resource, especially in semi-arid 
climate. As a land use that requires plenty of water, 

agricultural uses should be closely evaluated. Agri-
culture is an important part of Hurricane’s history 
and many residents call it a defining part of the City’s 
character. Understanding the role agriculture plays in 
Utah’s economy and how the market for locally-grown 
produce is evolving can bring light to new opportu-
nities for agricultural preservation in Hurricane and 
inform decisions that will make the most of this high-
water-use land. As Hurricane continues to develop, the 
City has an opportunity to strengthen food security 
and resilience by incorporating food networks (urban 
farms, community gardens, etc) into development 
projects.
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OUR NATURAL RESOURCES VISION

In 2030, Hurricane is aware of its unique location 
in the heart of an arid climate and strives to 
minimize negative impacts on the surrounding 
environment. The City’s policies reflect a desire 
to protect the scenic views, natural open space, 
quality of our limited water supply, and the 
wildlife and natural habitats surrounding our 
city.

T H I S  M E A N S :
 » Creating new and enhanced regulations for 

water use

 » Preserving key views

 » Preserving agriculture

 » Preserving natural open space

 » Creating dark Sky regulations
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GOALS, POLICIES, AND STRATEGIES

NATURAL RESOURCES GOAL 1: PRESERVE HURRICANE’S 
NATURAL BEAUTY
P O L I C I E S
1.1. New development should minimize obstruction of views of scenic vistas and the natural quality of the 

SR-9 and SR-7 City gateways.

1.2. New development should preserve ridges, escarpments, river washes, and other natural features where 
possible; and provide open spaces for natural and public benefit.

1.3. The City supports and encourages the preservation of natural open space.

S T R A T E G I E S
1.1. Review and revise City codes, as necessary, to implement project planning and design standards to 

protect scenic vistas, natural open spaces, and wildlife habitats.

1.2. Continue to monitor air quality standards set by the State Board of Air Quality and petition for standards 
particular to Washington County.

1.3. Develop a sensitive areas master plan that addresses preservation of key natural spaces and wildlife 
corridors.

1.4. Update Hurricane’s Sensitive Land and Hillside Ordinance to ensure the protection of sensitive lands 
and open space.

NATURAL RESOURCES GOAL 2: PRESERVE HURRICANE’S 
DARK NIGHT SKIES
P O L I C I E S
2.1. The City values it’s night-sky views and recognizes our regional role in preserving them. 

2.2. New development should utilize outdoor lighting that is shielded downwards to minimize upward light 
dispersal.

2.3. The City supports the conversion of street lighting to energy efficient LEDs.

S T R A T E G I E S
2.1. Develop a “dark hours campaign” encouraging commercial properties to shut off bright, unused interior 

lights.

2.2. Convert street lighting to energy efficient LED bulbs.

2.3. Ensure outdoor lighting on City properties uses energy efficient LED lighting and is directed downward.

2.4. Develop a palette of Dark Sky friendly lighting fixtures for new development.

2.5. Consider updating current Dark Sky ordinances to contain “shall” wording, including exceptions for 
safety and security lighting.

The goals and policies in this section support and 
advance the vision for our natural resources and is 
supported by the existing conditions in this chapter. 
The policies in this section should be used for policy 
guidance  and assist in decision making. The strate-
gies are specific steps the City can take to achieve 

each goal. This section should be used alongside the 
final chapter in  this document, Implementation. The 
Implementation Chapter combines the land use strat-
egies with strategies from other chapters and groups 
them together to ensure the most efficient use of City 
resources. 
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NATURAL RESOURCES GOAL 3: WATER QUALITY  
PROTECTION AND CONSERVATION
P O L I C I E S
3.1. Development projects that could have adverse impacts on significant wetlands should be designed to 

eliminate or adequately mitigate such adverse impacts.

3.2. Ensure that City properties use xeriscaping as appropriate and water-wise irrigation methods.

3.3. New development should use native or low water use landscaping elements where possible to minimize 
the amount of water needed.

S T R A T E G I E S
3.1. Work with the Corps of Engineers to obtain advance wetland identification to aid in prevention of 

wetland encroachment by public and private projects.

3.2. Coordinate closely with the Washington County Conservancy District to educate residents and promote 
available water-wise incentives to the public and to developers.

3.3. Consider updating the City’s landscaping and irrigation standards to conserve water usage and 
encourage new development to use low water-use landscaping. Techniques could include landscaping 
standards, approved plant lists, rainwater harvesting (where allowed), encouraging use of hydrozones, 
and others.
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The geographic area of Hurricane is approximately 
34,323 acres. Approximately 70% of that land within 
the City is undeveloped or is not developable due to 
land ownership, hazards, and/or environmental sen-
sitivities. Unlike other, more compact municipalities, 
the “buildout” of the City is years, likely decades in 
the future. As the City develops, it will be important 
to ensure that development patterns and the mix of 
land uses continue to support the objectives of the 
General Plan, and to work to balance residential and 
commercial land uses to maintain financial sustain-
ability. 

Hurricane City has a unique opportunity as a rapidly 
growing municipality to implement key measures 
to ensure a proper balance of residential and com-
mercial development. The “commercial” land use 
categories generally include all non-residential uses 
such as retail sales, offices, employment centers, and 
industrial uses.  Historical trends in some communi-
ties have shown an ability to quickly add residences 
while commercial opportunities lag.  This results in 
what are known as “bedroom communities,” or cities 
which are primarily residential,  while employment 
and shopping for residents are found elsewhere.  
Challenges for these communities include relatively 

high annual household transportation costs, high 
commute times, limited access to employment, and 
traffic issues that result from traveling to obtain 
services available primarily in surrounding areas. 

At present, Hurricane shows characteristics of a 
community that may have a slight imbalance of com-
mercial and residential options.  Average commute 
times are  20.8 minutes for Hurricane, which is slightly 
higher than most built-out communities throughout 
Utah that have a more balanced mixture of use types.  
St. George shows an average commute time of 14.2 
minutes, suggesting a better balance of residential 
and commercial uses, while Cedar City commutes 
average 13.3 minutes.  

Annual transportation costs per household for 
Hurricane average $14,417, which is notably higher 
than the costs for St. George at $13,161.  This differ-
ence is largely due to the differing commute times 
for the two cities, and reflects that there are fewer 
job opportunities on a per capita basis in Hurricane 
than in St. George.  Roughly 10,015 jobs are available 
within a square mile in St. George (as measured from 
a center point), while approximately 1,506 jobs are 
available  in Hurricane within a square mile.  

FUTURE LAND USE PLAN
P L A N N I N G  F O R  T H E  D E V E L O P M E N T  W E  W A N T
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The difference in transportation costs is also notable 
in that it results in reduced disposable income for 
residents of Hurricane, as compared to St. George.  
This has an impact on retail spending power and retail 
desirability characteristics for potential commercial 
tenants.  Additionally, the near $1,250 difference 
in transportation costs between Hurricane and 
St. George has an impact on housing attainability.  
Financing institutions now look more closely at the 
relationship of total household income to be spent on 
housing and transportation as criteria for mortgage 
financing.  A family that could afford a $300,000 home 
could qualify for a $340,000 home with the addition 
of $1,250 per year in saved transportation costs.  
Consequently, this metric is important to follow in 
understanding all the life-cycle housing options and 
the relationship of the amount of residential versus 
commercial (employment) options within a city.  

A key metric for Hurricane to track going forward will 
be the  total commercial space per household and 
total retail space per capita.  For the latter, commercial 
space needs (including office and industry) have been 
at about 200 square feet per household and for retail, 
that number is about 60 square feet per household.  
However, retail space need is trending downward as 
market conditions change and more retail activity 

is done online. Most communities throughout the 
Intermountain West are planning for retail needs 
of 15 square feet per person. Areas which capitalize 
on tourism traffic and highway accessibility may see 
increased needs over this metric. Hurricane currently 
has about 1,400 square feet of developed commercial 
per household, this number is inclusive of several 
large distribution warehouses. The future land use 
plan herein allows for roughly 200-400 square feet per 
household depending on the rate of development and 
the development market. It will be critical for the city 
to continuously monitor this ratio as new develop-
ment is proposed to ensure a viable community.

With only about 22% of Hurricane’s land having been 
developed at the time of this plan, it is important to 
determine not only WHAT land uses we want to pursue 
in the remaining areas, but WHEN we want to pursue 
them. New development in Hurricane comes with 
expanded infrastructure. The following map shows 
development potential based on existing infrastruc-
ture such as sewer and water, power, existing and 
future road networks, schools, and parks.  Areas that 
are labeled “more likely to develop” have access to 
more of this infrastructure than areas that are labeled 

“less likely to develop”.
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T O O L S  T O  H E L P  U S  G E T  T H E R E

As described above, key indicator for Hurricane to track and manage will be the amount of newly developed 
commercial floor space per residence, with a separate consideration for the amount of retail space per capita.  
To maintain or establish a community balance, Hurricane should monitor these metrics in relation to the 
numbers of new residential units.  As developers will largely prefer to build residential over commercial in the 
current market (due to greater available returns for residential from limited risk), the potential for imbalance 
will persist.  Hurricane should consider implementing some specific policies to help establish a proper ratio of 
commercial and residential space.  These may include the following:

Public Infrastructure District (PID) – This development tool allows the city to establish specific require-
ments and guidelines for new construction.  A PID is a financing tool that permits a property owner to issue 
bond against tax revenues or assessments created from the development.  It requires 100 percent property 
ownership approval, so it typically relates to single-ownership developments.  A city can require specific 
development in “exchange” for approval of a PID, thereby allowing the city to have notable say in what 
type of development occurs at key sites.  Hurricane City recently adopted a PID ordinance in December of 
2020 that should be periodically reviewed and updated as necessary.

Community Reinvestment Area (CRA) – A CRA is an economic development tool that permits for capturing 
new increases in taxable values, with those gains to be spent with a defined project area.  This tool is 
intended to aid projects that would not otherwise be built with existing market conditions.  A city creates 
a project area plan for defined boundaries and outlines key objectives and purposes of the planned tax 
financing.  Hurricane may choose to incentivize specific types of commercial development, or make re-
quirements that for residential development to receive funding assistance, a certain amount of commer-
cial space also be added.

Transferable Development Rights (TDRs) – this economic development and preservation tool allows for 
concentrated areas of development focus within a city.  Development rights in areas of high sensitivity 
(environmental, neighborhood pressures, etc.) can be “transferred” via an open market to areas that are 
capable of supporting more development.  The exchange of rights does not need to be equivalent (1:1), 
thereby resulting in the option of buoying up key areas with increased density while preserving others.  
This tool could prove useful in maintaining a proper balance of residential space, and providing a popula-
tion boost to key retail areas to ensure their success.  

These three tools can operate independently or collectively.  They can be used to balance land uses in  
Hurricane, gauge development impact on key quality of life characteristics such as reducing commute times 
and transportation costs; and will increase the number of local options for employment.  
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The utility of the Future Land Use Map (FLUM) is to 
identify areas that are currently zoned to support 
current and anticipated future uses, and distinguish 
those from areas where current zoning is anticipated 
to change in the future to accommodate desired and 
planned future uses. In Hurricane, the developed and 
developing areas have current zoning that supports 
current and near-term future uses. The main areas of 
the City in which land uses are anticipated to change 
in the future, and where zoning is expected to change 
to accommodate new uses, are the areas currently 
zoned RA-1, Residential Agriculture, which provides 
for agricultural uses and residences at up to one unit 
per acre and undeveloped areas. 

Future Land Use is separate from Zoning and doesn’t 
change the City’s existing land uses. The purpose of 
a FLUM is to guide future development and growth 
in a direction the City can support and in a way that 
enhances the quality of life of existing and future 

residents. FLUM land use categories should be 
general enough to allow for some design flexibility, 
but specific enough to give landowners and develop-
ers some direction as to what the City is looking for 
in uses and style and patterns of future development. 
The FLUM should also recognize and acknowledge 
the expectations of current landowners with regard 
to allowable future zone changes, while providing an 
understanding of the City’s own expectations.

The approach to developing a new FLUM is generally 
two-fold. The first step was to revise and clarify the 
future land use category descriptions to provide 
guidance regarding desired land development 
patterns, land uses and “neighborhood” types. The 
City’s new FLUM describes land uses in four main cat-
egories; residential land uses, commercial land uses, 
office and industry land uses, and public and open 
space. The land use descriptions can be found on the 
following pages.
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General Commercial 
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RESIDENTIAL LAND USES
R U R A L  R E S I D E N T I A L
These areas should serve as a transition from agri-
cultural to traditional neighborhoods or commercial 
uses. Appropriate residential densities for this land 
use include from one unit per 40 acres to RA-.5 and 
RA-1

S I N G L E  F A M I L Y  R E S I D E N T I A L 
Residential neighborhoods characterized by sin-
gle-family homes. 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, R1-8, 
and R1-6.

M U L T I F A M I L Y  R E S I D E N T I A L 
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 transpor-
tation, schools, shopping, etc. The specific condi-
tions for each project would be addressed during the 
approval process. Appropriate densities for this land 
use include RM-1, RM-2, and RM-3.

P L A N N E D  C O M M U N I T Y
Master planned communities should be complete 
communities that offer a mixture of housing types 
and supporting uses such as neighborhood and sup-
porting commercial uses, offices, churches, schools, 
and parks. Development in this designation should 
take into account the character of existing surround-
ing development.

COMMERCIAL LAND USES
M I X E D  U S E  
Mixed use areas should be developed as small 
districts or community centers offering a mix of retail, 
dining, entertainment, employment, and supporting 
residential. These developments should be easy and 
safe to navigate on foot and located in areas with 
access to major roads and surrounded with appropri-
ate residential densities to support these uses. 

G E N E R A L  C O M M E R C I A L
Commercial uses that provide retail, employment 
and service uses for the City. These developments 
should be located along major corridors. 

N E I G H B O R H O O D  C O M M E R C I A L
Retail and service uses scaled to surrounding existing 
and planned future residential uses at strategic 
locations throughout the City.

D O W N T O W N 
This land use is concentrated in Hurricane’s historic 
downtown district. Desired uses downtown include 
retail, residential, dining, public, and entertainment. 
Development in this area should build on Hurricane’s 
unique character and heritage, reusing existing 
buildings where possible. This area is held to a higher 
standard of design and strives to create a safe and 
inviting environment for pedestrians. 
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OFFICE AND INDUSTRY
L I G H T  I N D U S T R I A L / B U S I N E S S
Uses including general business operations, em-
ployment centers, and small-scale warehousing or 
assembly facilities with automobile and truck access. 
BMP and M-1 zone designations are most appropriate 
for this use.

I N D U S T R I A L / H E A V Y  M A N U F A C T U R I N G
Uses including heavy manufacturing and large-scale 
warehousing within large, predominately single or 
two story, structures. Use includes vehicular access 
for large trucks for raw materials and finished product 
shipping. The M-2 zone designation is most appropri-
ate for this land use.

A I R P O R T
Land uses in the area around the Hurricane Airport are 
limited in both use and scale to protect area residents 
and ensure safe use the airport.

PUBLIC AND OPEN SPACE
A G R I C U L T U R A L 
Property used for keeping or pasturing of animals or 
raising of crops with supporting residential use. Ap-
propriate residential density should be between one 
unit per 40 acres to one unit per five acres.

P U B L I C
Uses including municipal services, public or private 
schools and campuses, playing fields, recreational 
facilities and similar public facilities.

N A T U R A L  O P E N  S P A C E 
Areas within the City of undeveloped open space, 
such as hillsides, ridge lines, river corridors, habitat, 
and drainage channels left in a predominately undis-
turbed state with minimal use impacts. These areas 
may include uses such as trails, trailheads, and small 
pavilions.

R E C R E A T I O N A L  O P E N  S P A C E 
Areas designated for private or public open space used 
for managed recreational activities including but not 
limited to playgrounds, splash pads, golf courses, and 
sports fields. 
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IMPLEMENTATION
In this section you will find implementation strategies (strategies) and key actions (actions). Implementation 
strategies must be relevant, adaptive, and decisive in order to realize the vision, goals, and policies of the  
General Plan. Strategies to implement this plan are included in Chapters 2-7 alongside goals and policies. The 
same strategies are included as a table in this chapter with specific information on timeline, responsibility, and 
anticipated cost. 

S T R A T E G Y  T Y P E
Supporting Plan or Study: These strategies include initiatives that may require additional support and 
direction at a more detailed level than what is established in this General Plan. These could include 
site-specific development guidelines, feasibility studies, master plans, subarea plans, or additional funding 
mechanisms.

Regulatory Changes: These strategies point to existing development regulations and standards will need 
to be updated to ensure consistency with the goals and policies of the General Plan.

Capital Project: These strategies include major infrastructure investments and funding partnerships are 
specifically relevant to the implementation of the General Plan goals and policies, but should be considered 
in conjunction with other capital improvements to determine priorities, project efficiencies, and timing of 
capital improvement expenditures.

Administrative: These strategies do not require regulatory changes, additional plans, or projects. They 
may require City staff supporting types of projects or development, close ongoing coordination with other 
agencies, or include minor projects that do not need major investment such as forming a committee.

S T R A T E G Y  T I M E L I N E
Short Term: 0-5 years

Mid Term: 5-10 years

Long Term: 5-20+ years

S T R A T E G Y  A N T I C I P A T E D  C O S T
Low: Anticipated cost to the City is less than $20,000

Mid: Anticipated cost to the City is $20,000-$100,000

High: Anticipated cost to the City is $100,000 or more

S T R A T E G Y  L E A D
Responsible parties and agencies to lead and organize the completion of these strategies can include The 
City of Hurricane (City) and associated departments and resources, Utah Department of Transportation 
(UDOT), Washington County (County), Bureau of Land Development (BLM), State of Utah (Utah), Washing-
ton County Water Conservancy District (WCWCD), or others.

The strategies in this document have been consolidated into key actions for more effective and efficient imple-
mentation starting on page 101 of this document. These actions include projects the city would like to take on, 
development code and other regulatory updates, and supplemental plans or studies.

The implementation section of this document should be reviewed and updated frequently to monitor the City’s 
progress and updated to reflect the community’s priorities and changing economic climate.
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L A N D  U S E
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 1

Consider amending the City code 
to require that all new develop-
ments larger than 20 acres be 
master planned to protect natural 
features and farmlands; provide 
open space; and utilize efficient 
development patterns.

Regulatory 
Changes

Short Low City Planning

1 . 2

For land development projects 
located within or near identified 
geologic or soils hazards, a 
geologist, soil scientist, or civil 
engineer will identify, delineate, 
and evaluate those hazards as 
they affect the project area. The 
City should review and update 
the Sensitive Lands and Hillside 
Development requirements to help 
preserve natural areas.

Regulatory 
Changes/Support-
ing Plan or Study

Short Mid
City Planning,  City 
Engineering

1 . 3
Update the capital facilities plans 
as needed to provide guidance in 
construction of public facilities.

Supporting Plan or 
Study

Short Low
City Planning, City 
Engineering

1 . 4

Review and adjust, as necessary, 
fees to assure that new develop-
ment pays the total cost of the 
expansion of public utilities and 
services to support the develop-
ment.

Regulatory 
Changes

Short Low City Planning

1 . 5

Establish concurrency standards to 
require or secure the installation 
of required infrastructure as a 
condition of approving rezoning 
applications.

Regulatory 
Changes

Short Low City Planning

1 . 6

Evaluate areas within the City 
where development impact fees or 
the creation of service areas could 
finance needed infrastructure.

Regulatory 
Changes

Short Low
City Planning, City 
Administration

1 . 7

 Pursue the addition and/or 
expansion of a public transporta-
tion system

Capital Project Mid High

City Planning, 
City Engineering, 
St. George City, 
SunTran, UDOT

IMPLEMENTATION STRATEGIES

87

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 91 of 108 
Docket No. 23-035-48 



L A N D  U S E
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 8

Regularly coordinate with public 
agencies regarding the provision 
of roads and utilities on public 
lands anticipated to be developed.

Administrative Short Low
City Planning, City 
Engineering, UDOT

1 . 9

Ensure that development is 
coordinated to maintain the 
character of current land uses and 
is economically viable as part of 
the General Plan. 

Administrative/
Regulatory 
Changes

Short Low City Planning
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H E R I T A G E  A N D  C H A R A C T E R
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 1

Develop regulatory criteria for 
reviewing and acting on appli-
cations for rezoning land from 
agricultural to other land uses.

Regulatory 
Changes

Short Low
City Planning, City 
Engineering

1 . 2

Identify land uses that may be 
compatible with, and support, 
continued agricultural operations, 
and include them in the City Code 
land use tables.

Regulatory 
Changes

Short Low City Planning

1 . 3

Identify properties that could 
qualify for Green Belt Preservation 
and work with property owners to 
achieve that status.

Supporting Plan or 
Study

Mid Mid
City Planning, 
Property Owners

1 . 4
Review City codes to identify 
barriers to continued agricultural 
production in the City

Regulatory 
Changes

Short Low City Planning

1 . 5

Consider long-term protection 
of farmlands and open spaces 
through acquisition, bonding, 
conservation easements, tax 
districts, impact fees, etc.

Regulatory 
Changes

Short Low
City Planning, 
Property Owners

1 . 6
Encourage the use of and support 
applications for agricultural 
protection overlay zones.

Administrative Short Low City Planning

1 . 7

Work with property owners in key 
agricultural areas, as shown on 
the General Plan Map, to adopt 
agriculture zoning to preserve 
current agricultural land uses.

Regulatory 
Changes

Short Low
City Planning, 
Property Owners

1 . 8
Assist in the organization of an ag-
ricultural preservation committee.

Administrative Short Low City Planning

2 . 1

Review and revise as necessary 
the City's codes to incorporate 
development design standards to 
protect scenic resources, historic 
structures and places, sensitive 
areas and open spaces.

Regulatory 
Changes

Mid Low
City Planning, 
County Historical 
Society
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H E R I T A G E  A N D  C H A R A C T E R
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

2 . 2

Consider adopting design regu-
lations    (such as a form based 
code) in critical areas of the City 
and along key corridors such 
as SR-9 and SR-7 to ensure that 
new development in Hurricane’s 
Historical core  is compatible with 
the City's historical character.

Regulatory 
Changes

Mid Mid

City Planning, 
County Historical 
Society, City 
Recreation

2 . 3
Upgrade the Hurricane Historical 
Museum.

Capital Project Mid High City Admin

2 . 4
Develop a "self-guided history 
tour" highlighting Hurricane's 
historic landmarks.

Administrative Short Low
City Planning, 
County Historical 
Society

2 . 5
Support and assist the City's new 
Farmer's Market to ensure its 
success.

Administrative Short Low City Recreation

2 . 6

As part of local development 
strategy, develop local trails, 
maps, and guides to promote 
Hurricane's adventurous atmo-
sphere.

Administrative Short Low
City Recreation, 
City Planning, City 
GIS

3 . 1

"Develop a Downtown/historic 
main street master plan and 
accompanying zoning or overlay 
development standards to 
address: 
Mixed Uses; Design Standards; 
Infill Standards; Building Facades; 
Public Realm Enhancements; 
Gathering Places"

Supporting Plan or 
Study

Short High City Planning

3 . 2

Explore the redevelopment of 
the community center area as a 
catalyst project to revitalize the 
downtown area. Conduct a fiscal 
impact study to understand the 
amount of tax revenue, jobs, and 
other benefits such a project could 
provide while considering the cost 
of service.

Supporting Plan or 
Study

Mid Mid
City Planning, City 
Recreation, City 
Parks
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H E R I T A G E  A N D  C H A R A C T E R
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

3 . 3

Beautify Downtown's public 
spaces by enhancing landscaping, 
updating public furnishings, and 
establishing a façade improvement 
program to incentivize business 
owners to update their storefronts.

Capital Project Long High City Admin

3 . 4
Explore funding grants such as 
CDBG Block Grants to accomplish 
downtown vibrancy goals.

Administrative Mid Low City Planning

3 . 5
Develop a Downtown community 
arts program and district to 
display public art.

Administrative Short Mid
City Planing, City 
Recreation, Public 
Arts Committee

3 . 6
Create a Parking Plan for the 
Downtown area.

Supporting Plan or 
Study

Short Mid
City Planning, City 
Engineering

3 . 7

Review City codes to identify 
possible regulatory barriers to 
Downtown development and 
identify possible incentives to 
support the types of development 
that the City supports. Options 
could include: Consider a 
Downtown District form-based 
code, Evaluate parking require-
ments, Waive or reduce local 
development fees, Review project 
permitting processes for redun-
dancies/inefficiencies, Consider 
a grant program to help local 
businesses update facades on 
buildings or provide for additional 
updates.

Regulatory 
Changes

Short Low City Planning

91

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 95 of 108 
Docket No. 23-035-48 



H O U S I N G
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 1

Consider adopting regulations to 
provide a bonus of one additional 
housing unit for each affordable 
unit provided, up to 5% of the 
total number of residential units in 
certain zones.

Regulatory 
Changes

Short Low City Planning

1 . 2

Ensure that developments that 
receive incentives for affordable 
housing provide plans to maintain 
the affordability of the units 
beyond the first occupants or a set 
time period.

Regulatory 
Changes

Short Low City Planning

1 . 3

 Allow for moderate income resi-
dential development in mixed-use 
zones and planned commercial 
and neighborhood commercial 
zones based on guaranteed low 
to moderate income rental or 
ownership rates for a set time 
period.

Regulatory 
Changes

Short Low City Planning

1 . 4
 Zone for affordable housing near 
major corridors such as SR-9.

Regulatory 
Changes

Mid Low City Planning

1 . 5

Continue to allow for accessory 
dwelling units for full-time and 
short-term renters, which provides 
revenue for City residents

Regulatory 
Changes

Short Low City Planning

1 . 6

Consider revising the land use 
code for mixed use and planned 
commercial zones to set specific 
densities and percentages of 
residential uses in commercial 
zones, with density bonuses 
available for deed restricted rent 
and sales prices.

Regulatory 
Changes

Mid Low City Planning
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H O U S I N G
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 7

Begin a study on the per-acre 
density standards in multifam-
ily zones and consider how to 
rewrite the land use code to 
more easily accommodate more 
single bedroom units with less 
parking on the same size parcels, 
Consider amending the land use 
code to adjust density per acre 
standards to be based on number 
of bedrooms and parking require-
ments rather than unit count.

Regulatory 
Changes

Mid Low City Planning

1 . 8

Create a plan to enforce Short 
Term Rental violations with civil 
penalties to increase regulation 
authority.

Regulatory 
Changes

Mid Low City Planning

1 . 9

Adopt a policy regarding the 
implementation of Public Infra-
structure Districts (PIDs), as well as 
a vision for enacting Community 
Reinvestment Areas (CRAs) to 
support a variety of housing stock.

Regulatory 
Changes

Mid Low
City Planning, City 
Engineering

1 . 1 0

Consider the impact of a transfer-
able developmental rights (TDR) 
program to ensure preservation of 
agricultural land and open space 
in exchange for increased intensity 
of uses in key, supportable areas.

Supporting Plan or 
Study

Mid Mid
City Planning, City 
Admin 

1 . 1 1

The City will continually review 
the Moderate Income Housing Plan 
and update the goals and strate-
gies to align with this 2021 General 
Plan and ensure the plan complies 
with state law.

Supporting Plan or 
Study

Short Low
City Planning, City 
Admin 
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T R A N S P O R T A T I O N
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 1

Annually assess the fiscal 
feasibility of prioritized project 
recommendations outlined in the 
2019 Transportation Master Plan.

Administrative Short Low
City Planning, City 
Engineering

1 . 2
Develop bicycle route and parking 
standards.

Regulatory 
Changes

Mid High
City Planning, City 
Engineering

1 . 3
Designate, sign, and leverage 
recreational bicycle routes.

Capital Project Long Mid
City Planning, City 
Recreation

1 . 4
Develop an active transportation 
committee

Administrative Short Low
City Planning, City 
Recreation

1 . 5

Coordinate with Washington and 
St. George to include SunTran 
routes in Hurricane.

Capital Project/ 
Administrative 

Mid High

City Planning, 
City Engineering, 
St. George City, 
SunTran, UDOT

1 . 6

Consider locations for future 
park-and-ride lots for public 
transportation and ride sharing.

Supporting Plan or 
Study

Mid Mid

City Planning, 
City Engineering, 
St. George City, 
SunTran, UDOT

1 . 7

Consider developing transpor-
tation demand management 
programs and traffic control 
measures among businesses and 
employers which are substantial 
generators or attractors of traffic 
in order to reduce trip generation, 
traffic congestion, and air quality 
impacts.

Regulatory 
Changes/Support-
ing Plan

Mid Mid
City Planning, City 
Engineering, UDOT

1 . 8
Develop an Active Transportation 
Master Plan

Supporting Plan or 
Study

Short Mid
City Planning, City 
Recreation, City 
Engineering
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E C O N O M Y
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 1
Coordinate with health care 
companies to expand their 
medical facility in Hurricane.

Capital Project/ 
Administrative

Short Low City Planning

1 . 2

Create a downtown master 
plan that will guide the City in 
redevelopment and recommend 
standards for public infrastructure, 
streets, sidewalks and trails, bike 
lanes, housings, and commercial 
uses.

Supporting Plan or 
Study

Mid High City Planning

1 . 3

Create an economic development 
master plan that will outline 
strategies for attracting business 
and retaining current business 
within the City and identify a 
council to execute and implement 
the plan.

Supporting Plan or 
Study

Mid High City Planning

1 . 4

Create a retail strategy plan that 
understands current sales tax gen-
erators and where areas of growth 
might be best accommodated.

Supporting Plan or 
Study

Mid High City Planning

1 . 5

Create a financial sustainability 
model that projects key future 
expenditures and revenues to 
best understand city capacity and 
future development potential/
impacts.

Supporting Plan or 
Study

Mid Mid City Planning

1 . 6

Support creating commercial 
spaces in population Centers in 
the City to provide services to 
those areas.

Administrative Short Low City Planning

1 . 7

Create a citywide understanding 
of the financial implications of 
each development type, clearly 
outlining fiscal impacts and costs 
of services for all commercial and 
residential uses.

Supporting Plan or 
Study

Mid Mid City 
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E C O N O M Y
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

1 . 8

Support mix uses developments 
in key areas to support future 
commercial growth. Require a 
minimum percentage of those 
developments be retained as 
commercial space.

Supporting Plan or 
Study

Short Low City Planning

1 . 9
Support continued industrial 
growth and zone changes in 
appropriate areas of the City.

Supporting Plan or 
Study

Short Low City Planning

1 . 1 0

Support the Zion Regional Col-
laborative to bring infrastructure 
improvements into the area that 
will help attract tourists.

Administrative Short Low City Planning

1 . 1 1
Create activities in the downtown 
area to attract people to commer-
cial sites.

Administrative/
Capital Project

Short Mid-High City Planning

1 . 1 2

Periodically review and update 
the City’s policy regarding the 
implementation of Public Infra-
structure Districts (PIDs), as well as 
a vision for enacting Community 
Reinvestment Areas (CRAs) to 
support a variety of commercial 
and residential properties.

Supporting Plan or 
Study

Short Mid
City Planning, City 
Admin

1 . 1 3

Allow for Heavy Industrial in 
proper areas, ensure there is 
proper buffering between heavy 
industrial sites and residential 
areas.

Regulatory 
Changes

Short Low
City Planning, City 
Admin
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1 . 1

The City will evaluate the 
locations, amount, and quality of 
recreation and open space fre-
quently to assure that current and 
future populations have adequate 
access to these amenities.

Capital Project Short Low
City Planning, City 
Recreation

1 . 2

The City will periodically review 
development impact fees and/or 
land dedication requirements to 
ensure they accurately reflect the 
true costs to the City of providing 
parks and recreation facilities for 
its residents.

Regulatory 
Changes

Short Low
City Planning, City 
Recreation, City 
Administration

1 . 3

Consider cost effective and 
self-sustaining upgrades to/
expansion of the Community 
Recreation Center or a phased 
approach to expansion.

Capital Project Mid High
City Admin, City 
Recreation

1 . 4

Review standards for level of 
service, proximity and service 
areas for pocket/neighborhood 
parks to expand residential access 
to recreation.

Regulatory 
Changes

Mid Low
City Planning, City 
Recreation

1 . 5

Explore feasibility of using 100 
West (from State Street to 100 
South) as a pedestrian oriented 
plaza.

Capital Project Mid High
City Admin, City 
Planning, City 
Recreation

2 . 1

Update the City's trails and active 
transportation master plan to 
include: 
Timeline, funding, and partners for 
proposed/planned trail projects 
Identify trailheads for upgrades 
Identify key locations and trail-
heads for wayfinding signage and 
maps 
Standards for bike lanes and 
locations for future bike route

Supporting Plan or 
Study

Short Mid
City Planning, City 
Recreation, City 
Engineering

97

Have Your Say Hurricane | Hurricane City General Plan 2020
Rocky Mountain Power 

Exhibit 3 Page 101 of 108 
Docket No. 23-035-48 



O P E N  S P A C E  A N D  T R A I L S
S T R A T E G Y T Y P E T I M E F R A M E C O S T L E A D

2 . 2

Consider revising City codes to 
require master planning to provide 
open spaces and recreation 
facilities for all residential projects 
larger than 20 acres.

Regulatory 
Changes

Short Mid
City Planning, City 
Recreation

2 . 3
Improve key intersections where 
trails cross major roads with 
enhanced crosswalks.

Project Long High
City Planning, City 
Recreation, City 
Engineering

2 . 4

Coordinate with canal companies 
to explore the possibility of canal 
trails.

Project Long Mid

City Planning, 
City Recreation, 
Hurricane Canal 
Company

2 . 5
Apply for grants to achieve trail 
connectivity goals.

Project Short Low
City Planning, City 
Recreation

2 . 6
Propose an annual trail develop-
ment and acquisition budget.

Regulatory 
Changes

Short Low
City Planning, City 
Recreation

2 . 7
Pursue purchasing or dedication 
of waterways, floodplains, and 
washes for trails within the City.

Capital Project Long High
City Planning, City 
Recreation, City 
Engineering

2 . 8

Assist in the organization of an 
Active Transportation Committee 
for hikers and bikers to engage the 
community in trails planning.

Administrative Short Low
City Planning, City 
Recreation
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1 . 1

Review and revise City codes, as 
necessary, to implement project 
planning and design standards to 
protect scenic vistas, natural open 
spaces, and wildlife habitats.

Regulatory 
Changes

Short Low City Planning

1 . 2

The City will continue to monitor 
air quality standards set by the 
State Board of Air Quality and 
petition for standards particular to 
Washington County.

Administrative Short Low City Planning

1 . 3

Develop a sensitive areas master 
plan that addresses preservation 
of key natural spaces and wildlife 
corridors

Supporting Plan or 
Study

Mid Mid
City Planning, City 
Engineering

1 . 4

Update Hurricane’s Sensitive Land 
and Hillside Ordinance to ensure 
the protection of sensitive lands 
and open space.

Regulatory 
Changes

Mid Mid
City Planning, City 
Engineering

2 . 1

Develop a "dark hours campaign” 
encouraging commercial prop-
erties to shut off bright, unused 
interior lights.

Regulatory 
Changes

Short Low City Planning

2 . 2
Convert street lighting to energy 
efficient LED bulbs.

Capital Project Short Mid City Planning

2 . 3

Ensure outdoor lighting on City 
properties uses energy efficient 
LED lighting and is directed 
downward.

Capital Project/
Regulatory 
Changes

Short Low
City Admin, City 
Planning

2 . 4
Develop a palette of Dark Sky 
friendly lighting fixtures for new 
development.

Regulatory 
Changes

Short Low City Planning

2 . 5

Consider updating current Dark 
Sky ordinances to contain “shall” 
wording, including exceptions for 
safety and security lighting.

Regulatory 
Changes

Short Low City Planning
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2 . 6

Consider adding Dark Sky com-
ponents to the Residential Zoning 
Code for new residential develop-
ments, including exceptions for 
safety and security lighting.

Regulatory 
Changes

Short Low City Planning

3 . 1

Work with the Corps of Engineers 
to obtain advance wetland iden-
tification to aid in prevention of 
wetland encroachment by public 
and private projects.

Supporting Plan or 
Study

Mid Mid
City Planning, City 
Engineering, Corps 
of Engineerings

3 . 2

Coordinate closely with the 
Washington County Water Conser-
vancy District to educate residents 
and promote available water-wise 
incentives to the public and to 
developers.

Administrative Short Low
City Planning, 
WCWCD

3 . 3

Consider updating the City’s 
landscaping and irrigation 
standards to conserve water usage 
and encourage new development 
to use low water-use landscaping. 
Techniques could include land-
scaping standards, approved plant 
lists, rainwater harvesting (where 
allowed), encouraging use of 
hydrozones, and others.

Regulatory 
Changes

Short Low City Planning
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PROJECTS
The geographic area of Hurricane is approximately 34,323 acres. Approximately 70% of that land within the 
City is undeveloped or is not developable due to land ownership, hazards, and/or environmental sensitivities. 

D O W N T O W N  H U R R I C A N E
 » Upgrade the Hurricane Historical Museum. Develop a “self-guided history tour” highlighting Hurricane’s 

historic landmarks. Support and assist the City’s new Farmer’s Market to ensure its success.

 » Develop local trails, maps, and guides to promote Hurricane’s adventurous atmosphere. 

 » Explore the redevelopment of the community center area as a catalyst project to revitalize the downtown 
area. Conduct a fiscal impact study to understand the amount of tax revenue, jobs, and other benefits 
such a project could provide while considering the cost of service. Beautify Downtown’s public spaces by 
enhancing landscaping, updating public furnishings, and establishing a façade improvement program to 
incentivize business owners to update their storefronts. Explore funding grants such as CDBG Block Grants 
to accomplish downtown vibrancy goals. Develop a Downtown community arts program and district to 
display public art. Create a Parking Plan for the Downtown area. Explore the feasibility of using 100 West 
(from State Street to 100 South) as a pedestrian oriented plaza.

T R A N S P O R T A T I O N
 » Update the Capital Facilities Plans as needed to provide guidance in construction of public facilities. 

Pursue the addition and/or expansion of a public transportation system. Coordinate with Washington 
and St. George to include SunTran routes in Hurricane. Consider locations for future park-and-ride lots for 
public transportation and ride sharing.

E C O N O M I C  D E V E L O P M E N T
 » Create an economic development master plan that will outline strategies for attracting business and 

retaining current business within the City. Support continued industrial growth and zone changes in ap-
propriate areas of the City. Support the Zion Regional Collaborative to bring infrastructure improvements 
into the area that will help attract tourists. Create activities in the downtown area to attract people to 
commercial sites. Support the expansion of health care facilities in Hurricane.

R E C R E A T I O N
 » Evaluate the locations, amount, and quality of recreation and open space frequently to assure that current 

and future populations have adequate access to these amenities. Consider cost effective upgrades to/
expansion of the Community Recreation Center or a phased approach to expansion.

 » Review standards for level of service, proximity and service areas for pocket/neighborhood parks to 
expand residential access to recreation. Complete the update to the City’s trails and active transportation 
plan.

 » Improve key intersections where trails cross major roads with enhanced crosswalks. Coordinate with 
canal companies to explore the possibility of canal trails. Apply for grants to achieve trail connectivity 
goals. Propose an annual trail development and acquisition budget. Pursue purchasing or dedication of 
waterways, floodplains, and washes for trails within the City.

C O N S E R V A T I O N
 » Ensure that City properties use xeriscaping, as appropriate, and water-wise irrigation methods.

 » Develop a “dark hours campaign” encouraging commercial properties to shut off bright, unused interior 
lights. 

 » Convert street lighting to energy efficient LED bulbs. Ensure that outdoor lighting on City properties uses 
energy efficient LED lighting and is directed downward.

KEY ACTIONS
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PLANNING AND DEVELOPMENT CODE 
A primary implementation tool for general plans is a city’s zoning and development ordinances, and the Future 
Land Use Map. The following tasks have been identified in the Hurricane General Plan to conduct additional 
planning and to review and consider updates to the City’s codes:

S U P P L E M E N T A L  P L A N N I N G 
 » Develop a Downtown/historic main street master plan and accompanying zoning or overlay development 

standards to address: Mixed uses; Design Standards; Building Facades; Public Realm Enhancements; 
Gathering Places.

 » Evaluate areas within the City where development impact fees or the creation of service areas could 
finance needed infrastructure.

 » Begin a study on the per-acre density standards in multi-family zones and consider how to rewrite the 
land use code to more easily accommodate more single bedroom units with less parking on the same size 
parcels. Consider amending the land use code to adjust density per acre standards to be based on number 
of bedrooms and parking requirements rather than unit count.

D E V E L O P M E N T  C O D E  R E V I E W  A N D  A M E N D M E N T
Zoning - Review and supplement regulatory criteria for reviewing and acting on applications for rezoning 
land from agricultural to other land uses. Support creating commercial spaces in population Centers in the 
City to provide services to those areas.

Project Planning - Consider amending the City code to require that all new developments larger than 
20 acres be master planned to protect natural features and farmlands; provide open space and recre-
ational amenities; and utilize efficient development patterns. Review and revise City codes, as necessary, 
to implement project planning and design standards to protect scenic vistas, natural open spaces, and 
wildlife habitats. Development projects that could have adverse impacts on significant wetlands should 
be designed to eliminate or adequately mitigate such adverse impacts. Periodically review development 
impact fees and/or land dedication requirements to ensure they accurately reflect the true costs to the City 
of providing parks and recreation facilities for its residents.

Establish code requirements for land development projects located within or near identified  
geologic or soils hazards to require that a geologist, soil scientist, or civil engineer identify, delineate, 
and evaluate those hazards as they affect the project area. Review and update the Sensitive Lands and 
Hillside Development requirements to ensure the protection of sensitive lands and open space.

Consider revising the land use code for mixed use and planned commercial zones to set specific densities 
and percentages of residential uses in commercial zones, with density bonuses available for deed re-
stricted rent and sales prices. 

Design Standards - Review, and revise as necessary, the City’s codes to incorporate development design 
standards to protect scenic resources, historic structures and places, sensitive areas and open spaces. 
Consider adopting design regulations in identifies areas of the City and along key corridors such as SR-9 
and SR-7 to ensure that new development is compatible with the City’s historical character.

Downtown development and redevelopment - Create a downtown master plan that will guide the City 
in redevelopment and recommend standards for public infrastructure, streets, sidewalks and trails, bike 
lanes, housings, and commercial uses.
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D E V E L O P M E N T  C O D E  R E V I E W  A N D  A M E N D M E N T
Agriculture - Review City codes to identify barriers to continued agricultural production in the City. Identify 
additional land uses that may be compatible with, and support, continued agricultural operations, and 
include them in the City Code land use tables. Identify properties that could qualify for Green Belt Preser-
vation and work with property owners to achieve that status. Consider long-term protection of farmlands 
and open spaces through acquisition, bonding, conservation easements, tax districts, impact fees, etc. 

Infrastructure - Review and adjust, as necessary, fees to assure that new development pays the total 
cost of the expansion of public utilities and services to support the development. Establish concurren-
cy standards to require or secure the installation of required infrastructure as a condition of approving 
rezoning applications.

Affordable Housing - Consider adopting regulations to provide a bonus of one additional housing unit for 
each affordable unit provided, up to 5% of the total number of residential units. 2. Ensure that devel-
opments that receive incentives for affordable housing provide plans to maintain the affordability of the 
units beyond the first occupants or a set time period. Allow for moderate income residential development 
in mixed-use zones and planned commercial and neighborhood commercial zones based on guaranteed 
low to moderate income rental or ownership rates for a set time period. Zone for affordable housing near 
major investment corridors such as SR-9. Continue to allow for accessory dwelling units for full-time renters 
and short-term renters, which provides revenue for City residents. Allow for single bedroom occupancy 
developments with lower parking requirements. Create a plan to enforce Short Term Rental violations with 
civil penalties to increase regulation authority

Conservation – Consider revisions to the City codes to require that new developments use turf grass 
sparingly, eliminating it where possible to reduce water use. Update the City’s landscaping and irrigation 
standards to conserve water usage. Techniques could include landscaping standards, approved plant lists, 
rainwater harvesting (where allowed), encouraging use of hydrozones, and other techniques. The City will 
coordinate closely with the Washington County Conservancy District to educate residents and promote 
available water-wise incentives to the public and to developers.

Dark Skies - Develop a pallet of Dark Sky friendly lighting fixtures for new development. Update current 
Dark Sky ordinances to contain “shall” wording.
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RESOLUTION NO. R-2022-2931 

A RESOLUTION FORMALLY RECOMMENDING ANNEXATION OF A COUNTY 
PENINSULA INTO ADJACENT HURRICANE CITY PURSUANT TO UT AH CODE 

ANN.§ 10-2-418(8)(c) 

WHEREAS, the Washington County (the County) has reviewed the possible annexation of 
a cow1ty peninsula into Hurricane City (the City), because the area is surrounded on three sides by 
the City, and the City has expressed an intent to seek annexation of the area; 

WHEREAS, the City has provided roadway access to this area outside the peninsula for 
many years, and in addition the County has provided roadway access inside the peninsula; 

WHEREAS, the area in question is approximately 470 acres, as is further represented on 
the map attached hereto as Exhibit A which is incorporated herein; 

WHEREAS, the area also encompasses the following county subdivisions: Adobe Hills, 
Cliffdweller Ranch, Copper Cliffs, Grassy Meadows Sky Ranch, and Hurricane Cliff Estates; 

WHEREAS, the subdivisions have an approximate population of 218 based on 2020 
official census figures; 

WHEREAS, the County makesthe following findings regarding the proposed annexation 
of the entire peninsula into the City: 

1. The area to be annexed can be served more efficiently by the City than by the
County, because the City anticipates that its municipal services will reach the
annexation area due to future development.

2. Without annexation of the peninsula, future development of the annexation area
would be limited, because the County is unable to provide the types of services in
this location that are better provided by a municipal entity.

3. Without annexation of  the peninsula, the types of services provided by the County
would result in the wasteful overlap of governmental functions, including safety
and police functions, roadway access and maintenance, and other governmental
functions like community development services.

4. Annexation of the peninsula into the City will result in a more equitable distribution
of community resources and obligations between the City and the County, and it 
will correct the wasteful overlap of community services.

5. The historic development in the peninsula area is suburban in nature, and not
proximate to the City center. For this reason, the peninsula developed as a separate
community, remote from any City core. It was not a natural area for the City to
annex until future urban and suburban development came closer to this location.

6. The natural te1rnin and geographic features in the area also support City annexation.
Particularly, a bluff to the east of the county peninsula is a natural boundary for the
City, and the peninsula is inside the topographic area which should logically be
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RESOLUTION NO. R-2022-2931 
Page 12 

• 

included in the City. These natural features limit future development of the City 
area beyond the eastern bluff. 

WHEREAS, annexation of the entire peninsula and all of its existing land and existing 
subdivisions is in the best interest of the County, and is for the present and future benefit of its 
residents. 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNTY COMMISSION OF 
WASHINGTON COUNTY, UTAH, that it formally recommends annexation of the entire 
peninsula described above into Hurricane City pursuant to Utah Code Ann. § 10-2-418(8)( c), based 
on the findings included herein, and further finds that the County will assist in facilitating the 
annexation as needed. 

VOTED UPON AND PASSED BY THE WASHINGTON COUNTY COMMISSION AT 
A REGULAR MEETING HELD ON THE 15th DAY OF MARCH, 2022. 

ATTEST: 

c)/fffiW__) 
Susan  erk/Auditor 

Approved as to Form: 

Deputy Washington County Attorney 

WASHINGTON COUNTY COMMISSION 

R IVERSON, Chainnan 
Washington County Commission 

Commissioner Iverson voted /\  i1v\e_ 
Commissioner Snow voted  
Commissioner Almquist voted  Q., 
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WO #8299066 

ASSET PURCHASE AGREEMENT 

BETWEEl\" 

ROCKY MOU1\""TAIN PO\VER 

AND 

HURRICAI\'E CITY 

This Asset Purchase Agreement (the "Agreement"), dated this 3rd day of August 
2023 is between Hurricane City. a Utah municipal corporation ("Buyer"); and PacifiCorp, an Oregon 
corporation doing business in Utah as Rocky Mountain Power ("Rocky Mountain Power"). Rocky 
Mountain Power and Buyer are sometimes referred to collectively as "Parties" and individually as 
"Party." 

WHEREAS. Roch.-y Mountain Power owns certain Assets located in Hurricane, Utah; 
and 

\VHEREAS, Buyer has agreed to purchase the Assets from Roch.-y Mountain Power 
and Rocky Mountain Po,ver hereby agrees to sell the Assets to Buyer in accordance with and 
subject to all of the tem1s and conditions of sale as expressed herein; and 

NOW, THEREFORE, for and in consideration of the mutual promises and covenants 
and conditions set forth in this Agreement, the sufficiency of which is hereby mutually acknowledged 
and accepted, the Parties hereto agree as follows: 

1. Definitions.

For purposes of this Agreement, the following terms used herein but not otherwise defined 
herein shall have the following meaning when used with initial capitalization. whether singular or 
plural: 

1.1 "Assets" means those assets owned by Roch.-y Mountain Power, as set forth in 
Exhibit A. A map showing the location of the Assets is attached as Exhibit B. 

1.2 "Commission" means the Utah Public Service Commission. 

1.3 "Purchase Price'' means the price Buyer will pay to Rocky Mountain Power in 
exchange for the Assets, pursuant to Section 2 herein. 

1.4 "Transfer Date" means the date upon which Rock.-y Mountain Power conveys to 
Buyer the bill of sale for the Assets. 

2. Sale and Purchase of Assets.

2.1 Assets to Be Sold. Subject to all of the terms and conditions of this Agreement. Roch.-y 
Mountain Power agrees to sell and Buyer agrees to buy all of Rocky Mountain Power's right, title 
and interest in the Assets. 

2.2 Purchase Price. The Purchase Price for the Assets shall be nvo

HUNDRED & SIX THOUSAND DOLLARS (S206,000). 

Customer 
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2.3 Pavment. The Purchase Price shall be paid to Rock.-y Mountain Po\ver by Buyer 
within fifteen (15) days of the dare this Agreement is executed by both Parties: such payment shall 
be by check. 

2.4 Instrnmenrs of Convevance and Transfer. Subject ro the satisfaction of the 
conditions precedent set forth in Section 8 below. and pursuant to all of the terms and conditions of 
this Agreement. Rock.-y Mountain PO\ver shall execute and deli\'er ro Buyer a bill of sale to vest in 
Buyer good and marketable rirle ro rhe Assets. subject to no security interests. liens or 
encumbrances. and substantially in the form of rhe unexecured bill of sale attached hereto as Exhibit 
C. 

2.5 Proration of Personal Property Taxes. Rocky Mountain PO\\·er shall be 
responsible for personal property taxes owed as of the Transfer Date. If Buyer, as a 
municipal corporation. is required to pay any personal property taxes. it shall be 
responsible all such taxes after the Transfer Dare. Buyer sha ll reasonably cooperate \\·ith 
Rocky Mountain Po\ver ro account for any personal property taxes assessed and paid by 
Rocky Mountain Power for periods after the Transfer Dare. 

2.6 Sales. Transfer and Other Taxes. Any sales. excise. transfer. purchase. use, or 
similar tax which may be payable by reason of the sale of all or a portion of the Assets shall be 
borne and paid by Rock.-y Mountain PO\Yer. 

3. Ownership: Disconnect and Reconnection Obligations: Operation and .Maintenance: Risk of 
Loss 

3.1 Ownership. Rock-y Mountain PO\wr shall own the Assets until rhe Transfer Date. 

3.2 Operation and Maintenance: Risk of Loss. After rhe Transfer Dare, Buyer shall own 
and be solely responsible for the operation and maintenance of the Assets and risk of loss of the 
Assets. Prior ro the transfer date. Rocky Mountain Power shall be responsible for the operation and 
maintenance of the Assets. For the life of the Assets, Buyer shall at all times operate and maintain 
the Assets in accordance with prndent utility practice. 

3.3 Disconnect and Reconnection Obligations. The Parties shall each be separately 
responsible for their own costs in effectuating the transfer of Assets to Buyer and the separation 
of the connections between Buyer·s and Rocky Mountain Power·s respective systems. Rocky 
Mountain Power shall be responsible for separating the connection between the Assets and 
Rocky .Mountain Power's distribution system. Buyer shall be responsible to reconnect rhe Assets 
to Buyer·s own distribution feeder. The Parties shall coordinate and cooperate to this end. 

4. Representations and Warranties of Rock.-v Mountain Power. 

Roch.-y .Mountain Power represents and warrants as follows: 

4.1 Orn:anization and Powers ofRockv Mountain Power. Roch.-y Mountain Power is an 
Oregon corporation. duly organized and validly existing under the laws of the State of Oregon. and 
is duly qualified to do business in the State of Utah. Rocky .Mountain Power has all requisite power 
and authority to O\\"ll the Assets. 

Customer 
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4.2 Anthoritv Relative to Agreement: Govenunental Authorization. Rock-y Mountain 
Power has the power and authority to execute and deliver this Agreement and to consummate the 
transactions contemplated hereby. This Agreement has been duly and Yalidly authorized and 
constinnes the Ya lid and binding obligation of Rocky Mountain Power enforceable in accordance 
with its terms, except as enforcement may be limited by applicable bankrnptcy, insolvency. 
reorganization, moratorium or similar laws affecting the enforcement of creditors' rights generally 
and except that the availability of the equitable remedies of specific performance and injunctive relief 
are subject to the discretion of the comt before ,vhich any proceeding may be brought. No 
declaration. filing or registration with, or notice to. or authorization. consent or approval of. any 
governmental or regulatory body or authority is necessary for the execution and delivery of this 
Agreement by Rock-y Mountain Power or the consununation by Rock-y Mountain Power of the 
transactions contemplated by this Agreement, provided that Rocky !\fountain Pov,:er makes no 
representation or warranty ,vith respect to approvals which may be required from the Utah Public 
Service Commission or the Federal Energy Regulatory Commission. 

4.3 Non-Contravention: Approvals. The execution and deliwry of this Agreement and 
the consummation of the transactions contemplated hereby will not ,·iolate. conflict with or result 
in a breach of any provision of. or constinne a default under. or result in the termination of any 
note. bond. mortgage. indennire, deed of trnst. contract. lease or other instmment. obligation or 
agreement of any kind to which Roc.ky Mountain Power is now a Parry or by which any of its 
assets may be bound or affected. 

4.4 Title to the Assets. Rock-y Mountain Power has good and marketable title to the Assets 
free and clear of all liens. mortgages. pledges. claims. charges. security interests or other 
encumbrances. 

4.5 Condition of Assets. The Assets will be sold to Buyer "AS IS. WHERE IS." Roch.-y 
Mountain PO\ver hereby disclaims and excludes herefrom. (a) any express or implied representation 
or warranty as to the value. condition. design. operation, or quality of the materials or ,vorkmanship 
in. or any defects in, the Assets. (b) any express or implied ,varranty of merchantability or fitness for 
use or for a particular purpose. or (c) any express or implied representation, guarantee. obligation. 
liability or waITanty of Rock-y Mountain Power. express or implied, of any kind, arising by law or 
from course of performance, course of dealing. or usage of trade . 

5. Representations and \Varranties of Buyer. 

Buyer represents and warrants as follows: 

5. 1 Organization and Po,vers of Buver. Buyer is a Utah municipal corporation duly 
qualified to do business in the State of Utah. Buyer has all requisite power and authority to o,vn 
ti.le Assets. 

5.2 Authoritv Relative to Af!reement; Govenunental Authorization. Buyer has the 
power and authority to execute and deliver this Agreement and to consummate the transactions 
contemplated hereby. This Agreement has been duly and validly authorized and constimtes the 
valid and binding obligation of Buyer enforceable in accordance with its terms. excepr as 
enforcement may be limited by applicable bankrnptcy. insolvency. reorganization. moratorium or 
similar laws affecting the enforcement of creditors' rights generally and except that the availability 
of the equitable remedies of specific performance and injunctive relief are subject to the discretion 
of the court before which any proceeding may be brought. No declaration. filing or registration 
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with, or notice to. or authorization, consent or approval of. any governmental or regulatory body or 
authority is necessary for the execution and delivery of this Agreemenr by Buyer or the 
consummation by Buyer of the transactions contemplated by this Agreement. provided that Buyer 
makes no representation or warramy with respect to approvals which may be required from the 
Utah Public Service Commission or the Federal Energy Regulatory Commission. 

5.3 Non-Contrawntion: Approvals. The execution and delivery of this Agreement and 
the consummation of the transactions contemplated hereby will not violate. conflict \\·ith or result in 
a breach of any provision of. or constimte a default under. or result in the termination of any note. 
bond. mortgage. indenmre, deed of trnst. contract. lease or other instrnmem. obligation or agreement 
of any kind ro which Buyer is nmv a Party or by which any of its assets may be bound or affected. 

5.4 Condition of Assets. The Assets will be purchased by Buyer "AS IS, WHERE IS." 
Buyer ackr10\vledges that Roch.-y .Mountain Power disclaims and excludes here from, (a) any express 
or implied representation or warranty as to the value, condition. design. operation. or quality of the 
materials or \\·orkmanship in. or any defects in, the Assets. (b) any express or implied \\'arranty of 
merchantability or fitness for use or for a particular purpose. or ( c) any express or implied 
representation, guarantee, obligation. liability or warranty of Rocky Mountain Power. express or 
implied, of any kind. arising by la\v or from course of performance. course of dealing. or usage of 
trade. 

6. Covenants of Rock.v' Mountain Power. 

Roch.-y Mountain Po\ver covenants and agrees as follO\\·s: 

6.1 Conduct of Business. Roch.-y Mountain Power shall own and operate the Assets for 
the time periods set forth in Section 3 herein in accordance \Yith its past practices and shall engage 
in no material transactions relating to the Assets out of the ordinary course of business, including 
entering into any contract or financing arrangement that limits Rocky Mountain Power's ability to 
sell the Assets to Buyer. 

6.2 Insurance. Until the Transfer Date, Rocky Mountain Power shall continue to self-
insure or carry insurance currently in effect related to the Assets. adequate to insure the Assets 
against loss or damage by fire and other risks. and public liability consistent with and in 
accordance with its past practices. 

6.3 Reasonable Efforts. Subject to the terms of this Agreement and fiduciary 
obligations under applicable law, Rock.-y .Mountain Power shall use commercially reasonable efforts 
to effecmate the transactions contemplated by this Agreement and to folfill all of the conditions of 
the Parties' obligations under this Agreement and shall do all such acts and things as reasonably 
may be required to carry out Rock.-y .Mountain Power's obligations hereunder and to complete the 
transaction contemplated by this Agreement. 

6.4 Notification. _Rocky Mountain Power wilt give Buyer prompt written notice of 
any event, condition or fact arising prior to the Transfer Date that would cause any of its 
representations and warranties in th.is Agreement to be untrue in any material respect. 

6.5 Access to Assets. Until the Transfer Date, Rock.-y Mountain Power shall allow 
Buyer and its authorized agents and representatives reasonable access to the Assets. 
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7. Covenants of Buyer. 

Buyer covenants and agrees as follows: 

7. 1 Conduct of Business. Prior to the Transfer Date, Buyer shall operate the Assets for 
the time periods set forth in Section 3 herein in accordance \Vith Rocky Mountain Power's 
instructions, if any. and Rocky Mountain Power's past practices. Prior to the Transfer Date, Buyer 
shall engage in no material transactions relating to the sale or disposition of the Assets in whole or 
in part. 

7.2 Insurance. After the Transfer Date, Buyer shall carry insurance adequate to insure the 
Assets against loss or damage by fire and other risks. and public liability consistent \Vith and in 
accordance with its past practices for like assets. 

7.3 Reasonable Effons. Subject to the terms of this Agreement and fiduciary obligations 
under applicable law, Buyer shall use commercially reasonable efforts to effectuate the transactions 
contemplated by this Agreement and to fulfill all of the conditions of the Parties' obligations under 
this Agreement and shall do all such acts and things as reasonably may be required to carry out 
Buyer's obligations hereunder and to complete the transaction contemplated by this Agreement. 

7.4 Notification. Buyer will give Roch.')' Mountain Power prompt written notice of 
any event. condition or fact arising prior to the Transfer Date that ,vould cause any of its 
representations and warranties in this Agreement to be untme in any material respect. 

7.5 Access to Assets. Until the Transfer Dare, Buyer shall allow Roch.·y Mountain 
Power and its authorized agents and representatives reasonable access to the Assets. 

7.6 Indemnitv. Buyer shall defend. indemnify, and hold harmless Rocky Mountain 
Power. its officers, directors. employees. and agents. from and against any and all liability. loss. 
damage. claims. suit or cause of action arising out of or relating to Buyer's ownership. operation or 
maintenance of the Assets. This obligation shall survi\'e the termination of this Agreement and 
completion of the transactions contemplated by this Agreement. 

7.7 Righrs-of-wav. Buyer represents and warrants that it has s ecured a ll 
easements or o ther real property rights, l icenses. or permissions (--rights -of-way" ) 
necessa ry to connect and provide p o\ver to the existing system comprised of the 
Asse ts. Rocky Mountain Power assigns and conveys to Buyer all ri ght s -of-way 
occupied by the Asse ts. and Rocky Mountain Power agrees to execute additional 
documents as reasonabl y necessary to effectu a te the trans fer and confirmation of 
such rights-of-way. 

7.8 Operation. Maintenance. Repair. or Replacement of the Assets. Buyer has or will 
arrange for qualified personnel to operate. maintain, and repair the Assets. and will in no way rely on 
Rock')' Mountain Power for such services. Buyer has or is prepared to locate and procure on its own 
behalf. replacement components. including transformers. in the event of failure of any or all of the 
Assets at any time. Buyer takes full responsibility for the installation of such replacement 
components. 

8. Conditions Precedent: Bill of Sale. 
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All of the obligations of Rocky Mountain Power under this Agreement. including irs 
obligation to transfer title to rhe Assets to Buyer by providing Buyer \\'ith rhe bill of sale 
contemplated herein, are subject to the fulfillment. prior to and upon the Transfer Dare. of each of 
the follo\\'ing conditions: 

8.1 Representations. Warranties and Co,·enanrs of Buver. All representations and 
\\'arranties made in this Agreement by Buyer shall be trne and correct in all material respects as of 
the Transfer Dare as fully as though such representations and \\'arranries had been made on and as 
of the Transfer Date. and as of the Transfer Date. Buyer shall ha,·e complied in all material respects 
\Yith all covenants made by it in this Agreement. 

8.2 Litigation. At the Transfer Date. there shall nor be in effect any order. decree. or 
injunction of a coun of competent jurisdiction restraining. enjoining. or prohibiting rhe 
consununation ofrhe transactions contemplated by this Agreement (each Pany hereby agreeing ro 
use its reasonable efforts, including reasonable appeals to higher courts. ro haYe any such order. 
decree or injunction set aside or lifted). and no action shall have been taken. and no sramte. rule. or 
regulation shall have been enacted, by any state or federal government or governmental agency in 
the United States which \\'Ould prevent the consummation of such transactions. 

8.3 Pavment of Purchase Price. Buyer shall have paid ro Rocky Mountain Po,ver the 
Purchase Price. 

8.4 Termination of Load Service Contracts. (a) The Parties shall have agreed in writing to 
the termination of the follO\ving contracts: (i) that certain Load Service Contracts for PacifiCorp load 
on meters 82140348 and 516 I 5022, dated January 31. 2023; and (ii) that certain Load Service 
Contract for City of Hurricane load on meters 82140348 and 66686456, dared January 31 , 2023; and 
(b) with respect to the Load Service Contract described in (a)(ii) of this Section 8.4, the termination of 
such contract was accepted for filing by the Federal Energy Regulatory Commission. 

8.5 Conveyance of Bill of Sale. No later than thiny (30) days after the date upon which 
all of the conditions u1 Sections 8.1 through 8.4 have been satisfied. Rocky Mountain Po,ver shall 
convey to Buyer the bill of sale for the Assets. 

9. Survival of Representations and \Varranties. 

All representations and warranties of the Parries. and all liability therefor, shall survi\'e for a 
period of one year past the Transfer Date, at which tune the obligations under th.is agreement shall 
cease and expire. Notwithstanding the forgoing. obligations under Section 7.06 shall contume 
indefinitely. 

10. Termination. 

10.1 Termination. This Agreement may be terminated and abandoned at any tune 
prior to the Transfer Date if: 

(a) The Panies agree in writing to terminate this Agreement by munial consent: or 

(b) Buyer delivers a written notice to Rock')' Mountain Power to the effect that 
Rocky Mountain Power has defaulted in a material respect under one or more of its covenants and 
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agreements contained herein (which shall be specified in detail in such notice). and such condition 
or conditions have not been satisfied or such default or defaults have not been remedied ( or waived 
by Buyer) within thirty (30) days after the date such notice is delivered by Buyer to Rocky 
Mountain Power; or 

(c) Rock-y Mountain Pmver delivers a written notice to Buyer to the effect that 
Buyer bas defaulted in a material respect under one or more of its covenants and agreements 
contained herein (which shall be specified in detail in such notice). and such condition or 
conditions have not been satisfied or such default or defaults have not been remedied ( or waived by 
Rock-y Mountain Power) ,vi thin thirty (30) days after the date such notice is delivered by Rock-y 
Mountain Power to Buyer; or 

(d) The Transfer Date shall not have occurred on or before November 1. 2023. or 
such later date to which the term of this Agreement may be extended pursuant to mutual agreement 
of the Parties, provided that one of the Parties gives notice to the other so terminating this Agreement 
and that the Party seeking such termination has not defaulted in a manner responsible for delaying 
the Transfer Date past November 1. 2023. 

10.2 Effect of Termination. Except "·here specific terms and conditions of th.is Agreement 
proYide that such terms and conditions survive tem1ination of this Agreement. any termination 
pursuant to this Section l 0 shall relieve both Parties hereto of their obligations set forth herein, and 
any such termination constitutes a failure of the conditions to the obligations of the Panies to 
implement this Agreement. except that nothing herein will relieve any Party from liability for any 
breach of this Agreement. 

11. Termination of Load Service Contracts. The Panies agree that effective upon the Transfer Date, the 
service obligations of each Party under the following contracts shall cease and such contracts shall, 
subject to any required regulatory filings and approvals, terminate and be of no further force and 
effect: (i) that certain Load Service Contracts for PacifiCorp load on meters 82140348 and 
51615022, dated January 31 , 2023; and (ii) that certain l oad Service Contract for City of Hurricane 
load on meters 82140348 and 66686456, dated January 31 , 2023 . 

12. Assis:mment. 

Neither Pany may assign its rights under this Agreement to any third party without the 
,vritten consent of the other Party. 

13. Jurisdiction of Re1rnlatorv Authorities. 

In the e\'ent that the Commission or any other state. federal, or municipal authority 
determines that any provision of this Agreement conflicts with or is in violation of applicable law. 
or issues any rnles. regulations. or orders which require Rock.-y Mountain Power to alter or amend 
any of the proYisions of this Agreement or to terminate this Agreement, or that othenvise preclude 
or materially interfere with or rescind the transfer of assets contemplated herein. this Agreement 
automatically shall be amended to comply ,vith such determination. amendment. rnle, regulation. or 
order; or, if so ordered. th.is Agreement shall terminate without effecting transfer of the Assets to 
Buyer. or the Assets and the purchase price shall be reh1rned if transfer has already occurred ; and in 
any of the foregoing events. Rocky Mountain Po,ver shall not be liable to Buyer for damages or 
losses of any kind \Yhatsoewr. including consequential damages. which Buyer may sustain as a 
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result of such determination. amendment, rnle. regulation. or order. or modification or termination 
of this transaction. 

14. Miscellaneous. 

14.1 Amendment. This Agreement may be amended only by an instrnment in writing 
execmed by the Parties which expressly refers to this Agreement and states that it is an amendmem 
hereto. 

14.2 Section and Para~uaph Headings. The Section and Subsection headings contained in 
this Agreement are for reference purposes only and shall not in any way affect the meaning or 
interpretation of this Agreement. 

14.3 Waiver. Any of the terms or conditions of this Agreement may be ,,-aived at any 
time and from time to time. in writing. by the Patty entitled to the benefit of such terms or 
conditions. 

14.4 Notices. All notices. requests. demands. and other communications given by Buyer 
or Rocky' Mountain Power shall be in writing and shall be deemed to haw been duly given when 
telecopied. when delivered personally in writing or when deposited into the United States mail. to 
the following addresses: 

If to Rocky' Mountain Power: 

With a copy to: 

If to Buyer: 

With a copy to: 

Rocky' Mountain Power 
Attn: Renee Tuckett 
Business Analyst 
70 North 200 East 
American Fork, Utah 84003 

Rocky' Mountain Power 
Attn: Jason Hoffman 
Customer & Regulatory Liaison 
825 NE Multnomah. Suite 800 
Portland, OR 97232 

Hurricane Power 
Attn: Scott Hughes 
147 North 870 West 
Hurricane, Utah 84737 

Hurricane City Attorney's Office 
Attn: Dayton Hall 
147 North 870 West 
Hurricane. Utah 84737 

or to such other address as Buyer or Rocky1 Mountain Power may designate in ,niting. 

14.5 Integrated Agreement. This Agreement. when executed, constih1tes the entire 
agreement between the Parties hereto. and supersedes and negates all prior line extension 
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agreements and understandings. oral and \Hitten. berween the Panies hereto \Vith respect to the 
Assets. 

14.6 Counterparts. This Agreement may be executed in rwo counterparts, each of which 
shall for all purposes be deemed to be an original and both of ,Yhich shall constimte one and the 
same instrnment. 

15. Jury ·waiver. To the fullest extent permitted by law, each of the parties hereto 
waives any right it may have to a trial by jury in respect of litigation directly or indirectly arising 
out of, under or in connection with this Agreement. Each paity further waives any right to 
consolidate any action in which a ju1y trial has been waived with any other action in which a jmy 
trial cannot be or has not been waived. 

16. Governin!! Law and Jurisdiction. This Agreement, and the application or 
interpretation thereof, shall be governed exclusively by its terms and by the laws of the State of 
Utah. The parties hereby agree to bring any such action before the Fifth Judicial District Court, 
Washington County, State of Utah and, in addition, to submit themselves to the jurisdiction of the 
Comts in the State of Utah. 

IN \VIThr.SS WHEREOF. the Parties have signed this Agreement as of the date 
first above written. 
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Customer 

SELLER: 

BUYER: 

EXHIBITC 

BILL OF SALE 

ROCKY >,10Ul\ 1 AIN POWER 

HURRICAKE POWER 

FOR VALUABLE CONSIDERATIO)l totaling TWO HU~'DRED & SLX THOUSA .. ND 
DOLLARS (S206.000) The receipt of which is hereby adillO\Yledged. Roc.ky Mountain Power 
("Seller"). hereby grants, bargains. sells and deliYers to Hurricane City, a Urah municipal 
corporation ("Buyer''). pursuant to an Asset Purchase Agreement dated as of August_. 2023. all of its 
right. title. and interest in and to all of the Assets listed on Exhibit A. attached to said Asset Purchase 
Agreement. and presently in the possession of Seller. 

THE ASSETS ARE SOLD AND DELIVERED TO BUYER "AS IS. WHERE IS." 

ROCKY MOUNTAIN POWER HEREBY DISCLAIMS AND EXCLUDES 
HEREFROM, (A) ANY EXPRESS OR IMPLIED REPRESENTATION OR WARRANTY AS 
TO THE VALUE, CONDITION, DESIGN. OPERATION, OR QUALITY OF THE 
MATERIALS OR WORKMANSHIP IN, OR ANY DEFECTS IN, THE ASSETS, (B) ANY 
EXPRESS OR IMPLIED W ARRA.NTY OF MERCHANTABILITY OR FITNESS FOR USE 
OR FOR A PARTICULAR PURPOSE, OR (C) ANY EXPRESS OR IMPLIED 
REPRESENTATION, GUARANTEE, OBLIGATION, LIABILITY OR WARRANTY OF 
SELLER, EXPRESS OR IMPLIED, OF ANY Kil•H), ARISING BYLAW OR FROM 
COURSE OF PERFORMANCE, COURSE OF DEALING, OR USAGE OF TRADE 

DATED this g_ of¥ 2023. 

ROCKY MOUNTAIN POWER 

By: d:~~ 
Name: Christopher Spencer 
Title: Managing Director Operations 
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CERTIFICATE OF SERVICE 
 

Docket No. 23-035-48 
 

I hereby certify that on November 15, 2023, a true and correct copy of the foregoing was 
served by electronic mail to the following: 
 
Complaint  

Kevin House                              khouse1961@verizon.net  

Utah Office of Consumer Services       

Michele Beck mbeck@utah.gov 

 ocs@utah.gov  

Division of Public Utilities 

dpudatarequest@utah.gov   

Assistant Attorney General 

Patricia Schmid pschmid@agutah.gov 

Robert Moore rmoore@agutah.gov 

Patrick Grecu pgrecu@agutah.gov  

Rocky Mountain Power 

Data Request Response 
Center 

datarequest@pacificorp.com 

Jana Saba jana.saba@pacificorp.com  
utahdockets@pacificorp.com 

Zachary Rogala zachary.rogala@pacificorp.com 

 
 
_____________________________ 
Santiago Gutierrez 
Coordinator, Regulatory Operations 

 


	23-035-48 RMP Cover Letter 11-15-2023
	23-035-48 RMP Answer and Motion to Dismiss 11-15-2023
	23-035-48 RMP REDACTED Exhibit 1_Interconnection Agreement 11-15-2023
	23-035-48 RMP Exhibit 2 - Hurricane 2003 Annexation Policy Plan 11-15-2023
	23-035-48 RMP Exhibit 3 - Hurricane City 2020 General Plan 11-15-2023
	23-035-48 RMP Exhibit 4 - Washington County Resolution No. R-2022-2931 11-15-2023
	23-035-48 RMP Exhibit 5 - Asset Purchase Agreement RMP Hurricane 11-15-2023
	23-035-48 RMP COS 11-15-2023



