
HIDEOUT, UTAH TOWN COUNCIL WORK SESSION, 

REGULAR MEETING AND PUBLIC HEARING 
July 13, 2023 

Agenda 
 

PUBLIC NOTICE IS HEREBY GIVEN that the Town Council of Hideout, Utah will hold its regularly scheduled meeting 

and Public Hearing electronically for the purposes and at the times as described below on  

Thursday, July 13, 2023. A Work Session will also be held beginning at 5:00 p.m.  

This meeting will be an electronic meeting without an anchor location pursuant to Mayor Rubin’s  

June 17, 2023 No Anchor Site Determination Letter. 

All public meetings are available via ZOOM conference call and YouTube Live.  

Interested parties may join by dialing in as follows: 

Zoom Meeting URL:      https://zoom.us/j/4356594739 

To join by telephone dial:      US: +1 408 638 0986 Meeting ID:   435 659 4739 

YouTube Live Channel:      https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/ 

 

    

WORK SESSION - 5:00 p.m. 
1. Presentation to Hideout Town Council and discussion of the re-zone for the Bloom in Hideout 

Development 

2. Presentation from the Economic Development Committee  

3. Discussion and presentation of a new zoning designation Residential Casita and Short-Term 

Rental Overlay (SRO) zones 

REGULAR MEETING - 6:00 p.m. 

I.     Call to Order 

1. No Anchor Site Determination Letter 

II.    Roll Call 

III.   Update on Golden Eagle Subdivision 

IV.   Public Input - Floor open for any attendee to speak on items not listed on the agenda 

V.   Public Hearing: This item will be continued to a date certain of August 10, 2023 

1. Consideration of adopting Resolution 2023-R-XX to amend the Fee and Rate Schedule to 

include a water rate increase 

VI.    Agenda Items 

1. Discussion and consideration of a petition to annex from Benloch Ranch 

2. Discussion and possible approval to authorize the Mayor to execute an agreement with 

Fleet Management to cover damages to the Public Works vehicles in an amount of 

$22,002.85 

3. Discussion and possible appointment of a member of the Hideout Town Council to serve 

on the Fire and EMS Advisory Commission 

4. Discussion of fraud risk 

VIII.    Committee Updates 

1. Planning Commission – Planning Commissioner Rachel Cooper 

2. Community Engagement Committee - Council Member Jacobs 

3. Parks, Open Space and Trails (POST) Committee - Council Member Baier 

4. Transportation Committee - Jan McCosh 

5. Design Review Committee (DRC) - Thomas Eddington 

IX.   Closed Executive Session - Discussion of pending or reasonably imminent litigation, personnel 

        matters, and/or sale or acquisition of real property as needed 

X.    Meeting Adjournment 

 

 

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the 

Mayor or Town Clerk at 435-659-4739 at least 24 hours prior to the meeting. 

 

HIDEOUT TOWN COUNCIL 

10860 N. Hideout Trail 

Hideout, UT 84036 

Phone:  435-659-4739 

Posted 07/12/2023 
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Staff Report for The Bloom Work Session with Town Council – Rezoning 
Request and Plan Review     
 
To:   Mayor Philip Rubin 

Town of Hideout Council 
 
From:   Thomas Eddington Jr., AICP, ASLA  
  Town Planner  
 
Re:   Bloom Re-Zone Request for the Salzman Property   
  Master Development Agreement (MDA) Discussion Topics  
 
Date:   Prepared for the July 13, 2023 Town Council Meeting    
 
 
 
Submittals: Rezone Application with associated documents including Rezone Breakdown map,  
  zoning language requests for revisions, Concept Vision, etc. (all submitted and dated 
  April 21, 2023); 
 
  The Applicants have presented to the Planning Commission at the May 24, 2023 and 
  June 22, 2023 meetings to date 
 
 
 
Background  
 
The Planning Commission approved a Concept Plan for the Bloom development (located on the 
eastern +/-72 acres of the total +/-112-acre Salzman property) on April 17, 2023.  Overall, the 
Salzman property is 112 acres but the area which is being considered for development and for 
which a rezone is requested is +/-72 acres. The current proposal, under review by the Planning 
Commission, is a request to rezone the property accompanied by a Master Development 
Agreement (MDA).  The next steps in the process (estimated Fall 2023) will be the submittal of 
preliminary and final subdivisions for review by the Planning Commission and Town Council.   
 
At the meeting on June 22, 2023, the Planning Commission voted to forward the proposed Bloom 
development to the Town Council for review/input and to remand back to the Planning 
Commission.  This was at the request of the Applicants who wanted to ensure the Town Council 
had an opportunity to review the project and provide input before the Planning Commission 
finalized their review and sent Town Council a final recommendation.  The Applicants also noted 
that their hotel partner also wanted to better understand the support or lack thereof by the Town 
Council.  This meeting will provide an opportunity for the public to hear the Town Council’s general 
input and/or concerns.   
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The Applicants recognize there is much work to do to finalize the Master Development Agreement 
(MDA) and understand this process must continue simultaneously to any Town Council input.  The 
Planning Commission cannot formally recommend the proposed rezoning map without a 
recommended MDA as well.   
 
The proposed rezone generally requests the following:  
 

• The +/-40-acre site/parcel that surrounds the house is proposed will remain zoned 
Mountain (M) – minimum lot size of one acre for residential single-family use (this zoning 
classification is part of the Former Town Code).   

o The Western 40-acre property is not part of this rezoning application.  
• The remainder of the site (+/- 72 acres) is proposed as a mix of zoning districts (all from the 

“New” Town Code):  
o Neighborhood Mixed Use (NMU) – for the hotel and commercial area  
o Mountain Residential (MR) – for the proposed two (2) estate lots  
o Residential 3 (R3) – for the proposed fourteen (14) single-family detached units 

(maximum three per acre) 
o Residential 6 (R6) – for the proposed ninety-six (96) townhomes (maximum six per 

acre) 
o *Newly proposed zone – Residential Casita (RC) – for the proposed 50 casitas 

(maximum fifteen per acre) 
o Natural Preservation (NP) – for the open space, parkland, and amphitheater 

 
Overall Site Location (proposed site in red outline) 
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Portion of Site Proposed for Rezoning Classification  

 
 
 
Existing Site Characteristics of the Area Proposed for Re-Zoning  
 
Total Acres of Site:  +/-72 Acres  
 
Current Zoning:  Mountain (M)  
 
Allowed Density 
(Eastern side only): One (1) unit per acre, or approximately 60 – 70 units after road  
   infrastructure is built and steep slopes preserved (estimated at +/-20% of 
   the site) on the +/-72-acre site  
 
Concept Density:  All density will be calculated by number of units (or doors/keys), square 

footage, and ERUs per the Town’s ERU chart below: 
 

Configuration Notes ERU’s 

Motel/Hotel Room, 
Apartment or Condo Up to 500 sf including bathroom areas .25 

Motel/Hotel Room, 
Apartment or Condo 

Between 501 and 1000 sf including 
bathroom areas .50 
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Motel/Hotel Room, 
Apartment or Condo 

Between 1001 and 1500 sf including 
bathroom areas .75 

Motel/Hotel Room, 
Apartment or Condo 

Over 1500 sf; for each part of a 1500 sf 
interval (rounded up) 1.00 

Single Family Residences 
(attached or detached) Up to 5000 sf 1.00 

Single Family Residences 
(attached or detached) 

For residences over 5000 sf; add this 
value for each part of a 2000 sf interval 
(rounded up) 

.50 

Commercial For each 2000 sf of gross floor area, or 
for each part of a 2000 sf interval. .75 

 
 

East Parcel:  
 

230 units primarily concentrated on the +/-70 acres that make up the 
eastern part of the site.  30,000 – 35,000 SF of neighborhood commercial 
space is also proposed.  The units are generally designated for the 
following use and housing types:  

 
• Neighborhood Commercial: 30,000 – 35,000 SF 
• Multi-family: 8 units  
• Boutique Hotel: 60 units (120 keys w/lockout units) 
• Casitas: 50 units 
• Townhomes: 96 units 
• Single-Family Lots: 16 lots (2 estate lots and 14 standard lots) 

 
West Parcel (w/ Existing House)  
*  Not part of this Application  
 
• No rezoning is proposed for this site  
• Mountain Residential (M) Zoning: one single-family detached unit per 

acre is permitted  
• The Applicant prepared a concept layout that indicated what could be 

built on this site given topography, road infrastructure necessary, and 
sensitive lands that would decrease this density: 

o Single-family Lots: 25 (maintain existing Mountain [M] zoning 
with one-acre minimum lot sizes)  
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The Bloom Concept Plan – East Parcel (April 2023) 

 
 

Concept Plan Illustrating Proposed Zoning Changes  
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Zoning Issues Currently Under Discussion and Review w/ the Planning Commission  
 
• The Town’s current zoning code does not have a Residential Casita (RC) zoning classification.  

A draft zoning code recommendation is currently before the Planning Commission for review.   
 
 
Master Development Agreement (MDA) – General Conditions and Criteria Currently Under 
Discussion and Review w/ the Planning Commission  
 
The Planning Commission has discussed a number of conditions or criteria that shall be 
incorporated within the MDA if the property is rezoned.  The following is a list to date:  
 

1. The Planning Commission, at the last meeting, requested that two members be included in 
the staff discussions relative to the MDA.  Jonathan Gunn and Glynnis Tihansky have 
volunteered for this role.  Two members of the Planning Commission do not constitute a 
quorum and, therefore, these working meeting with staff and the Applicants will not require 
public noticing.  These meetings will be scheduled over the next week or so.   
 

2. Phasing:  The Planning Commission wanted to see a Phasing Plan (map and table) for the 
proposed development.  There was a specific request to ensure that commercial 
development (e.g., the hotel) be constructed in Phase 1 of the development.  The Applicants 
are working on bringing a hotel to fruition with Starwood Capital Group and AJ (Adventure 
Journeys) Capital Partners. These two companies are creating a new hotel brand called Field 
and Stream which would be the name of the property in Bloom.  The Applicants submitted 
the following Phasing Plan: 
 

A Map of Building Phases 
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Phase 1:  
 
Infrastructure: 
Main route through middle and lower west loop  
 
Buildings: 
Hotel - 120 keys  
40 townhomes - 2500 to 3500 Sq ft  
Commercial pads- South West - 17,500 square feet  
 
Phase 2:  
 
Infrastructure: 
Finish west loop middle  
Upper west cul-de-sac  
 
Buildings: 
36 Townhomes - 2500 to 3500 Sq ft  
5 casitas - 2000 square feet 
12 single family  

 
Phase 3:  
 
Infrastructure: 
Upper East loop  
 
Buildings: 
45 casitas - 2000 sq feet 
 
Phase 4:  
 
Infrastructure: 
Lower East side cul-de-sac  
 
Buildings: 
Commercial pads #2 North West -17,500 square feet, 8 multifamily 2000 square ft 
20 townhomes on the east side - 2500 to 3500 Sq ft 
 
Phase 5:  
 
Infrastructure: 
East/South corner road cul-de-sac 
 
Buildings: 
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4 single family  
 
 
Phasing Plan Table  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

3. Water Agreements:  The Applicants indicated that the details of this will be written into the 
MDA. They further note they already have enough water secured for Phase 1, and have 
provided an email from their lawyer confirming the contract in place that allocates 50 water 
shares transferring to the Applicants upon ownership of the property.  All of the water is 
already within the JSSD district (see Exhibit A).  
 

4. Allowance for flat roofs (at a 2:12 pitch or less) 
a. Roof pitch variation is generally encouraged and such standards are appropriate 

for inclusion in the MDA.   
b. Current Town Zoning - Section 10.08.08.01 Roof Slopes - Roof slopes should be 

between 3/12 and 8/12. Flat roofs, up to a maximum of 30% of a structure’s 
overall roof area, may be integrated into a residential structure.  

c. While the allowance for some flat roofs should be considered, a maximum 
percentage of all structures with flat roofs should be included.  The Applicants 
have requested up to 50% of the project could be allowed to have flat roofs.    

 
5. Underpass/Overpass to connect both sides of SR248  

a. The Applicant proposes $1mn to be dedicated for the construction of an 
underpass/overpass.  The Planning Commission must determine if this an adequate 
amount and at what point this amount will be paid to the Town, e.g., upon 
completion of Phase 3, etc.  

Phase 1 2 3 4 5 

Includes      

Hotel 120 0 0 0 0 

Commercial 17,500 0 0 17,500 0 

Townhomes 40 36 0 20 0 

Homes 0 12 0 0 4 

Casitas 0 5 45 0 0 

Multi Family 0 0 0 8 0 
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b. Staff has been trying to determine the actual cost of a tunnel or bridge across SR248, 
but, at the time of this staff report, no estimates have been provided from UDOT or 
others that have engaged in similar efforts.    

 
6. Short-Term Rental (< 30 days) allowance  

a. Currently short-term rentals (<30 days) are not permitted in the Town per the 
Zoning Ordinance.  The Planning Commission and Town Council are currently 
reviewing revised code amendments that may allow nightly or short-term rentals.  
Subject to the recommendation of the Planning Commission and adoption by the 
Town Council, the Applicants will include this formal rezoning request in their 
application.  The MDA can clarify this allowance, or extent of allowance, based on 
the Planning Commission recommendation and Town Council approval for this 
proposed project.  

 
7. Swimming Pool/Bathhouse allowed in the residential districts (R3, R6 and RC) 

a. This allowance can be included in the MDA; details to be worked out.  
 

8. Road Maintenance  
a. The Applicants have indicated an HOA will be created and the roads will be private; 

the HOA will be responsible for the maintenance of the roads throughout the 
development.  

b. The emergency access road extending from the Golden Eagle neighborhood will be 
maintained, likely improved, for use by those residents.   

 
9. All other Zoning Ordinance requirements will remain in effect  

 
 
A Snapshot of the Project’s Economics  
 
The following numbers were provided by the Applicants:  
 

• Hotel Revenue (sales + occupancy tax): $140k per year 
• Restaurant (near hotel): $43k per year 
• Other Commercial: $83k per year 
• Casitas: $215k per year 

 
• Single family: $28k per year 
• Townhomes: $60k per year 
• Property tax increase for all improvements: $280k per year. 
• Total annual benefit: $826k per year 
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Note from the Applicant:  The townhomes and single-family homes are currently estimated as 
occupied about five weeks per year (a conservative number).  Second, please note that these 
figures are conservative with respect to the property tax values. They are currently calculated on 
the existing property tax rate, which is likely to increase in the Town’s new budget. The 
economics of Bloom to the Town could easily reach $1m a year as the Town finances short-
term deficits with property tax increases. 

 
 
Next Steps  
 
Simultaneous to the Planning Commission’s review of the proposed rezone request and MDA, the 
Town Council has an early opportunity to review the proposed Bloom development and provide 
input regarding the proposed zoning designations, etc.   
 
The Town Council should provide input and recommendations and remand the Bloom 
development back to the Planning Commission so they may finalize their review and final 
recommendation to the Town Council.   
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Staff Report for Town Council Work Session - Consideration of a Short-term 
Rental Overlay (SRO) Ordinance in Hideout  
 
To:   Mayor Philip Rubin 

Town of Hideout Council    
 
From:   Thomas Eddington Jr., AICP, ASLA  
  Town Planner  
 
Re:  Short-term Rental Overlay (SRO) Ordinance – Work-Session  
 
Date:   July 13, 2023 Town Council Meeting  
 
 
Prior Submittals and Staff Reports:  

October 15, 2022 – Planning Commission  
November 10, 2022 – Town Council  
January 12, 2023 – Town Council  
April 17, 2023 – Planning Commission (initial work-session) 
May 24, 2023 – Planning Commission (review) 

 
 
Background  
 
Staff recommends the Planning Commission and Town Council consider a Short-term Rental Overlay 
(SRO) ordinance and focus only on the requirements, standards, and conditions of such ordinance.  
No map or specifically defined area is proposed as part of this Ordinance update. If this is ultimately 
adopted, then qualifying developments may apply to rezone and have this overlay district applied to 
their existing underlying zone designation.  This would require a public hearing at both the Planning 
Commission and Town Council, exactly as a traditional rezone request does.  
 
Current Short-term (Nightly) Rental Standards in Hideout 
 
Nightly rentals are not currently allowed per the Hideout Town Code with the exception of two 
subdivisions which have been allowed to have short term, or nightly rentals, within Hideout:  
 

• KLAIM, which negotiated for the allowance of nightly rentals in their Master Development 
Agreement which reads as follows:  
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• Deer Springs Phase 1 which had a plat note which the developer relied upon which allowed 
nightly rentals and therefore it was permitted in Deer Springs Phase 1 and Phase 1 amended.  
The plat note was ultimately amended as follows:  
 

1. The allowance of nightly rentals is only for Phase 1 and Phase 1 amended.  
2. Any nightly rentals must be managed by a professional management service with 

someone who can respond on site within 30 minutes.  
3. All nightly rentals require a business license. 

 
It is worth noting that the Hideout Master HOA Association does not allow nightly rentals (short term 
rentals) within the association.    
 
Current Hideout Ordinance Regarding Short-term Rentals  
 
On September 8, 2022, the Town Council adopted the following ordinance for the areas where short 
term rentals are allowed:  
 
4.02.010 (Definitions) 
SHORT TERM RENTAL: "Short-term rental" means any dwelling or condominium or portion thereof that is 
available for use or is actually used for accommodation or lodging of guests for a period of less than thirty 
consecutive days, wherein guests pay a fee or other compensation for said use.  Also known as a nightly 
rental. 
 
4.07 REGULATION OF SHORT TERM (NIGHTLY) RENTALS 
 
4.07.01 LICENSE REQUIRED 
 
It is unlawful to conduct or operate a short-term rental without having obtained a business license therefor. 
 
4.07.02 REGULATIONS FOR SHORT TERM RENTAL 
Short-term rentals are required to use the services property management company that is licensed in 
accordance with State and Local Ordinances and can respond on site within 30 minutes. 
 
4.07.15 SEPARATE VIOLATIONS 
For purposes of prosecution of violations of this chapter, each day that any violation occurs, or that 
applicable taxes and fees are unpaid, is deemed to constitute a separate violation. 
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Council and Planning Input to Date  
 
At the Council’s November 10, 2022 and January 12, 2023 meetings, councilmembers were generally 
favorable to the concept of a ‘trial’ nightly rental district within the Town as long as there were criteria 
in place to ensure any and all negative impacts were mitigated.  Councilmembers also felt strongly 
that nightly rentals did not belong in existing residential neighborhoods.   
 
 

Hideout Zoning Map 
(The area within the beige/RSPA zoning has HOA restrictions that prohibit nightly rentals) 
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Public Input to Date  
 
The following graph and table outline the results of the Community Survey that was conducted in 
June 2022.  
 

 
 
 
 
The community's input clearly indicates a lack of support for nightly rentals ‘throughout the Town.’  
What was not clear from the survey was the community’s level of support, or lack thereof, for nightly 
rentals in a yet-to-be-built neighborhood and/or one that is geographically separated from existing and 
established neighborhoods.  The proposed Deer Spring Cottages are located across the Jordanelle 
Parkway and are not contiguous to any neighborhoods or residential development.  This 
development, if approved as a Short-term Rental Overlay (SRO) zoning designation, would be the 
first of its kind in the Town and would be a neighborhood that is planned and designed to 
accommodate visitors – one that essentially functions as a resort.   
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Fiscal Opportunities for the Town of Hideout  
 
The Town Council considered the fiscal benefits of site-specific short-term rental overlay districts 
during their policy discussion in January 2023.  The Town’s portion of property taxes makes up a very 
small percentage of a property’s total tax bill.  Sales tax and transient room taxes offer increased 
fiscal benefits to the Town’s revenues.   
 
 
2019 Hideout General Plan  
 
The vision statement for the General Plan indicates:  
   

 
 

The proposed Short-term Rental Overlay (SRO) zoning designation, in an area that is fully 
separated from existing residential development, generally meets the vision statement in the 
General Plan.   It is worth noting the very detailed criteria outlined in the draft ordinance (see 
below) ensure the proposed zoning language meets the intent of the General Plan – locational 
requirements, unit size limits, occupancy limits, etc.   
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Proposed Draft Short-term Rental Overlay (SRO) Ordinance 
 
12.25.02 PURPOSE 
The Short-term Rental Overlay (SRO) Zone is established to promote short term rentals (stays 
of less than 30 days) while ensuring a cohesive neighborhood environment.   

 
12.25.04 LAND USES & DIMENSIONAL STANDARDS  
With the exception of the Land Use Table and the reference to ‘Short-term Rental (<30 days)’, 
all of the underlying zoning designation standards, and associated dimensional standards, 
remain in place and must be adhered to.    

 
12.25.06 CRITERIA FOR THE SHORT-TERM RENTAL OVERLAY DISTRICT  
The following criteria must be satisfied prior to the Town awarding any Certificates of 
Occupancy (CO) for any development designated as a Short-term Rental Overlay (SRO) Zone:  

 
A. All requirements of Section 4.07 must be satisfactorily addressed.  

B. No Short-term Rental Overlay (SRO) Zone may be located in an established residential 
neighborhood which shall be defined as a subdivision that has more than 1/3rd (33%) 
of the units built and with Certificates of Occupancy (CO) awarded.   

C. Nightly rentals shall be limited to dwellings of less than 2,000 gross square feet.  

D. All nightly rentals must be for a minimum period of three consecutive days.  This 
must be included on all advertising materials.   

E. No more than six (6) persons may stay overnight in a single unit (e.g., apartment, 
condo, cottage, single-family residence, etc.) at any one time.  This must be included 
on all advertising materials.   

F. No more than two (2) automobiles are allowed to park on the property at any time.  
This must be included on all advertising materials.   

a. An exception to this limit can be made if adequate visitor parking is provided 
within five-hundred feet (500’) of the nightly rental unit.   

G. All nightly rental contracts must include a copy of Hideout’s trash, parking and noise 
ordinances and a ‘Good Neighbor Brochure’ that summarizes these requirements and 
what is expected of the renter.  These documents must be clearly posted in the rental 
unit at all times.      
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H. The owner of the nightly rental unit agrees to allow the Town’s Building Inspector or 
designee to conduct an annual walk-through inspection of each rental unit to ensure 
compliance with all Town health, safety and welfare requirements. This review will 
also include an assessment of local government and/or local service district 
responses to the property.  If three (3) substantiated complaints (e.g., police, fire, or 
similar emergency management services) relative to a property within a 24-month 
period are confirmed, the nightly rental may be revoked for a period of up to one (1) 
year.   

 
Additional Criteria for Discussion  
 

• Should a commercial component be a requirement for a short-term rental development?  
Essentially, should some commercial on-site amenities be included (e.g., a café, small 
convenience store, etc.)?  Or should a fee-in-lieu be provided to fund a commercial 
development nearby?  

 
 
Recommendation  
 
This proposed ordinance is not site specific but rather provides the Town a methodology to consider 
allowing short-term rentals in existing or future developments.  The developer would have to apply for 
this overlay zoning designation.  
 
The Town Council should review the proposed draft Short-term Rental Overlay (SRO) zoning 
ordinance and consider making any recommendations before staff brings this back to noticed public 
hearing at the next Planning Commission for a favorable/negative recommendation to the Town 
Council.   
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Staff Report for Town Council Work Session Consideration of a New Zoning 
District Designation – Residential Casita (RC)   
 
To:   Mayor Philip Rubin  

Town of Hideout Council    
 
From:   Thomas Eddington Jr., AICP, ASLA  
  Town Planner  
 
Re:  Creation of a New Zoning District – Residential Casita (RC)  
 
Date:   July 13, 2023 Town Council Meeting  
 
 
Prior Submittals and Staff Reports:  Planning Commission discussion of this district for the 
proposed Bloom Development took place on May 24, 2023 and June 22, 2023 
 
 
Background  
 
The Planning Commission and Town Council, in response to the proposed Bloom Development and 
Deer Springs Phase 8 (possible cottage development), are being asked to consider a new residential 
zoning designation, Residential Casita (RC).  This zoning designation is necessary to allow for small 
unit / small lot developments such as a cottage or a casita development. The following is a draft 
ordinance for consideration.  
 
12.9.02 PURPOSE 
The Residential Casita (RC) Classification is provided to allow for small casitas (or bungalows or 
cottages) as an additional room type for a hotel, other lodging, timeshare or other shared use facility 
in a planned mixed-use (inclusive of both residential and commercial uses) development. The RC 
Classification is only available if it is designed as an additional product to such a development. 
 
12.10.04 LAND USES 

1. The Residential Casita (RC) Zone use table lists where the use type is permitted (P), allowed 
through the provision of a Conditional Use permit (C). If not indicated with either a (P) or (C),   
the land use is prohibited. 

2. All Infrastructure Uses outside of right-of-way utilities, including but not limited to 
Communication Towers, Water Storage, Electric Transmission Lines, and Gas Pipelines; shall 
require a Conditional Use permit. 
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Land Uses  

Residential  

Accessory Structure  

Affordable Housing Development  

Cluster Development 	

Condominiums  

Condominium Hotel  

Multiple Family Unit  

Short-Term Rental (< 30 days)  

Single Family Attached (Townhome)  

Single Family Detached P 

Timeshare (Shared Ownership Facility)  

Community  

Amphitheatre C 

Church or Worship Center C 

Community Center C 

Private Residence Clubs  

Public Building  

Public Services Facility  
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School  

Swimming Pool / Bath House P 

Commercial 	

Big Box Retail 	

Convenience Store 	

Day Care Centers 	

Equestrian Facilities 	

Fitness / Wellness Center (less than 2,500) C	

Gasoline, Retail 	

Golf Course and Related Services 	

Grocery 	

Health Care Facility 	

Hotel 	

Kiosks and Street Vendors 	

Maintenance Facility (less than 1,500 SF) C	

Meeting Facilities 	

Office C	

Personal Services C	

Recreational Facilities 	
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Restaurant (with Drive through support) 	

Restaurant (less than 2,000 SF) C	

Retail 	

Service Station 	

Storage Facility 	

Theater 	

 
12.10.06 DIMENSIONAL STANDARDS 

1. Unless otherwise specified, Development in the Residential Casita (RC) Zone shall comply 
with the standards set forth in the following table. 

2. Maximum Density (ERU) is not guaranteed. It is dependent upon geographic, geological, 
topographical, community character and other limitations as outlined with Town Code. 

3. All Primary Building and Accessory Structures are subject to the dimensional standards set 
forth in the following table. These general standards may be further limited or modified by 
other applicable sections of this Code. 

Density  

Maximum Density (ERU) 10 

Minimum Open Space 35% 

Frontage / Lot Size  

Minimum Lot Size 3,000 SF 

Minimum Lot Frontage NA 

Minimum Lot Width 50’ 

Minimum Lot Depth  60’ 

Page 23

Item # 3.



	
	

	
	

	

Maximum Lot Coverage (in sq. ft.) 1,500 SF 

Setbacks  

Minimum Front Setback from road edge 35' 

Minimum Front Setback from road edge (Major Road) 40' 

Minimum Setback from Highway 50’ 

Minimum Rear Setback 25' 

Minimum Side Setback 20' 

Minimum Offsets (relative to roadway or neighboring Bldgs.) 15° or 15' 

Building   

Maximum Building Height 

25' or two 
stories 

(whichever is 
less) 

Maximum Units per Building 1 

Driveway / Garage  

Minimum Parking (non-residential: per 1000 sq ft) Conditionally 

Minimum Garage Parking (residential: per unit) 2 

Minimum Driveway Length 25' 

Minimum Driveway Width 20' 

Maximum Driveway Width 26' 
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Shared Driveway Allowed Conditionally 

Conjoined Driveway Allowed (with adjacent property) No 

Maximum Driveways (per Frontage) 1 

Permitted Driveway Materials 
Concrete or 

asphalt  

 

12.9.08 LANDSCAPING AND MAINTENANCE REQUIREMENTS 
Unless otherwise specified, the Landscaping requirements within the Residential Casita (RC) Zone 
shall adhere to the requirements outlined in Section 10.08.32 in Title 10 of the Town Code. 

12.9.10 OPEN SPACE AND PUBLIC SPACE REQUIREMENTS 
Unless otherwise specified, the Open Space and Public Space requirements within the Residential 
Single-Family Zone shall adhere to the requirements outlined in Sections 10.08.28 and 10.08.30 in Title 
10 of the Town Code. 

12.9.12 DESIGN REQUIREMENTS 
Unless otherwise specified, the Building Design requirements within the Commercial Zone shall 
adhere to the requirements outlined in Section 10.08.08 in Title 10 of the Town Code. 

 
Recommendation and Next Steps 
 
The Town Council should review the draft ordinance and suggest revisions during this work-session.  
Once this is finalized, staff will bring this back next month to the Planning Commission for review and 
a vote to favorably or negatively recommend this to the Town Council.   
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June 17, 2023 

 

DETERMINATION REGARDING CONDUCTING TOWN OF HIDEOUT PUBLIC MEETINGS 

WITHOUT AN ANCHOR LOCATION 

 

The Mayor of the Town of Hideout hereby determines that conducting a meeting with an anchor location 

presents a substantial risk to the health and safety of those who may be present at the anchor location 

pursuant to Utah Code section 52-4-207(5) and Hideout Town Resolution 2022-R-17. The facts upon which 

this determination is based include: The seven-day number of positive cases has been, on average, 36.7 

per day since June 14, 2023. 

This meeting will not have a physical anchor location. All participants will connect remotely. All public 

meetings are available via YouTube Live Stream on the Hideout, Utah YouTube channel at: 

https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/  

Interested parties may join by dialing in as follows:  

Meeting URL: https://zoom.us/j/4356594739    

To join by telephone dial: US: +1 408-638-0986   

Meeting ID: 4356594739 

Additionally, comments may be emailed to hideoututah@hideoututah.gov. Emailed comments received 

prior to the scheduled meeting will be considered by Council and entered into public record. 

This determination will expire in 30 days on July 17, 2023.  

      

 BY: 

 

____________________________ 

Phil Rubin, Mayor 

ATTEST: 

 

 

________________________ 

Alicia Fairbourne, Town Clerk 

Page 26

Item # 1.

https://www.youtube.com/channel/UCKdWnJad-WwvcAK75QjRb1w/
https://zoom.us/j/4356594739
mailto:hideoututah@hideoututah.gov


1  

PETITION FOR ANNEXATION 
 

TO: Town RECORDER’S OFFICE OF Hideout, UTAH 
COUNTY CLERK’S OFFICE OF Wasatch County, UTAH: 

 
The undersigned owner (the “Petitioner”) of the Property (defined below) submits this 

Petition for Annexation (this “Petition”) and respectfully represents the following: 
 

1. This Petition is made in accordance with the requirements of Utah Code § 10-2- 
403. 

 

2. The real property subject to this Petition: (i) is privately-owned by the Petitioner, 
(ii) contains approximately 1,989 acres, (iii) is located within the unincorporated area of Wasatch 
County, (iv) is contiguous to the southern boundary of the Town of Hideout’s limits, and (v) is 
more particularly described on Exhibit “A” attached hereto (the “Property”). 

 

3. The signature affixed hereto is that of the Petitioner and who, by so affixing its 
signature, states and confirms that: 

 
a. the Petitioner is the owner of the majority of private land area within the 

Property; 

b. the Petitioner is the owner of property with at least 1/3 of the value of all 
private real property within the area proposed for annexation 

 
c. the Property is accurately described and depicted on the recordable map, 

attached hereto as Exhibit “A”, which was prepared by a licensed surveyor 
and which is made a part hereof by such reference; 

 
d. in accordance with Utah Code § 10-2-403(2)(a)(i)(A), a notice of intent to 

file a petition was properly filed with the Town Recorder of Hideout, Utah, a 
copy of which is attached hereto as Exhibit “B”; and 

 

e. in accordance with Utah Code § 10-2-403(2)(a)(i)(B), a notice was properly 
mailed to each “affected entity”, a copy of which is attached hereto as 
Exhibit “A” , as evidenced by that certificate of completion attached hereto 
as Exhibit “C”. 

 

4. The Petitioner hereby designates the following person as the sole sponsor, and the 
contact sponsor, for this Petition. The sponsor’s contact information is as follows: 

Jamie Mackay 
PO BOX 1827  
Wilson, WY 83014 

5. The Property is not, in whole or in part, subject to any other petition for annexation 
that was previously filed that has not been denied, rejected, or granted, in accordance to Utah Code § 
10-2-403(4). 
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WHEREFORE, Petitioner hereby requests that this Petition be considered, accepted, and certified by 
the Salt Lake City Recorder in accordance with Utah Code § 10-2-405. 
 

DATED this 3rd day of May 2023. 
 

PETITIONERS: 
 

BENLOCH RANCH LAND COMPANY II LLC 
 

By:  
Name: Jamie Mackay 
Its:    

 
 
NOTICE: THERE WILL BE NO PUBLIC ELECTION ON THE ANNEXATION 
PROPOSED BY THIS PETITION BECAUSE UTAH LAW DOES NOT PROVIDE FOR 
AN ANNEXATION TO BE APPROVED BY VOTERS AT A PUBLIC ELECTION. IF 
YOU SIGN THIS PETITION AND LATER DECIDE THAT YOU DO NOT SUPPORT 
THE PETITION, YOU MAY WITHDRAW YOUR SIGNATURE BY SUBMITTING A 
SIGNED, WRITTEN WITHDRAWAL WITH THE RECORDER OR CLERK OF SALT 
LAKE CITY. IF YOU CHOOSE TO WITHDRAW YOUR SIGNATURE, YOU SHALL DO 
SO NO LATER THAN THIRTY (30) DAYS AFTER SALT LAKE CITY RECEIVES 
NOTICE THAT THE PETITION HAS BEEN CERTIFIED. 

 
 
 
 
 

CONTACT SPONSOR: 
 
 
 

By:  
Name: Jamie Mackay 
Its:    President 

President 
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EXHIBIT “A” 
 

Recordable Map or Plat 
 

[See Attached] 
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EXHIBIT “B” 
 

Notice of Intent to File Petition & Notice to Affected Entities 
 

 
[See Attached] 
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EXHIBIT “C” 
 

Certificate of Completion 
 

[See Attached] 
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Staff Review for Town Council   
 
To:   Mayor Philip Rubin  

Town of Hideout Council    
 
From:   Thomas Eddington Jr., AICP, ASLA  
  Town Planner  
 
Re:   Benloch Ranch – Petition to Annex – Consideration by Town Council   
 
Date:   July 13, 2023 – Town Council Meeting   
 
 
Submittals: As part of the Applicants’ submittal package, they submitted a Conceptual Site  
  Plans/Subdivision Layout for Review by the Planning Commission that is included 
  in this staff report  
 
 
 
Project Background 
 
In November 2022, the Applicant approached Hideout regarding possible annexation from 
Wasatch County into the Town of Hideout.  The area proposed for annexation was not within 
the Town Annexation Declaration Area (ADA).  Before bringing a request to expand the ADA for 
review, Town Staff recommended the Applicant first present the overall Concept Plan to the 
Planning Commission and gather initial input and direction relative to next steps.  This proposal 
is unusual in that the project already has entitlements in Wasatch County. 
 
The Applicants submitted a very general Concept Plan and slide deck for the Planning 
Commission to review on December 1, 2022.  The Applicants met with the Planning 
Commission at that time to present and answer questions.  The Planning Commission was open 
to the idea of the project. 
 
Staff brought the expansion of the ADA to Planning Commission and Town Council.   The 
Planning Commission made a positive recommendation to the Town Council on February 16, 
2023 relative to the expansion of the ADA.  On March 9, 2023, the Hideout Town Council voted 
to expand the Annexation Declaration Area to include the area where Benloch Ranch is located.  
After the ADA area was expanded.  The Applicant submitted a annexation petition last month 
and are ready to present a more detailed Concept Plan, site plan, and ‘concept subdivision’ for 
the Planning Commission to review.  That work to evolve the ‘concept subdivision’ is well 
underway.   
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At this Town Council meeting, Council members are being asked to formally consider the 
Petition to Annex from the Benloch team.  A vote to do so does not mean the Town approves or 
adopts the proposed annexation but rather that the Town Council recommends moving the 
application forward for consideration and review by Town Staff, the Planning Commission and, 
ultimately, the Town Council.   
 
The proposed scale of the area under consideration is +/-2,300 acres.  This project, from both a 
conceptual plan and/or an annexation perspective, will continue to require considerable 
collaboration with our partners in Wasatch County.  
 
The following information is a very general overview of what the Applicant is proposing:    
 

• 2,300 acres located southeast of Hideout (southeast of Tuhaye)  
• > 1,500 Single-family units/Townhouse/Condo/Casitas  
• > 300 hotel rooms and/or cabins for rent (nightly rentals) 
• Golf Course and Lodge  
• Community Lodge  
• Kids Ranch (recreation and daycare facility) 
• > 65,000 SF of commercial development  

 

 

Context – Approximate Benloch Ranch Site in Relation to Hideout  
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Expanded Annexation Area as approved in March 2023 
 (Approximate Benloch Area Circled in Black) 
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This meeting is to discuss the Petition to Annex.  This Concept Plan below is for information purposes 
and will be discussed in detail at subsequent meetings with the Planning Commission.  Details 
regarding phasing, ERUs, and detailed location of newly proposed development will be presented.  

 
 

Concept Plan for Benloch Ranch 
 

 
 
 

Original Development Agreement w/ Wasatch County - ERU Summary  
 

• Residential Units (SF Homes, Townhomes, Condos, Apartments) - 1,903 total units 
 

o 154 ERUs used in Phase 1 
o 96 ERUs used in Phase 2 
o 134 ERUs used in Phase 3  
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§ The Applicant must provide a map with the above Concept Plan overlaid 

on the proposed Annexation area 
 

o 626 ERUs used in Benloch Ranch Parcels  
§ To be developed by others and not part of the proposed Annexation area; 

this should be clarified  
 

o 120 ERUs used in Talisman Plat 
§ The Applicant shall clarify whether this development is owned and 

proposed to be constructed by Benloch Ranch or whether this is a 
separate development 

 
o Total Remaining Residential ERUs – 773 

§ The Applicant should provide a recommended phasing plan for these 
areas and include this on the Concept Plan 

 
o Fireside Resort at Benloch Ranch Units (0.33 ERUs per 700 SF Unit) - 82.5 ERUs 

(0 used) 
§ The Applicant shall clarify whether this development is owned and 

proposed to be constructed by Benloch Ranch or whether this is a 
separate development 
 

o Commercial (0.86 ERUs per 2,000 SF) - 21.5 ERUs (0 used) 
§ The Applicant shall provide the proposed timing for the development of 

the commercial area  
 
 
Additional Planning Issues Currently Under Consideration by the Planning Commission  
 

• The Applicant convey the specific differences between the Benloch Plan per Wasatch 
County and the proposed Plan’s density numbers (ERUs) and/or design concepts as 
proposed for/to the Town of Hideout.   
 

• The Applicant must update the Phasing Plan and assign estimated dates – start to 
completion  
 

• The Applicant should be prepared to discuss minimum lot sizes proposed for the single-
family detached and townhouse units 
 

• Is there any multi-family residential construction proposed and, if so, in what phase 
and/or location? 
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• A sidewalk and trail plan should be provided as part of the Concept Plan review 
 

• The Applicant shall provide a topographic map with 2’ contour intervals for each Phase 
and provide estimated retaining wall heights.  The Town Code generally allows for one 
(1) six-foot-high retaining wall, stacked rock, or two five-foot-high retaining walls 
separated by five feet of horizontal space, and planted. 

 
 
General Plan Analysis  
 
New development proposals and pending requests for annexation can have significant impacts 
on the community.  As such, they must conform to the recommendations and requirements of 
the General Plan.  The 2019 General Plan for Hideout includes the following Vision Statement:  
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The 2019 General Plan’s Goals include:  

 
 
The Town Council must review the Town of Hideout’s General Plan and determine that the proposed 
annexation request meets the intent and goals of the General Plan.    
 
 
Recommendation  
 
Town Council should consider the Petition to Annex and make a recommendation to either:  
 

• Approve the Petition for Town Staff and other entities (e.g., Planning Commission, EDC, 
etc.) to continue review and coordination with the Applicant, or  

• Deny the Petition at which point all review and coordination will cease.   
 
Again, a favorable recommendation to consider the Petition to Annex is not an approval of the 
annexation as proposed but rather the beginning of the review process and coordination with 
the Applicant.  Upon thorough review and a recommendation by the Planning Commission, the 
Town Council will formally vote to adopt (or not adopt) the annexation as proposed.   
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Hideout Truck Returns

1FT8W3BT8NEE42321 Cost 1FT8W3BT3NEE42324 Cost 1FT8W3BT9NEE42327 Cost

Back window $655.00 Rear Bumper $895.28 Tail lIght $622.77

Tail lIght $622.77 Bumper cover (middle) $277.07 Mirror $1,500.00

Mirror $1,500.00 Bumper Cover (sides) $123.68 Mirror Cover $184.48

Mirror Cover $184.48 Bed Mouldings $694.08 Bed Mouldings $694.08

Rear Bumper $895.28 Mechanic $438.91 Body Work $5,210.07

Bumper cover (middle) $277.07 Detail $400.00 Detail $400.00

Bumper Cover (sides) $123.68

Bed Mouldings $694.08

Body Work $5,210.07

Detail $400.00

Total $10562.43 Total $2829.02 Total $8611.40

Total $22002.85
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