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118 Lion Blvd   PO Box 187   Springdale UT 84767 * 435-772-3434    fax 435-772-3952 

 
MINUTES OF THE PLANNING COMMISSION SPECIAL MEETING ON  

TUESDAY, SEPTEMBER 6, 2016, AT 5:00 PM  
AT THE SPRINGDALE TOWN HALL, 118 LION BLVD., SPRINGDALE, UTAH. 

 
The meeting convened at 5:00 PM 

 
MEMBERS PRESENT: Chairman Liz West, Jack Burns, Randy Taylor, Scott Taylor, Mike Marriott and 
Cindy Purcell from Zion National Park. 
EXCUSED:  Allan Staker, Associate Planner Toni Benevento 
ALSO PRESENT: DCD Tom Dansie and Town Clerk Darci Carlson recording.  Please see attached list 
for citizens signed in. 
 
Approval of Agenda: Motion made by Liz West to approve the agenda; seconded by Scott Taylor.   
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Marriott: Aye 
Motion passed unanimously. 
 
Commission discussion and announcements: Mr. Dansie announced the next Night Sky Event would 
be held September 22nd and feature Zachary Schierl from Cedar Breaks National Monument.  The 
presentation started at 8:00pm in the Canyon Community Center. 

• Mr. Dansie said Ms. Benevento went to the Washington County Mayor’s meeting tonight to 
discuss the adoption of night sky ordinances, recognizing the night sky was a regional county-
wide resource. 

• The Environmental Dispute Resolution Group from the University of Utah Stegner Center was 
facilitating a collaborative effort between stakeholders in the Zion Canyon area to discuss issues 
regarding continued visitation. Danya Rumore had offered to facilitate a workshop process to help 
the Town look at items in the General Plan which addressed future growth and development.  Ms. 
West felt this was a great idea. 

• Mr. Dansie provided an update on the pond.  He said the Town had been in contact with the Army 
Corp of Engineers.  They were working through the permit process with the developer but it was 
more involved than anticipated.   

   
Action Items 
Public Hearing: Design/Development Review – Multi-family residential development at 715 Zion 
Park Boulevard – Kirk Barker:  Mr. Marriott recused himself from this application.  Rob Bishop was in 
attendance representing the developer.   
 
Mr. Dansie said this proposal was for a seven-unit apartment complex.  The project was reviewed in the 
July meeting but the Commission wanted more detail on the landscape, lighting, and drainage plan, storm 
water run-off plans and the flood plain permit.  In addition the Commission needed to give sufficient notice 
to hold a public hearing.    

• Neighboring property owners submitted comment letters expressing concern about parking lot 
lighting and drainage. 

• The developer submitted additional information to address the Commission’s issues.  Mr. Dansie 
received confirmation the project would be illuminated with shorter bollard-style lights instead of 
lights on 14’ poles.  Mr. Bishop confirmed this change. 
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Public questions: Tracy Glover from Desert Pearl Inn asked to see the new landscape plan.  He asked 
that the Chinese Elms remain as a visual barrier between the Desert Pearl and the apartments. 

• Mr. Dansie said based on discussion from their previous meeting the Planning Commission 
requested all invasive species including the Chinese Elms be removed.  The trees along the front 
of the property were identified as Mulberry trees. 

• Mr.  Bishop was not familiar with all the trees on the property but would look into it. 
 
Mr. R. Taylor said the landscape plan did not indicate any existing trees would be saved.  Mr. Bishop had 
not reviewed the new landscape plan but would work with the ownership to do what they could to save as 
many trees as possible. 

• Mr. Burns said the Mulberry trees were part of the Town’s historic streetscape.  Mr. Dansie said 
that although there were standards for maintaining native vegetation there was no specific 
requirement in the ordinance that these trees be preserved.  The Commission could encourage 
preservation but could not require it. 

 
Ms. West asked about the chosen colors and if they were compliant with the palette.   

• Mr. Dansie said there was a color rendering however the applicant had not brought in physical 
samples for approval.  This needed to happen before a building permit was issued. 

 
Mr. S. Taylor asked about drainage.   

• Again Mr. Bishop indicated he had not seen the drainage report and was unfamiliar.   
• Mr. Burns asked if it was a point source for potential pollution to the river.  This was information 

that should be clarified. 
• Mr. Dansie said according to Town standards a development could not increase the amount or 

rate of run-off from its pre-development flows; it must be equal-to or less-than. The detention 
device in the proposal was designed to comply with this standard.  The Town engineer would 
verify the flows.  The Town did not have standards related to water discharge from a detention 
system but as part of the design process the applicant must get a Storm Water Pollution 
Prevention Plan (SWPPP) from the State Department of Environmental Quality. 

 
Motion made by Liz West to open public hearing; seconded by Randy Taylor. 
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Motion passed unanimously. 
 
Public comments: Louise Excell, Springdale resident, thanked the Commission for the opportunity to 
offer comment on this project.  She indicated the Commission did a great job and didn’t get enough credit 
for all the work they did.   

• Ms. Excell said she was speaking as an individual but knew there were many in Springdale who 
shared her sentiments regarding the developer’s obvious distain and documented disregard for 
the requirements placed on their developments by the Town. Of relevance was the developer’s 
violation of the conditions placed on the DDR approval for the Springhill Suites resulting in the 
destruction of the Springdale pond.  Ms. Excell felt the Town staff let everyone down by not 
stopping the development and requiring the mitigation of damage caused by the developer’s 
reckless actions.   

• Concerned residents of Springdale formally addressed the Town Council as early as May 11, 
2016.  They repeatedly spoke with staff and requested updates. Ms. Excell said because of 
Springdale’s failure to enforce its own conditions of development, citizens approached the Army 
Corp of Engineers and understood the process was very complex and involved other agencies.  
With the basin empty there was no habitat for migratory birds and the time for regenerating 
natural vegetation would be delayed.  

• In July Ms. Excell said she and Michelle Bonner submitted a proactive proposal to Ensign 
Hospitality which was rejected.  A copy of the proposal and response was submitted for the 
record (Attachment #1).  Given the developer’s blatant violation of conditions from their previous 
DDR, Ms. Excell wanted to know what assurances could be given to avoid a similar debacle.  She 
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questioned why the Commission would move forward with a sign permit approval when the 
developer had not corrected the violations of the original DDR agreement.      

• Ms. Excell provided excerpts from the Springdale Town code section 10-15-12, 10-4-6 and 10-4-7 
which addressed compliance, enforcement and penalties, and remedies (Attachment #2).  She 
asked the Commission to keep in mind that the developer expressly and intentionally violated the 
conditions of past DDR approvals. 

 
Motion made by Liz West to close public hearing; seconded by Scott Taylor. 
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Motion passed unanimously. 
 
Commission deliberation: Mr. S. Taylor said after hearing comments from the Desert Pearl he changed 
his mind about the Chinese Elms being taken out; especially if they provided shade and a buffer. 
 
Mr. R. Taylor was concerned when questions were asked there were no answers.  Landscape and 
drainage plans had not been explained; bollard light detail was not provided.  Mr. R. Taylor felt there were 
a lot of things in the application to firm up and be part of the record. 
 
Ms. West asked about detail on building mounted lights.   

• Mr. Dansie said the applicant chose LED lights with a warm color temperature.  They could use 
opaque/frosted glass if the light source was less than 1000 lumens and not visible behind the 
glass.   

• Mr. Burns recommended the developer use amber-colored glass.  Mr. Dansie said it was 
important to separate recommendations from requirements of the ordinance. 

 
Mr. Dansie said a riprap channel was contemplated which required consent and approval of adjacent 
property owners.   

• Mr. S. Taylor said his impression was that questions about drainage had been answered by the 
applicant.  Mr. Dansie confirmed the applicant provided information about the amount of water 
coming off the property.  

 
Mr. R. Taylor said the Commission needed more documentation including permission regarding the riprap 
channel, cut sheets for the bollard lighting and an indication on the landscape plan which existing trees 
would remain.  He did not feel there was enough information to justify findings.   

• Ms. West said although some information was inconclusive the applicant had met the 
requirements of the ordinance. 

 
During further discussion about the Mulberry trees Mr. Dansie said although these trees were important 
historically and culturally to Springdale they were not native; therefore the ordinance did not require that 
they be preserved.  
 
Motion made by R. Taylor to table until information is presented to the Commission.     
There was no second.  The motion died. 
 
Motion made by S. Taylor that the Planning Commission approve the proposed DDR for the multi-
family residential development at 715 Zion Park Boulevard based on the following findings: the 
applicant has met the requirements for building size, setbacks, building height, landscape, 
illumination with consideration that 14’ lights poles will no longer be used, parking lot lights will 
be LED fixtures,  colors and materials, unit count, parking requirements, and the flood hazard 
mitigation has been met.  Applicant must provide details on the location of building mounted 
lights as well as the type of light bulb or illumination used; glass cannot be clear glass; applicant 
must provide color and material samples to DCD prior to building permit being issued; applicant 
must submit and receive approval for a flood plain development permit prior to the building permit 
being issued; applicant to provide clarification of riprap and how they plan to move the excess 
storm water from the project to the Virgin River.  Planning Commission makes the 
recommendation that the developer keep the remaining Mulberry trees as well as the Chinese Elm 
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trees; recommend the building mounted lighting fixtures use amber glass instead of flat white; 
seconded by Liz West:  
Burns: Aye 
R. Taylor: No 
West: Aye 
S. Taylor: Aye 
Motion passed. 
 
Revisions to previously approved Design/Development Review at 668 Zion Park Boulevard 
(adding 800 square feet of conference space to the lobby building at the Canyon Ranch Motel 
redevelopment) – MRW Design Associates – Mr. Dansie said the Planning Commission reviewed and 
approved this project in a previous meeting.  The developer had requested an additional 800 square feet 
of conference space in the lobby building in addition to a slight shift in location of the lobby building.  
Tonight’s review was confined to issues impacted by the proposed change only.  Mr. Dansie said the 
submitted proposal was in compliance with all standards except for parking; however the applicant sent 
an updated plan for parking. 
 
Greg Mathis with MRW Design was in attendance.  He said this request for conference space was 
requested by the franchise.  It would be a meeting room for people who stay at the hotel.  They had 
provided the needed additional two spaces by shifting a planter. 
 
Mr. Dansie explained the calculations for parking space requirements.  Only one space was needed for 
every 600 square feet of conference facility on the same site as, and in conjunction with, transient 
lodging.    
 
Mr. Greg Mathis indicated they planned to keep the historic home in the front of the property and work 
with the Town on some type of visitor center. 
 
Motion made by Liz West to approve the revisions to the previously approved DDR at 668 Zion 
Park Boulevard adding 800 square feet of conference space to the lobby building at the Canyon 
Ranch Motel redevelopment; all conditions of the July 19, 2016 approval remain in effect and the 
applicant has provided a revised site plan showing a total of 75 parking spaces on the property; 
seconded by Mike Marriott. 
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Marriott: Aye 
Motion passed unanimously. 
 
The Commission took a brief break returning at 6:07pm.  
 
Sign Permit: Springhill Suites, 1141 Canyon Springs Drive – Kirk Barker: Mr. Marriott recused 
himself from this application.  Mr. Dansie said this was a sign application for Springhill Suites.  Since the 
property did not front SR-9 there were provisions in the code which allowed three signs.    

• The first proposed sign was an off-premise sign at the corner of Canyon Springs Drive and Desert 
Springs Drive.  The sign measured eight (8) square feet and limited to four (4) feet in height.  It 
was internally illuminated with only the sign copy illuminated.  The background was made of 
painted aluminum.   

• The second sign was located on the property itself.  It measured forty (40) square feet which was 
the maximum allowed. It was internally illuminated.     

• The third sign was a channel letter building mounted sign.  It measured just less than twenty (20) 
square feet.  During the day letters would appear black and at night they would be illuminated and 
appear white.  

 
Mr. S. Taylor asked about the brightness of the lights.  Mr. Dansie said currently the Town did not have 
specific standards for brightness or intensity of the light source other than it should be the minimum 
necessary to accomplish the purpose.   
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• Mr. Bishop apologized but had no information about the lights. They would follow the ordinances 
in place. 

• Ms. West recommended they use warm light and no more than 3000K. 
 
Ms. West asked for clarification regarding comments made by Ms. Excell concerning conditions of an 
approval not being met.  Mr. Dansie said Ms. Excell was referencing code dealing with enforcement and 
penalties for violations.  Per the state law when an application was brought before the Commission and it 
complied with all applicable land use ordinances, the Town was obligated to approve.  The Town 
ordinance applied but applications should be looked at separately. 
 
Mr. S. Taylor asked if Ms. Excell’s comments were relevant.   

• Mr. Dansie said comments were extremely relevant in terms of the Town’s attitude and desire to 
take appropriate action for violations of the ordinance.  It was relevant to talk about enforcement 
of the specific infraction she mentioned.   Given this sign application was an unrelated land use 
issue, Mr. Dansie said his understanding of state law was that a municipality was obligated to 
approve if it met the standards.     

• Ms. West said violations would be talked about at a different time. 
 
Mr. Burns asked about detail of the rock work.  Mr. Bishop said it would match the Holiday Inn Express 
and the Hampton Inn stone. 
 
Motion made by Scott Taylor for the Planning Commission to approve the sign application for the 
Springhill Suites at 1141 Canyon Springs Drive, Springdale.  The motion is based on the following: 
Sign ‘A’ meets conditions for the size, height, color, materials, illumination and placement of the 
sign; Sign ‘B’ the applicant has met requirements for height, color, materials, illumination and 
placement of the sign; Sign ‘C’ the applicant has met requirements for height, color, materials, 
illumination and placement of the sign, according to Chapter 10-24 of the Town Code.  The 
Planning Commission requests the applicant pay attention to the brightness of the signs to make 
them the very minimal possible and also the warmth of the sign using 3000K illumination; 
seconded by Liz West. 
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Motion passed unanimously. 
 
Sign Permit: Zion Canyon Shell/RallyStop, 962 Zion Park Boulevard – Byron Linford: Mr. Dansie 
said this proposal was a modification of existing free-standing and building-mounted signage at the Shell 
Station.  He noted the provided mockup used bright red and yellow colors but the applicant had selected 
colors from the approved palette.  The applicant also agreed to change-out the existing ground-mounted, 
upward directed lighting to top-mounted lighting more in compliance with the ordinance.   
 
Byron Linford and Curtis Maxwell were in attendance. Ms. West thanked them for choosing colors from 
the approved color palette.  Mr. Burns thanked them for using down-directed lighting. 

• Mr. Linford said they would use LED lights with a color temperature of 3000K.  The free-standing 
sign would be constructed of natural materials and be see-through.  There would not be any 
additional lighting of the building-mounted sign.  Mr. Linford said there was enough light from the 
canopies and no additional lights were needed.    

 
Mr. Burns asked about the neon ‘open’ sign.    

• Mr. Dansie said businesses could have two window-mounted neon signs limited to 3-1/2 square 
feet or smaller each. 

 
Mr. S. Taylor said the under-canopy lighting was the brightest in Town.  He asked if it could be toned 
down.   

• Mr. Maxwell said safety considerations were a concern.  They would talk to their lighting expert to 
see what could be done. 
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Mr. Dansie said currently the free-standing sign was likely against the right-of-way.  With the SR-9 
reconstruction and possible sidewalk installation the property owner may need to adjust the setback. The 
applicant was aware of the issue and anticipated the sign would have to likely move.    

• Mr. R. Taylor noted there were other signs in Town in the right-of-way. 
• Ms. West asked if all signs would have to be moved back if not compliant with the setback.  Mr. 

Dansie said UDOT was not planning a wholesale taking of private property to allow for the 
widening of sidewalks.  The area needed for sidewalks would likely come from existing right-of-
way. 

 
Motion made by Scott Taylor that the Planning Commission approve the sign application for the 
Zion Canyon Shell Station at 962 Zion Park Boulevard in accordance with Chapter 10-24 in the 
Town Code finding the free-standing sign complies with the size, height, color, materials, 
illumination, and placement; and the building-mounted sign complies with size, height, color, 
materials, it is not illuminated, and the placement of the sign; if the free-standing sign is to be 
relocated it should meet the required three (3) foot setback from the public right-of-way; seconded 
by Liz West. 
Burns: Aye 
R. Taylor: Aye 
West: Aye 
S. Taylor: Aye 
Marriott: Aye 
Motion passed unanimously. 
 
Discussion/Information/Non-Action Items 
Discussion of parking structure regulations: Mr. Dansie said the Planning Commission was aware of 
the on-street parking congestion struggles.  The Town was working on a number of solutions including: 
transit from St. George to Springdale; promotion of bicycles and walking; and encouraging carpooling.  
The SR-9 project would significantly reduce the amount of on-street parking.  The Town Council issued 
an RFP for a public/private parking structure.  As a result, the Town Council asked the Planning 
Commission to look at the zoning ordinance as it related to the accommodation a parking structure.  The 
Council was sensitive about village atmosphere but recognized the need to provide efficient parking.  
They asked the Commission to look at revisions that would allow increases in building size, height and 
landscape percentage but mitigate the bigness and ugliness of parking structures. 
 
Mr. Dansie outlined potential zoning mechanisms to regulate parking structures.   He also listed some of 
the development standards that could be tailored to parking structures. 

• Mr. R. Taylor said the impact of parking structures was great so the Town needed as much 
control as possible.   

• The Commission felt an overlay zone was the preferred approach.   
 
Ms. Purcell asked about digging into a hill or putting structures underground.  Mr. Dansie said this was an 
effective method to hide the mass.   

• Given the bigger transportation picture, Ms. Purcell recommended there be connectedness to the 
projects.  Mr. Dansie said the whole reason for doing parking was to enhance transportation so 
this was a good detail to add to the ordinance. 

 
Commissioners discussed size and height issues.  Specific development and design criteria could be 
tailored on a site-by-site basis in an overlay zone. 
 

• Mr. Burns suggested an increase in height was allowed only after all possibilities for subterranean 
were explored first.  Underground parking was not considered a story as per current ordinance. 

• Commissioners were not in favor of allowing for an increase in height limit beyond the current 
maximum allowed. 
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