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118 Lion Blvd ◦ PO Box 187 ◦ Springdale, UT 84767 ◦ (435) 772-3434

PLANNING COMMISSION NOTICE AND AGENDA

THE SPRINGDALE PLANNING COMMISSION WILL HOLD A REGULAR MEETING
ON WEDNESDAY, OCTOBER 20, 2021 AT 5:00 PM
AT THE CANYON COMMUNITY CENTER, 126 LION BLVD – SPRINGDALE, UT 84767
A live broadcast of this meeting will be available to the public for viewing/listening only.
Public comments for public hearing items must be made in person or submitted
two days in advance of the meeting.
**Please see electronic login information below**

Approval of the agenda
General announcements
A.

Action Items

1.

2.

3.
4.

B.

C.

Public Hearing - Conditional Use Permit: Bean Cotting Munson, LLC, represented by Andrew Green,
requests a conditional use permit to operate a five-unit transient lodging facility at 1212 Zion Park
Boulevard in the VC zone.
Public Hearing - Design Development Review: Bean Cotting Munson, LLC, represented by Andrew Green,
requests DDR approval for the design of a new five-unit transient lodging facility at 1212 Zion Park
Boulevard in the VC zone.
Public Hearing - Subdivision Plat Amendment: Bean Cotting Munson, LLC, represented by Andrew Green,
requests an amendment to the Bit and Spur subdivision plat to modify the boundaries of several lots.
Public Hearing - General Plan: The Town of Springdale Planning Commission proposes a comprehensive
update to the Town's General Plan.

Consent Agenda
1.

Approval of Minutes from September 15th.

Adjourn

This notice is provided as a courtesy to the community and
is not the official notice for this meeting/hearing. This notice
is not required by town ordinance or policy. Failure of the
Town to provide this notice or failure of a property owner,
resident, or other interested party to receive this notice does
not constitute a violation of the Town’s noticing requirements
or policies.

**Click the link below to view the live broadcast of this
meeting:
https://us02web.zoom.us/j/81744213234?pwd=eE9oZy
9tYmFzOXMvVVpxdld1QThNUT09
Webinar ID: 817 4421 3234
Passcode: 046707
One tap mobile
US: +12532158782,,81744213234#,,,,*046707#
Dial by your location
US: +1 253 215 8782

NOTICE: In compliance with the Americans with Disabilities Act, individuals needing special accommodations or assistance
during this meeting should contact Town Clerk Darci Carlson at 435.772.3434 at least 48 hours before the meeting.

Packet materials for this meeting will be available at: https://www.springdaletown.com/agendacenter

Memorandum
To:
From:
Date:
Re:

Planning Commission
Thomas Dansie
October 15, 2021
Conditional Use Permit: Transient Lodging Facility at 1212 Zion Park Boulevard

Executive Summary
Bean, Cotting, Munson, LLC, represented by Andrew Green, has applied for a conditional use permit for
transient lodging at 1212 Zion Park Boulevard, the site of the Bit and Spur restaurant. The property is in
the Village Commercial (VC) zone. Transient lodging is allowed as a conditional use in the VC zone.
This application is being presented in conjunction with a design/development review for new two
buildings on the property (a three-plex and a duplex), as well as a subdivision plat amendment which will
alter the lot boundaries and separate the new lodging buildings from the Bit and Spur restaurant. Both of
these applications and associated reviews will analyze the physical aspects of the proposed
development. The conditional use permit discussed herein analyzes the possible impacts of the
proposed use, and not the specifics of the development details (e.g. height, setbacks, design, etc.).
Section 10-3A-4 and 10-3A-5 of the Springdale Town Code contain standards for evaluating conditional
use permit requests. Pursuant to Utah Code, the Town must grant a conditional use permit if the use
complies with these standards, or if it can comply with these standards through the imposition of
reasonable conditions. If the use cannot comply with the standards the Town may deny the permit.
Applicable Code Sections
The Commission may wish to review the following code sections prior to the meeting:
1. Chapter 10-3A: Conditional Use Permits
2. Chapter 10-11B: Village Commercial Zone
Analysis
Conditional uses are those uses of land that, because of their unique characteristics or potential impact
of the land use on the Town, surrounding neighbors, or adjacent land uses, may not be compatible in
some areas or may be compatible only if certain conditions are imposed that mitigate or eliminate the
detrimental impacts. The Town has established standards in the ordinance to evaluate whether or not a
proposed use is compatible with the surrounding areas. These standards are found in sections 10-3A-4
and 10-3A-5 of the Town Code.
The following analysis addresses each of these standards.
The proposed use shall comply with all applicable land use standards contained in the land use
ordinance.

While an application for conditional use permit is not the same as a Design/Development Review, the
Commission should do a preliminary land use and zoning review to determine if the proposed
development of seven transient lodging units is in compliance with all land use standards. The associated
design / development review on the Commission’s agenda discusses the proposed use’s compliance with
land use standards.
The proposed use shall not unreasonably interfere with the lawful use of surrounding properties.
The surrounding properties are used as follows:
North: Restaurant and employee housing (under the same ownership as the subject parcel).
West: Vacant land zoned residential.
South: Transient lodging.
East: Transient Lodging / Restaurant
The proposed transient lodging use is situated in an area already heavily developed with transient
lodging and other commercial uses. The addition of seven transient lodging units on the subject property
is unlikely to unreasonably interfere with the lawful use of these properties.
The proposed use shall not emit excessive noise, or noxious odors, and shall not otherwise adversely
impact the quality of air or water.
The proposed transient lodging use is unlikely to emit excessive noise or odors, or have air or water
quality impacts, to any extent greater than the existing transient lodging uses in the area. The
Commission may wish to remind the applicant of the Town’s noise ordinance standards, which will apply
to the operation of the transient lodging facility.
If located immediately adjacent to a residential zone, the proposed use shall provide a screening fence or
wall at least six feet (6') in height along the common boundary between the proposed use and the
residential zone.
The property adjacent to the west is in the Foothill Residential zone. However, the portion of that
property adjacent to the subject parel is a steep hillside which will most likely never have any
development on it. The Commission should consider whether or not a screen fence is necessary in that
location. The property immediately to the south is used as transient lodging and as a similar relationship
to steep and rugged property in the FR zone. The Commission did not require a screen fence for the
lodging on that property.
The applicant has indicated plans to provide as much screening via fencing and landscape as possible for
the benefit of the existing BIt and Spur restaurant, as well as for the future occupants of the transient
lodging units.
If the proposed use is projected to generate more than ten (10) vehicular trips per day, the use must be
located on a dedicated public street.

The proposed use is located on SR9, a dedicated public street. The property accesses SR9 through an
access easement on the adjacent Bit and Spur property.
Access and entrances to guestrooms (including rear patios and balconies) must be placed and oriented to
have as minimal an impact on surrounding properties as possible.
The proposed three-plex building has entrances that face the property to the south. These entrances are
all ground level entrances and face the side / rear of the building on the adjacent property, which is also
used for transient lodging. The entrances are placed at the minimum setback for the property (10 feet).
The Commission needs to determine if the orientation of these entrances to the lodging units will have a
significant impact on the property to the south.
Outdoor gathering areas (pools, patios, courtyards, etc.) located such that they will not cause
unreasonable increases in noise, lighting or other impacts on surrounding residentially zoned property.
Patios on the buildings are oriented to face the interior of the property. There is no pool or other
common outdoor gathering area associated with the proposed transient lodging.
Outdoor lighting must be designed such that the bulbs or lenses of light sources are not visible beyond
the property boundaries. All exterior lights must use full cutoff fixtures.
The applicant has submitted a sample light fixture indicating all lighting will be down directed and
shielded.
Public Comment
The Town has not received any public comment in conjunction with this application.
Planning Commission Action
The Commission should determine whether or not the proposed seven-unit transient lodging facility
meets the standards in the Town Code. The Commission may wish to consider the following when
making findings regarding this issue:
-

Will the proposed use create detrimental impacts on the Town or surrounding properties, as
determined by evaluation of the use in relationship to the standards in 10-3A-4 and 10-3A-5?
If so, can reasonable conditions be imposed to mitigate the anticipated detrimental impacts of
the proposed use?

Based on these findings, the Commission should make a motion to recommend either approval or denial
of the conditional use permit, along with any necessary and reasonable conditions, to the Town Council.
The Commission may wish to use the following sample language when making a motion:
The Commission recommends approval/denial of the conditional use permit for a seven-unit
transient lodging facility at 1212 Zion Park Boulevard. This motion is based on the following
findings:

[LIST FINDINGS]
If making a motion for approval, the Commission may wish to attach the conditions which are intended
to help mitigate the reasonably anticipated detrimental impacts of the transient lodging use.
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Traffic and Access
Current access is indicated on the Site Inventory and
Subdivision Amendment pages. A new easement on
Lot 3 has been created to service Lot 2. The existing
parking lease with the City of Springdale will be
amended and honored. The proposed units require 5
occupant spaces and 2 employee spaces under the
existing parking ordinance. We have provided 10
occupant spaces and 2 employee spaces to be in
compliance with the new parking ordinance, as well as
two additional ADA spaces adjacent to the shuttle
stop. The parking for the Bit and Spur on Lot 3 have
not been affected.

Bit and Spur Cottages

Hydrology
The landscaping will be a high absorption design.
Additional water from new roofs will be directed to
100 gallon per unit rainwater catchment barrels.
Overflow will be directed to the detention/retention
basin with an exit to existing stormwater drainage
along SR9 along the southern property line.

PROJECT

The site plan has been developed to maintain all
existing mature trees. One small pine will be
removed. It will be replaced with and Arizona
Sycamore (per the approved plant list) in location
shown. All disturbed areas will be remediated with
the existing grass seed and abundant shrubs and
grasses from the approved plant list. The grounds
surrounding the Bit and Spur are beautiful. The new
landscaping will be a cohesive integration to
maintain the natural aesthetic. Existing irrigation will
be adapted to the new landscaping using
subterranean emitters and sprinklers.

PO Box 305
Springdale, Utah
84767

Landscaping

The Subdivision Amendment provides for a total of
42 spaces and an additional 4 ADA spaces. Traffic
burden will remain the same or decrease based on
the proposed units being in town and immediately
adjacent to a shuttle stop.
The proposed units are within the 100’ maximum
distance for fire apparatus access.
Electrical J-Box
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Site Inventory 1

Existing Water Service

LOT 2
10 Unit spaces
2 Employee spaces
37 Total required

9/27/2021

20 Customer spaces
5 Employee spaces
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The proposed units have 2’ to 3’ tall sandstone planters that will be
filled with approved shrubs similar to the existing planters at the Bit
and Spur.

PROJECT

Existing irrigation will be adapted to the new landscaping
using subterranean emitters and sprinklers.

ISSUE

The grounds surrounding the Bit and Spur are beautiful.
The new landscaping will be a cohesive integration to
maintain the natural aesthetic.

9/27/2021

All disturbed areas will be remediated with
the existing grass seed and abundant shrubs and
grasses from the approved plant list as indicated.

Landscaping
Plan

The site plan has been developed to maintain all
existing mature trees. One small pine will be
removed. It will be replaced with and Arizona
Sycamore (per the approved plant list) in location
shown.
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Springdale, Utah
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South Elevation
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Exterior planters along all buildings will be 2’ to 3’ tall and
made of native sandstone consistent with the Bit and Spur.
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The TBD Collection of outdoor lighting offers undeniable historical charm. The bell
shape is strong and simple. The bulb is concealed to offer a Dark Sky
performance. These features are crafted with powder coated steel, so they'll
continue to serve you for many years. This outdoor lantern features an oil rubbed
bronze finish.
•
Durable steel frame, powder coated for many years of durable service
•
Sturdy frame finished in oil rubbed bronze provides beautiful light to any
home
•
Uses 1 medium base clear bulb 60-Watt max (sold separately)
•
Compatible with incandescent, CFL and LED bulbs (60-Watt max)
•
Assembled fixture dimensions: 9.0 in. wide, 11.39 in. high, projects 13.2
in. from the wall when mounted
•
Wall mount only
•
Compatible with standard wall dimmer
•
ETL Listed
•
Wet location rated
•
Includes mounting hardward
•
Dark Sky certified

9/27/2021

Roofing is rusted corrugated metal

Bit and Spur Cottages

CLIENT

BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

Walkways will be sandstone pavers except as required for ADA access
to the eastern most unit of the triplex.

Color and Material
Samples

The proposed units will use board and batten
siding consistent with the Bit and Spur.
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Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Account Summary
Account Number: 0897328
Parcel ID: S-BIT-3-A
Account Type: Commercial
Owner Name: Bean Cotting Munson Llc, Et Al

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767

Account Summary
Building Characteristics
Account Type: Commercial
Building
Number:
Bean1 Cotting Munson Llc, Et Al
Owner Name:
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

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

8/24/2021

by Washington County GIS

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767
Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Building Characteristics
Building Number: 1
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished:
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Property Information

Tax Information

Acres: 1.67
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax District: Springdale Town
Residential Classification: N/A
Book & Page: N/A
Reference Document: 20190046478

N/A

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website https://msc.fema.gov/portal/home
or contact your municipal Engineering department.
City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Community/Public Services

Washington County Precinct: SP95
U.S. Senate District: 28
U.S. Congressional District: 2
Utah House District: 71
Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

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

Tax Information

Acres: 1.67
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
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Is Property in a Floodway? No
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Residential Classification: N/A
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Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

NOTE: The information shown on this map was compiled from different GIS
sources. The land base and facility information on this map is for display
purposes only and should not be relied upon without independent verification
as to its accuracy. Washington County, Utah will not be held responsible for
any claims, losses or damages resulting from the use of this map.
Report Generated
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County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
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Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

NOTE: The information shown on this map was compiled from different GIS
sources. The land base and facility information on this map is for display
purposes only and should not be relied upon without independent verification
as to its accuracy. Washington County, Utah will not be held responsible for
any claims, losses or damages resulting from the use of this map.
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County Administration Building
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Property Report for Parcel S-BIT-5
Selected Assessor CAMA data below updated weekly.

Account Summary
Account Number: 0897342
Parcel ID: S-BIT-5
Account Type: Residential
Owner Name: Bean Cotting Munson Llc

Subdivision: Bit and Spur
Situs Address: 12 Sage Ln
Springdale, UT 84767

Building Characteristics
Building Number: 1
Property Type: Residential
1983
Year Built:
Square Feet: 816
Occupancy Type: Single Family Residential
Built-As Description: Ranch 1 Story
Units: 1
1
Stories:
Percent Complete: 100
Frame Siding
Exterior:

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

Roof Type: Gable
Roof Cover: Composition Shingle
HVAC Desc: Central Air to Air
Bedrooms: 2
Bathrooms: 2
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-5
Selected Assessor CAMA data below updated weekly.

Property Information

Tax Information

Acres: 0.53
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax District: Springdale Town
Residential Classification: Primary
Book & Page: N/A
Reference Document: 20190046478

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website https://msc.fema.gov/portal/home
or contact your municipal Engineering department.
City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Community/Public Services

Washington County Precinct: SP95
U.S. Senate District: 28
U.S. Congressional District: 2
Utah House District: 71
Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

NOTE: The information shown on this map was compiled from different GIS
sources. The land base and facility information on this map is for display
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as to its accuracy. Washington County, Utah will not be held responsible for
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Utah Geological Survey

GEOLOGIC HAZARDS MAPPING AND DATA CUSTOM REPORT
Report generated on 8/24/2021 at 3:21:03 PM
This report contains geologic hazard information and data from the Utah Geological Survey (UGS) and other sources for the area of interest shown on the map
below and can be used to identify mapped geologic hazards in an area, understand what the hazards are, and learn potential ways to mitigate them. This report is not
a substitute for site-specific geologic hazards and geotechnical engineering investigations by a qualified, Utah-licensed consultant. These investigations provide
valuable information on the site geologic conditions that may affect or be affected by development, as well as the type and susceptibility of geologic hazards at a
site and recommend solutions to mitigate the effects and costs of the hazards, both at the time of construction and over the life of the development. See your local
city or county building department for details on these investigations and UGS Circular 122 (https://ugspub.nr.utah.gov/publications/circular/c-122.pdf). Since
1850, at least 5797 deaths and an undetermined financial cost have been attributed to geologic hazards in Utah. Damages resulting from many geologic hazards are
often not covered by property or other insurance. In almost all cases, it is more cost effective to investigate and characterize potential hazards and implement
appropriate mitigation, rather than rely on additional maintenance over the life of a project and/or incur costly construction change orders and other financial costs.

https://geology.utah.gov/apps/hazards/report/
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Although this product represents the work of professional scientists, the Utah Department of Natural Resources, Utah Geological Survey, makes no warranty,
expressed or implied, regarding its suitability for a particular use, and does not guarantee accuracy or completeness of the data. The Utah Department of Natural
Resources, Utah Geological Survey, shall not be liable under any circumstances for any direct, indirect, special, incidental, or consequential damages with respect to
claims by users of this product. The Utah Geological Survey does not endorse any products or manufacturers. Reference to any specific commercial product,
process, service, or company by trade name, trademark, or otherwise, does not imply endorsement or recommendation by the Utah Geological Survey.

https://geology.utah.gov/apps/hazards/report/
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Report Summary
Geologic hazards affect Utah, negatively impacting life safety, health, property, and the state's economy. These hazards are those geologic conditions that present a
risk to life or of substantial loss or damage of real property, and are generally within five categories: landslide, earthquake (seismic), flooding, problem soil and
rock, and volcanic hazards. Although many geologic hazards are not life threatening, they are often costly when not recognized and properly accommodated and
mitigated in project planning and design, and may result in additional, significant construction and/or future maintenance costs and injury or death. However, we
can live and deal with geologic hazards by understanding what they are, where they exist, how large or difficult they are, and how to effectively mitigate them.
Detailed geologic hazard mapping is available for limited areas and for specific hazards in Utah and additional mapping is ongoing. This report represents geologic
hazard data extracted from the Utah Geologic Hazards Database of current geologic hazard mapping by the UGS for part of Utah and from other sources at the date
and time indicated on the cover page. For each of the major geologic hazard categories (earthquake, landslide, flooding, and problem soil and rock) mapped in Utah,
a summary page is available that describes the hazard category and the individual types of hazards within that category. Following the summary page, are detailed
pages for each mapped hazard type that contain a brief description of that hazard type, a map of your area of interest and the mapped hazard susceptibility, a brief
discussion on the susceptibility rankings and their meaning, and a list of references and other information on that hazard type. The absence of data does not imply
that no geologic hazard or hazards exist. Additional geologic hazard mapping is on-going and will be added to the database as it is finalized.
Table 1 lists the mapped geologic hazards, the mapped hazard relative susceptibility, and the corresponding report page(s) with information on that hazard in your
area of interest.
Mapped Geologic Hazards

Hazard Category

Liquefaction Susceptibility

Very High

Liquefaction Susceptibility

Moderate

Ground Shaking

Strong/Very Strong

Flood and Debris-Flow Hazard

Moderate

Collapsible Soil Susceptibility

Collapsible Soil 1

Expansive Soil and Rock Susceptibility

High

Expansive Soil and Rock Susceptibility

Concealed

The database is updated when new geologic hazard mapping is published by the UGS, most commonly in urban areas using 7.5-minute map quadrangles as
comprehensive geologic hazard map sets. If mapping is not available for your area of interest at the time this report was created, check the website for updates or
contact the UGS at (801) 537-3300 or https://geology.utah.gov/about-us/ask-a-geologist

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Utah has experienced sixteen earthquakes greater than magnitude (M) 5.5 since pioneer settlement in 1847, and geologic investigations of Utah's faults indicate a
long geologic history of repeated large earthquakes of M 6.5 and greater prior to settlement. Although Utah is not on a boundary between tectonic plates where most
of the world's earthquakes occur, it is in the tectonically extending western part of the North American plate. Thus, earthquakes in Utah are indirectly caused by
interactions with the Pacific plate along the plate margin on the west coast of the United States. Also, many small earthquakes in east-central Utah are induced by
underground coal mining. Large, damaging earthquakes in Utah are likely to occur in the Intermountain Seismic Belt (ISB) that generally extends north-south
through the center of the state, essentially following Interstate 15, where there are many hazardous faults capable of producing earthquakes. However, areas outside
the ISB also experience earthquakes. Moderate to large earthquakes (generally M 6 and greater) can kill and injure many people and cause substantial damage to
buildings, roads, bridges, and utilities. The Utah Earthquakes (1850 to 2016) and Quaternary Fault Map (https://ugspub.nr.utah.gov/publications/maps/m-277.pdf)
shows earthquakes known to have occurred within and surrounding Utah and mapped Quaternary faults (those with movement in the past 2.6 million years)
considered to be earthquake sources.

Earthquake hazards include:

Earthquake Ground Shaking – the sudden motion or trembling of the Earth as stored elastic energy is released by fracture (breaking) and movement of rocks
along a fault.

Surface Fault Rupture – displacement(s) of the ground surface along a tectonic fault during an earthquake that results in a steep slope known as a scarp.

Liquefaction – a sudden, large decrease in strength of a saturated sandy soil caused by a temporary increase in soil water pressure during an earthquake and
subsequent collapse of soil structure, resulting in sand boils, differential foundation settlement, and localized flooding.

Tsunamis – a series of waves in the ocean or a lake caused by the displacement of a large volume of water, such as from underwater fault rupture or landsliding into
the water.

Seiches – an oscillating wave in an enclosed body of water, such as a lake, river, canal, or tank, induced by earthquakes or other energy sources.

https://geology.utah.gov/apps/hazards/report/
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Tectonic Deformation – the lowering and tilting of a valley floor on the down-dropped side of a fault during an earthquake that commonly causes localized
flooding and gravity-flow utility failure.

Earthquake – Triggered Landslides and Rockfall – landslides and rockfall triggered by earthquake ground shaking.

Quick Clays – typically, marine-type clays that significantly lose strength when subjected to earthquake ground shaking.

The UGS has mapped surface-fault-rupture and liquefaction earthquake hazards for selected areas, and the U.S. Geological Survey has mapped expected earthquake
ground shaking in Utah. The other earthquake hazard types have not yet been mapped in Utah. More information on earthquake hazards are available at
https://geology.utah.gov/hazards/earthquakes-faults and https://ussc.utah.gov. The following Earthquake Hazards pages describe the individual mapped earthquake
hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Liquefaction Susceptibility

Generally, earthquakes greater than about M 5 can cause liquefaction—a sudden, large decrease in the strength of sandy soils caused by a temporary increase in soil
water pressure during earthquakes. Liquefaction can result in soil collapse, sand boils, differential building foundation settlement, lateral spread landslides, and
localized, shallow flooding. The map below shows where liquefaction susceptibility may exist for your area of interest and the mapped relative susceptibility in
terms of very high, high, moderate, low, very low, and not susceptible. Due to limited information, some areas are mapped as susceptible or unknown. The map
does not integrate earthquake ground shaking which is required to determine the liquefaction potential (potential is equal to susceptibility plus opportunity) in
susceptible soils or the probability (likelihood) of liquefaction.

How to Use This Map
The liquefaction susceptibility mapping is intended for general planning purposes to indicate where liquefaction susceptibility may be present and to assist in
designing liquefaction-hazard investigations. Your area of interest has an area mapped as having liquefaction susceptibility. The susceptibility of liquefaction
susceptibility and the description of the liquefaction susceptibility categories identified in your area of interest are listed above. This means that some form of
liquefaction is likely to occur during an earthquake if the conditions to produce liquefaction are present at the site, including strong enough ground shaking, sandy
soils, and shallow groundwater at or above 50 feet. Areas with no mapped liquefaction susceptibility either do not have the conditions for liquefaction present or
there was not enough data to determine the subsurface and groundwater conditions. Groundwater levels fluctuate seasonally and can change after development. Due
to scale and data restrictions, a site-specific assessment should be conducted in areas with no mapped liquefaction susceptibility. In areas with mapped liquefaction
susceptibility hazard, a site-specific investigation is highly recommended. The 2018 International Building Code (IBC) and International Residential Code (IRC),
adopted statewide, require a geotechnical investigation where liquefiable soils may be present beneath a building. Specifically, the IBC requires the investigation to
evaluate liquefaction hazard, including the total and differential settlement, and surface displacement from lateral spreading and/or lateral flow.

More Information
Although these areas are not regulated on a state-level many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific liquefaction investigation. Site-specific investigations are necessary to accurately characterize the site-specific liquefaction susceptibility and determine
appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of the development permitting
process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant for investigations.
Additional informational resources are listed below:
UGS: Liquefaction.

https://geology.utah.gov/apps/hazards/report/
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Very high liquefaction susceptibility, includes highly susceptible geologic units consisting of well-sorted sand, silty sand, and gravel along modern stream
drainages, young alluvial terraces, and lacustrine deposits where the depth to groundwater is less than or equal to 10 feet.
Moderate liquefaction susceptibility, includes moderately susceptible geologic units consisting of moderately sorted sand, silty sand, and gravel where the
depth to groundwater is likely less than or equal to 50 feet. Liquefaction hazard is considered moderate in these units because of their textural characteristics
and/or degree of cementation.

References
Liquefaction Hazards in Utah (UGS Public Information Series 100): https://ugspub.nr.utah.gov/publications/public_information/pi-100.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 9— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl9.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 5— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl5.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 2— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl2.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 2— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-2.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 1— Liquefaction Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate1.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Special Study 166) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Ground Shaking

Ground shaking is the primary hazard resulting from earthquakes. Based on data from the UGS, the University of Utah Seismograph Stations, and other agencies,
the U.S. Geological Survey periodically creates seismic hazard maps of the entire U.S. These maps are used by engineers and architects in designing buildings to
meet the seismic requirements of the 2018 International Building Code (IBC) and International Residential Code (IRC), adopted statewide in Utah. Unless the
building is specially designed, such as a critical facility (police and fire stations, emergency operations centers, etc.), building “to the code” means that the building
is not expected to collapse during an earthquake of a magnitude for which it was designed. However, the building may dangerous and uninhabitable, due to
significant structural damage and must then be replaced.
The map below shows the level of ground shaking (peak horizontal acceleration with a 2 percent probability of exceedance in 50 years) (in percent of the standard
acceleration due to gravity or one g,) expected during a large earthquake in the vicinity of your area of interest. This map is at a reduced scale (zoomed out)
compared to the other maps in this report, due to the low resolution of the source data and mapping.

How to Use This Map
Your area of interest has an area with an expected ground shaking with a potential for damage. See the Ground Shaking Maps linked in the More Information
section for technical information related to ground shaking categories. Typical homeowner's insurance excludes damages from earthquakes.

More Information
Ground shaking is the most widespread and typically the most damaging hazard associated with an earthquake. Strong ground shaking can last for several seconds
to minutes and can be more or less intense depending on local soil and rock conditions. This map can be used by professionals to identify peak horizontal
acceleration with a 2 percent probability of exceedance in 50 years. Damaging ground shaking can occur during earthquakes generated by an unspecified fault or at
a distance from an identified fault.
Additional informational resources are listed below:
UGS: Earthquake Scenario and Probabilistic Ground Shaking Maps for the Salt Lake City, Utah Metropolitan Area.

https://geology.utah.gov/apps/hazards/report/
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Strong/Very Strong

References
Seismic Hazard Maps and Site-Specific Data (U.S. Geological Survey): https://earthquake.usgs.gov/hazards/hazmaps.

https://geology.utah.gov/apps/hazards/report/
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FLOODING HAZARD
Flooding is the overflow of water onto lands that are normally dry and is the most commonly occurring natural hazard in Utah. Damage from flooding includes
inundation of land and property, erosion, deposition of sediment and debris, and the force of the water itself, which can damage property and take lives. Historically,
flooding is the most prevalent, costly, and destructive (on an annual basis) hazard in Utah. Since 1850, at least 101 people in Utah have died from flooding.

Flooding hazards include:

River, Lake, or Sheet Flooding – overflow of water from excessive river/stream flow, water in lakes, and thin flow across generally flat to gently sloping ground.

Debris Flows – fast-moving flow-type landslides composed of a slurry of rock, mud, organic matter, and water that move down drainage-basin channels onto
alluvial fans.

Shallow Groundwater – shallow groundwater can flood basements and other underground facilities, damage buried utility lines, and destabilize excavations.

Dam and Canal Failure – an unintentional release of water due to the failure of a water-retention or conveyance structure (dam or canal) that may occur with little
warning.

Seiches – an oscillating wave in a lake or tank induced by earthquakes and other energy sources.

Tsunamis – a series of waves in the ocean or a lake caused by the displacement of a large volume of water, such as from underwater fault rupture or landsliding into
the water.

The Federal Emergency Management Agency (FEMA) has mapped flood hazards for selected areas in Utah ( https://msc.fema.gov) and these maps are the official
maps for flood insurance and related activities. However, the FEMA maps do not show flooding from debris flows, alluvial fans, and shallow groundwater, and may
be out-of-date. The UGS has mapped river, lake, or sheet; debris flows; and shallow groundwater flooding hazards for selected areas in Utah using geologic-based
methods, and the Utah Division of Water Rights has mapped dam failure flooding for selected dams in Utah (https://maps.waterrights.utah.gov/EsriMap/map.asp?
https://geology.utah.gov/apps/hazards/report/
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layersToAdd=Dams). Canal failure, seiches, and tsunami flooding hazards remain unmapped in Utah. The following Flooding Hazards pages describe the individual
mapped flooding hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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FLOODING HAZARD

Flood and Debris-Flow Hazard
Flooding is the overflow of water onto lands that are normally dry and is the most commonly occurring natural hazard in Utah. Damage from flooding includes
inundation of land and property, erosion, deposition of sediment and debris, and the force of the water itself, which can damage property and take lives. Historically,
flooding is the most prevalent, costly, and destructive (on an annual basis) hazard in Utah. Debris flows and related sediment flows are fast-moving flow-type
landslides composed of a slurry of rock, mud, organic matter, and water that move down drainage-basin channels onto alluvial fans. Debris flows generally initiate
on steep slopes or in channels by the addition of water from intense rainfall or rapid snowmelt and often occur after wildland fires. When flows go beyond the
mountain front and lose channel confinement, they spread laterally on alluvial fans and deposit the carried debris. In addition to being debris-flow-deposition sites,
alluvial fans are favored sites for urban development; therefore, a debris-flow-hazard investigation is necessary when developing on alluvial fans. Debris flows pose
a hazard very different from other types of landslides and floods, due to their rapid movement and destructive power as they often occur with little warning. Since
1850, at least 15 people have been killed by debris flows in Utah. In addition to threatening lives, debris flows can damage buildings and infrastructure by debris,
erosion, direct impact, and flooding. The map below shows the mapped flood and debris-flow hazard for your area of interest in relative terms of very high, high,
moderate, low, very low, and not mapped categories.

How to Use This Map
The flood hazard mapping is intended for general planning purposes to indicate where flooding may occur and to assist in designing flood-hazard investigations.
Your area of interest has an area mapped as having locations of flood hazard. The susceptibility of flood hazard and the description of categories identified in your
area of interest are listed above. Areas with no mapped flood hazard either do not have geologic units associated with flood, there was not enough data to determine
the hazard, or limitations of scale. Areas of flood hazard may be mapped even though it may not be in a FEMA mapped flood zone where flood insurance may be
required. The FEMA maps do not typically show flooding from debris flows, alluvial fans, thin sheet flooding, and shallow groundwater, and may be out-of-date.
A flood hazard investigation is highly recommended. The 2018 International Building Code (IBC) and International Residential Code (IRC), adopted statewide,
require a geotechnical investigation where buildings are located within flood hazard areas as adopted by local communities.
If your area of interest is in a FEMA-mapped flood zone where flood insurance will be required by federally regulated or insured lenders for a mortgage on the
property. Consult the official FEMA Flood Insurance Rate Maps at https://msc.fema.gov/portal/home to confirm the mapped FEMA flood zone(s).

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring comprehensive,
site-specific flood and debris-flow investigations. Site-specific investigations are necessary to accurately characterize the site-specific flood hazard and determine
appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of the development permitting
process. Contact your local building department for requirements, and a Utah-licensed geotechnical engineer for investigations. Owners with a mortgage on a
building outside FEMA-designated high-risk areas can also purchase flood insurance and may be eligible for lower-cost preferred risk policies.
Additional informational resources are listed below:
UGS: Flooding Hazards.
https://geology.utah.gov/apps/hazards/report/
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Utah Division of Water Rights: Dam Inundation
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Scale 1:2,500
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Moderate flood hazard on active pediments and sloping depositional surfaces flanking ridges and other upland areas that are chiefly inundated by sheetfloods,
but possibly by flash floods and debris flows during cloudburst storms, older alluvial-fan deposits, lagoon-fill deposits located in closed depressions, and
colluvial and landslide deposits on mountain slopes and along mountain range fronts. Includes minor (typically less than 2 mi2 ) tributary ephemeral drainages
and active depositional surfaces flanking ridges, benches, and other upland areas that may be inundated by sheetfloods and moderate flash floods during
thunderstorms.

References
Debris-Flow Hazards in Utah (UGS Public Information Series 70: https://ugspub.nr.utah.gov/publications/public_information/pi-70.pdf.
Wildfires and Debris Flows in Northern Utah (UGS Public Information Series 90): https://ugspub.nr.utah.gov/publications/public_information/pi-90.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 1— Flood and Debris-Flow Hazards:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl1.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 1— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl1.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 3— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl3.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 4— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-4.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 3— Flood and Debris-Flow Hazard: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate3.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 3— Flood and Debris-Flow Hazard: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl3.pdf.
Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and Coconino
County, Arizona (UGS Contract Deliverable) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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PROBLEM SOIL/ROCK HAZARD
Problem soil and rock can cause extensive damage to structures and foundations. Problem soil and rock may also damage pavements after construction, resulting in
high maintenance and/or replacement costs, along with increased legal and financial liability from pavement separation and/or gaps causing tripping hazards. In
addition, future maintenance may disrupt business activities, resulting in increased costs and/or lost revenue. Except for radon gas, Utah's most deadly geologic
hazard which has caused at least 5630 deaths since 1973, no deaths have been reported in Utah from other problem soil and rock hazards; however, they have
caused an undetermined, but very significant, amount of infrastructure damage and resulting economic impact.

Problem soil and rock hazards include:

Caliche – a calcareous material that can accumulate in the shallow subsurface of soils in arid and semiarid climates that can be very difficult to excavate.

Collapsible Soils – soils that have considerable strength when in a dry, natural state, but that significantly settle due to hydrocompaction (reduction of air space
within the soil) when wetted.

Corrosive Soil and Rock – soil and rock that is corrosive to exposed metals and/or concrete.

Expansive Soil and Rock – soil and rock with high clay content that swells when wetted and shrinks when dried.

Karst Landscape – formed from the dissolution of limestone, dolomite, and gypsum rocks that can create features, such as caves, sinkholes, and breccia pipes
(rubble-filled vertical tubes that form and project to the surface as overlying rock collapse into buried karst caverns).

Land Subsidence and Earth Fissures – sinking of the ground surface caused by groundwater mining and underground mine subsidence or collapse. Subsidence
often causes earth fissures which are permanent, linear tension crack(s) in the ground that extend upward from the groundwater table.

Piping and Erosion – piping is the subsurface erosion of soil or rock by groundwater flow that form narrow voids. Piping can remove support of overlying soil and
rock, resulting in collapse. Erosion is the process of material being moved by wind, water, and other processes and can occur at or below the ground surface.
https://geology.utah.gov/apps/hazards/report/

16/25

8/24/2021

UGS Hazards Report

Radon Gas – an odorless, tasteless, and clear radioactive gas resulting from the natural decay of uranium that occurs in nearly all rock and soil, and when
concentrated, such as in a building or other confined space can lead to lung cancer.

Salt Tectonics – salt formations at depth below the ground surface may deform, causing deformation and cracks at the ground surface.

Shallow Bedrock – rock at shallow depths that may be encountered in construction and other excavations.

Soluble Soil and Rock – soil and rock that may be dissolved by water, causing ground subsidence.

Wind-Blown Sand – geologically young, active or partially stabilized, deposits characterized by a well-sorted, loose, sandy soil texture with little to no clay.

The UGS has mapped problem soil and rock hazards for selected areas in Utah. The following problem soil and rock hazards pages describe the individual mapped
problem soil and rock hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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PROBLEM SOIL/ROCK HAZARD
Collapsible Soil Susceptibility

Collapsible soils have considerable strength when in a dry, natural state, but significantly settle due to hydrocompaction when wetted. Typically, they are associated
with young alluvial fans, debris flows, and loess (wind-blown silts), where soil structure creates a significant amount of air space within the soil and includes certain
rock units that weather in-place to soil. Collapsible soils may cause extensive damage to building foundations, asphalt and concrete slabs and pavements, and buried
utilities and other infrastructure if not identified, investigated, and mitigated prior to the construction of buildings, pavements, and utilities. Often, these soils can be
mitigated by over excavating and recompacting or removal of the collapse susceptible soils. The map below shows where collapsible soil and/or rock may be
present for your area of interest and the relative susceptibility in terms of high, susceptible, bedrock, or not mapped.

How to Use This Map
The collapsible soil susceptibility mapping is intended for general planning purposes to indicate where collapsible soils may be present and to assist in designing
geotechnical and geologic-hazard investigations. Your area of interest has an area mapped as having collapsible soil susceptibility. The susceptibility of collapsible
soil susceptibility and the description of the susceptibility categories identified in your area of interest are listed above. When not mitigated, these soils can cause
considerable damage to buildings, foundations, concrete and asphalt pavements, and underground utilities. A geotechnical investigation that specifically addresses
collapsible soils is highly recommended to determine if these soils are present. The 2018 International Building Code (IBC) and International Residential Code
(IRC), adopted statewide, require a geotechnical investigation where compressible soils may be present beneath a building.

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific geotechnical and geologic-hazard investigation. Site-specific investigations are necessary to accurately characterize the site-specific collapsible soil
susceptibility and determine appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of
the development permitting process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant
for investigations.
Additional informational resources are listed below:
UGS: Problem Soil and Rock Hazards.

https://geology.utah.gov/apps/hazards/report/
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60 m

Scale 1:2,500

200 ft

Collapsible Soil 1 - Unconsolidated geologic units with reported collapse values greater than or equal to 3 percent. Collapsible soils are unlikely in areas
continually subjected to saturation or flooding.

References
Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 4— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl4.pdf.
Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 6— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl6.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 7— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl7.pdf.

Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 8— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-8.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdfand Map, Plate 7— Collapsible Soil Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate7.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 7— Collapsible Soil Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl7.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Contract Deliverable) Report and Maps: https://doi.org/10.34191/SS-166.
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PROBLEM SOIL/ROCK HAZARD

Expansive Soil and Rock Susceptibility
Expansive soil and rock swells as it gets wet and shrinks as it dries out. These changes in volume can cause cracked foundations and other structural damage to
buildings, asphalt and concrete pavements, and underground utilities, heaving and cracking of canals and road surfaces, and the failure of septic disposal systems.
Expansive soil and rock contains a significant percentage of clay minerals that can absorb water directly into their crystal structure when wetted. Often, these soils
and rocks can be mitigated by over excavating and replacing with non-expansive, engineered fill materials that are properly placed and compacted. These soils and
rocks should be identified, investigated, and mitigated prior to the construction of buildings, pavements, and utilities.

The map below shows where expansive soil and rock susceptibility has been mapped for your area of interest and the relative susceptibility in terms of high,
moderate, low, not susceptible, or not mapped categories.

How to Use This Map
The expansive soil and rock susceptibility mapping is intended for general planning purposes to indicate where expansive soil and rock may occur and to assist in
designing expansive soil and rock susceptibility investigations. Your area of interest has an area mapped as having locations of expansive soil and rock
susceptibility. The susceptibility of expansive soil and rock susceptibility and the description of categories identified in your area of interest are listed above. Soil
and rock that expands when wet and shrinks as it dries is likely present at the site. These soils and rocks can cause considerable damage to buildings, concrete and
asphalt pavements, and underground utilities and damages are often costly to repair. A geotechnical investigation that specifically addresses expansive soils and
rock is highly recommended to determine if these soils and rocks are present. The 2018 International Building Code (IBC) and International Residential Code
(IRC), adopted statewide, require a geotechnical investigation where expansive soils and rocks may be present beneath a building. Areas with no mapped expansive
soil and rock susceptibility may not have had enough data to determine the hazard, or limitations of scale.

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific geotechnical and geologic-hazard investigation. Site-specific investigations are necessary to accurately characterize the site-specific expansive soil and
rock susceptibility and determine appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part
of the development permitting process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant
for investigations.
Additional informational resources are listed below:
UGS: Problem Soil and Rock Hazards.

https://geology.utah.gov/apps/hazards/report/

21/25

8/24/2021

60 m

UGS Hazards Report

Scale 1:2,500

200 ft

Soils classified by the Natural Resources Conservation Service as having a high susceptibility for volumetric change; and/or have a liquid limit (LL) greater
than or equal to 35 to 45, a plasticity index (PI) greater than or equal to 15 to 20, and a swell/collapse test (SCT) value of greater than or equal to 3 to 4 percent
swell; and/or a linear extensibility potential greater than 6 percent. Soils are clay rich or weather to clay.
Areas of concealed, highly expansive soil or rock (greater than or equal to 3 to 5 percent swell) in the shallow subsurface (less than or equal to 20 feet), but
with little or no evidence of such material at the ground surface. Based on past engineering geology experience, such highly expansive soil or rock can cause
differential displacements at the ground surface even when overlain by as much as 20 feet of non-expansive material, and these areas are considered to have a
high potential for expansive soil and rock problems.

References
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 5— Expansive Soil and Rock Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl5.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 7— Expansive Soil and Rock:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl7.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 6— Expansive Soil and Rock Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl6.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 9— Expansive Soil and Rock Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-9.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 8— Expansive Soil and Rock Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate8.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 8— Expansive Soil and Rock Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl8.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Special Study 166) Report and Maps: https://doi.org/10.34191/SS-166.
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OTHER GEOLOGIC HAZARD RESOURCES
Utah Geological Survey
For information on geologic hazards, contact the UGS online at https://geology.utah.gov/about-us/ask-a-geologist/ or by telephone at (801) 537-3300 and for
southern Utah at (435) 865-9036.

The Guidelines for Investigating Geologic Hazards and Preparing Engineering-Geology Reports with a Suggested Approach to Geologic-Hazard Ordinances in
Utah (UGS Circular 122, https://ugspub.nr.utah.gov/publications/circular/c-122.pdf) provides geologic and geotechnical consultants, local government officials, and
land owners with comprehensive information on how to conduct appropriate and effective investigations of various geologic hazards before building and
infrastructure design and construction. These guidelines were developed to reduce the life safety risk and overall cost of geologic hazards to Utahans and have been
adopted by numerous cities and counties in Utah. The UGS strongly recommends that all development incorporate these guidelines in their planning, design, and
construction.

The UGS GeoData Archive (https://geodata.geology.utah.gov) contains Utah geologic related scanned documents, consultant geologic and geotechnical reports,
photographs, and other digital materials from our files and those gathered from other agencies or organizations. Most of the items in the archive have not been
formally published and are not available elsewhere.

The UGS Utah Aerial Imagery Collection (https://geodata.geology.utah.gov) contains aerial photography (air photos) across Utah and dating from 1935 to 2005,
about half of the collection dates before 1960.

The Utah Geologic Map Portal (https://geology.utah.gov/apps/intgeomap/) contains geologic maps that show the mapped ground surface soil and rock types across
the state.

Building Codes (the IBC and IRC with amendments are adopted statewide by Utah law)
State of Utah Adopted Building Codes in Law: https://le.utah.gov/xcode/Title15A/15A.html.

2015 International Building Code (IBC): https://codes.iccsafe.org/content/IBC2015/toc.

https://geology.utah.gov/apps/hazards/report/
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2015 International Residential Code (IRC) for One- and Two-Family Dwellings: https://codes.iccsafe.org/content/IRC2015/toc.

Professional Licensing
When selecting a geologist or engineer consultant and a construction contractor, make sure they are licensed to practice in Utah using the Utah Division of
Occupational & Professional Licensing website at https://secure.utah.gov/llv/search/index.html. For more information, see https://dopl.utah.gov/.

https://geology.utah.gov/apps/hazards/report/
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Memorandum
To:
From:
Date:
Re:

Planning Commission
Thomas Dansie, Director of Community Development
October 15, 2021
October 20, 2021 Planning Commission Meeting
Design/Development Review: 1212 Zion Park Boulevard, Bean Cotting,
Munson, LLC

Overview
Bean, Cotting, Munson, LLC has requested approval of a design/development review for two new
buildings containing seven transient lodging units at 1212 Zion Park Boulevard, on the lawn area
adjacent to the Bit and Spur restaurant.
The proposed development consists of a three-plex building and a duplex building. The three-plex unit
contains one-bedroom units. The duplex contains two-bedroom units. Based on the newly clarified
method of calculating the number of transient lodging units on a property there are a total of seven
TLU’s proposed.
The project is being presented in conjunction with a subdivision plat amendment for the Bit and Spur
subdivision. The proposed development is located on the grass lawn adjacent to the Bit and Spur
restaurant. This area is currently on the Bit and Spur property. The proposed plat amendment alters the
boundaries between the existing restaurant parcel and the existing parcel behind the restaurant which
contains a dwelling unit (used as employee housing). With the plat amendment, the new proposed
development will be on its own parcel, and the restaurant and existing housing will be on another parcel.
The plat amendment is a separate review. However, in order for the DDR as proposed to be approved the
plat amendment must also be approved.
Applicable Ordinances
The Commission may wish to review the following code sections prior to the meeting:
1. Chapter 10-11B: Village Commercial Zone
2. Chapter 10-16: Architectural Standards and Design Guidelines
Staff Analysis
The following chart summarizes staff’s analysis of the proposal with respect to applicable land use
ordinances.
Standard
Lot Area
Setbacks

Requirement
The minimum lot size is
0.5 acres (21,780 sf).
Front setbacks must be
30 feet, side setbacks
10 feet, and rear
setbacks 20 feet.

Proposal
The lot measures
29,806 sf.
The site plan shows the
proposed buildings
meeting all required
setbacks. Existing
parking spaces do not

Comments
In compliance.
In compliance.

Building Size

Maximum allowed
building size is 5,000
square feet.

Building Height

Maximum building
height is 26 feet.
Outdoor lighting must
be down directed and
shielded. Outdoor
lighting is only allowed
to illuminate the
entrances of buildings,
outdoor gathering
areas, and walkways.
Parking lot lights are
limited to 14’ in height
and must be setback
2.5x their height from
property lines.

Lighting

Landscaping

Must retain 60% of the
lot as natural open
space or landscape.

meet the front setback.
However, these spaces
have been in existence
since before the
current setback
requirement was
adopted and are thus
legally non-complying.
As long as they are not
voluntarily removed
they can remain in their
current configuration.
The 3-plex building
measures 2,520 sf. The
duplex building
measures 1,896 sf.
Both buildings measure
under 17 feet in height.
The applicant has
indicated all outdoor
lighting will meet Town
standards. The
applicant has provided
a sample light fixture.
However, a detailed
lighting plan is not
included in the
submittal. The
applicant indicates
lighting details will be
provided with the
construction drawings.
The application
indicates the existing
landscape at the Bit
and Spur will be
maintained, with the
exception of one
Arizona Sycamore
which will be removed
and replaced and the
grass lawn where the
buildings will be placed.
All other landscape will
remain. The applicant
has provided a
calculation showing
2

In compliance.

In compliance.
Staff recommends
additional details on
outdoor lightning be
provided. Specifically:
location of building
mounted lighting,
lumen count
calculation, and
information on light
color temperature.

In compliance.

Colors and Materials

Unit Count

Parking

Colors must conform to
the color palette
regulations. Building
material must be
compatible with the
surrounding
environment as per
section 10-16-4.
One unit per 4,000sf of
lot area maximum.

See section 10-23-4
One parking space
permit lodging unit,
plus two employee
parking spaces
required.

60% of the property in
natural open space or
landscape.
The applicant has
provided a material
palette in the
application. Materials
will be stone, wood
siding, and rusted
metal.

In compliance.

At one unit per 4,000 sf
of lot area there a total
of seven TLU’s allowed
on the property. Seven
TLU’s are proposed.

In compliance.

The proposed project
will use a common
parking facility shared
between the subject
parcel and the new
restaurant parcel.
Common parking is
allowed by section
10-23-8(B). There are a
number of
requirements to have a
common parking area
developed. The site
plan shows a sufficient
number of parking
spaces on the property
for both the lodging /
residential use on the
subject parcel as well
as the restaurant use
on the adjacent parcel.
Staff notes the parking
area is also currently
being used as a shared
use with daytime paid
public parking through
a partnership with the
Town. The property
owner will need to
enter into a new paid

In compliance. The
applicant must
complete the
requirements for a
common parking
facility in section
10-22-8(B). If the
property owner desires
to continue a paid
parking partnership
with the Town a revised
partnership agreement
is necessary to reflect
the reduced number of
spaces available for
daytime paid parking.

3

Geologic Hazard

If located in a high
hazard area for rockfall,
landslide, or
liquefaction the
applicant must address
these hazards in the
geotechnical report.

parking partnership
agreement with the
Town since the number
of available spaces for
paid public daytime
parking will be
reduced.
The geotechnical report In compliance.
and geo hazards
analysis from UGS are
included in the
application.

Findings and Sample Motion
The Planning Commission should make specific findings regarding the proposal’s compliance or
non-compliance with standards in the ordinance. Specific findings for the Commission to consider are:
1- Does the proposed development comply with the standards in the VC zone?
2- Does the proposed development comply with the design standards in Chapter 10-16 of the Town
Code?
Based on these findings the Commission should make a motion to either approve or deny the proposed
development. The Commission could use the following sample language:
The Commission approves/denies the design/development review for the new three-plex and duplex
buildings at 1212 Zion Park Boulevard, as presented in the plans reviewed at the October 20, 2021
Planning Commission meeting. This motion is based on the following findings:
[LIST FINDINGS]
If making a motion for approval, the Commission may wish to consider the following conditions:
1- The applicant must submit to the Town a written, signed, notarized, and recorded agreement
between the owner of the subject property and the owner of the property adjacent to the north,
which includes all the details regarding the common parking area required by section 10-23-8(B)
of the Town Code.
2- The applicant must submit an updated outdoor lighting plan which shows the proposed
locations of all building mounted outdoor lighting, as well as lumen counts, light color
temperature and all other details required by the outdoor lighting ordinance. A building permit
for the project will not be issued until the plan is submitted to the Planning Department.
3- The proposed amendment of the Bit and Spur subdivision must be approved and recorded prior
to a building permit for the project being issued.

4

A.01

Subdivision
Amendment

TJ AG

DRAWN BY

ISSUE

9/27/2021

1

PROJECT NO.

Bit and Spur Cottages

PROJECT

BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

CLIENT

PO Box 305
Springdale, Utah
84767

CDS

A.02

Zoning Map

TJ AG

DRAWN BY

ISSUE

9/27/2021

1

PROJECT NO.

Bit and Spur Cottages

PROJECT

BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

CLIENT

PO Box 305
Springdale, Utah
84767

CDS

CDS

BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

1

BIT AND SPUR

PROJECT NO.

Parking

CLIENT

Traffic and Access
Current access is indicated on the Site Inventory and
Subdivision Amendment pages. A new easement on
Lot 3 has been created to service Lot 2. The existing
parking lease with the City of Springdale will be
amended and honored. The proposed units require 5
occupant spaces and 2 employee spaces under the
existing parking ordinance. We have provided 10
occupant spaces and 2 employee spaces to be in
compliance with the new parking ordinance, as well as
two additional ADA spaces adjacent to the shuttle
stop. The parking for the Bit and Spur on Lot 3 have
not been affected.

Bit and Spur Cottages

Hydrology
The landscaping will be a high absorption design.
Additional water from new roofs will be directed to
100 gallon per unit rainwater catchment barrels.
Overflow will be directed to the detention/retention
basin with an exit to existing stormwater drainage
along SR9 along the southern property line.

PROJECT

The site plan has been developed to maintain all
existing mature trees. One small pine will be
removed. It will be replaced with and Arizona
Sycamore (per the approved plant list) in location
shown. All disturbed areas will be remediated with
the existing grass seed and abundant shrubs and
grasses from the approved plant list. The grounds
surrounding the Bit and Spur are beautiful. The new
landscaping will be a cohesive integration to
maintain the natural aesthetic. Existing irrigation will
be adapted to the new landscaping using
subterranean emitters and sprinklers.

PO Box 305
Springdale, Utah
84767

Landscaping

The Subdivision Amendment provides for a total of
42 spaces and an additional 4 ADA spaces. Traffic
burden will remain the same or decrease based on
the proposed units being in town and immediately
adjacent to a shuttle stop.
The proposed units are within the 100’ maximum
distance for fire apparatus access.
Electrical J-Box

DRAWN BY

TJ AG

ISSUE

Site Inventory 1

Existing Water Service

LOT 2
10 Unit spaces
2 Employee spaces
37 Total required

9/27/2021

20 Customer spaces
5 Employee spaces

A.03
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Grading Plan
Topography

TJ AG
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CLIENT

PROJECT NO.

Bit and Spur Cottages
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DRAWN BY

TJ AG

The proposed units have 2’ to 3’ tall sandstone planters that will be
filled with approved shrubs similar to the existing planters at the Bit
and Spur.

PROJECT

Existing irrigation will be adapted to the new landscaping
using subterranean emitters and sprinklers.

ISSUE

The grounds surrounding the Bit and Spur are beautiful.
The new landscaping will be a cohesive integration to
maintain the natural aesthetic.

9/27/2021

All disturbed areas will be remediated with
the existing grass seed and abundant shrubs and
grasses from the approved plant list as indicated.

Landscaping
Plan

The site plan has been developed to maintain all
existing mature trees. One small pine will be
removed. It will be replaced with and Arizona
Sycamore (per the approved plant list) in location
shown.

PO Box 305
Springdale, Utah
84767

Landscaping
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Viewshed
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13'-7"

14'-1"

13'-7"

Duplex Floorplan

TJ AG
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Bit and Spur Cottages

PROJECT

14'-1"

9/27/2021

7'-4"

BeanCotting Muson LLC
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Springdale, Utah
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36'-11"
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11'-8"

3880.5 FFE ASL

Duplex Floor Plan

12'-0"

9'-0"

36'-11"

27'-8"

27'-8"
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3876.5 FFE ASL
Label text
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Triplex Floorplan
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Bit and Spur Cottages

PROJECT

32'-0"

9/27/2021

32'-0"

Triplex Floorplan

32'-0"

19'-6"
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23'-0"
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29'-9"
16'-5"

Duplex Elevations

South Elevation
12'-0"

TJ AG
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Natural Grade

North Elevation
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East Elevation

TJ AG
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West Elevation
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28'-0"

Duplex Elevations

28'-0"

A.10
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13'-8"

Duplex Sections

TJ AG
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Bit and Spur Cottages
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BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

CLIENT

Duplex North/South Section A

Duplex East/West hSection B

A.11
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13'-8"

Triplex South Elevation

TJ AG

Triplex North Elevation
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Bit and Spur Cottages
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33'-0"

Triplex Elevations

1'-3"
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Natural Grade
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30'-0"

Triplex East Elevation
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Triplex West Elevation

Triplex Elevations
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30'-0"
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PO Box 305
Springdale, Utah
84767
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16'-0"

Triplex Sections

Triplex North/South Section B
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16'-0"
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Bit and Spur Cottages
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BeanCotting Muson LLC
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Springdale, Utah
84767

CLIENT

Triplex East/West Section A

A.14
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16'-0"

PO Box 305
Springdale, Utah
84767

CDS

Exterior planters along all buildings will be 2’ to 3’ tall and
made of native sandstone consistent with the Bit and Spur.

PROJECT NO.

TJ AG
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PROJECT

ISSUE

The TBD Collection of outdoor lighting offers undeniable historical charm. The bell
shape is strong and simple. The bulb is concealed to offer a Dark Sky
performance. These features are crafted with powder coated steel, so they'll
continue to serve you for many years. This outdoor lantern features an oil rubbed
bronze finish.
•
Durable steel frame, powder coated for many years of durable service
•
Sturdy frame finished in oil rubbed bronze provides beautiful light to any
home
•
Uses 1 medium base clear bulb 60-Watt max (sold separately)
•
Compatible with incandescent, CFL and LED bulbs (60-Watt max)
•
Assembled fixture dimensions: 9.0 in. wide, 11.39 in. high, projects 13.2
in. from the wall when mounted
•
Wall mount only
•
Compatible with standard wall dimmer
•
ETL Listed
•
Wet location rated
•
Includes mounting hardward
•
Dark Sky certified

9/27/2021

Roofing is rusted corrugated metal

Bit and Spur Cottages

CLIENT

BeanCotting Muson LLC
PO Box 105
Springdale, Utah
84767

Walkways will be sandstone pavers except as required for ADA access
to the eastern most unit of the triplex.

Color and Material
Samples

The proposed units will use board and batten
siding consistent with the Bit and Spur.
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Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Account Summary
Account Number: 0897328
Parcel ID: S-BIT-3-A
Account Type: Commercial
Owner Name: Bean Cotting Munson Llc, Et Al

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767

Account Summary
Building Characteristics
Account Type: Commercial
Building
Number:
Bean1 Cotting Munson Llc, Et Al
Owner Name:
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

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

8/24/2021

by Washington County GIS

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767
Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Building Characteristics
Building Number: 1
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished:
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Property Information

Tax Information

Acres: 1.67
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax District: Springdale Town
Residential Classification: N/A
Book & Page: N/A
Reference Document: 20190046478

N/A

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website https://msc.fema.gov/portal/home
or contact your municipal Engineering department.
City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Community/Public Services

Washington County Precinct: SP95
U.S. Senate District: 28
U.S. Congressional District: 2
Utah House District: 71
Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Parcel highlighted in blue.

Overview Map

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Account Summary
Account Number: 0897328
Parcel ID: S-BIT-3-A
Account Type: Commercial
Owner Name: Bean Cotting Munson Llc, Et Al

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767

Account Summary
Building Characteristics
Account Type: Commercial
Building
Number:
Bean1 Cotting Munson Llc, Et Al
Owner Name:
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

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

8/24/2021

by Washington County GIS

Subdivision: Bit and Spur
Situs Address: 1212 Zion Park Blvd
Springdale, UT 84767
Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Building Characteristics
Building Number: 1
Property Type: Commercial
N/A
Year Built:
Square Feet: 4601
Occupancy Type: N/A
Built-As Description: N/A
Units: N/A
N/A
Stories:
Percent Complete: N/A
N/A
Exterior:

Roof Type: N/A
Roof Cover: N/A
HVAC Desc: N/A
Bedrooms: N/A
Bathrooms: N/A
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished:
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Property Information

Tax Information

Acres: 1.67
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax District: Springdale Town
Residential Classification: N/A
Book & Page: N/A
Reference Document: 20190046478

N/A

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website https://msc.fema.gov/portal/home
or contact your municipal Engineering department.
City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Community/Public Services

Washington County Precinct: SP95
U.S. Senate District: 28
U.S. Congressional District: 2
Utah House District: 71
Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-3-A
Selected Assessor CAMA data below updated weekly.

Parcel highlighted in blue.

Overview Map

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-5
Selected Assessor CAMA data below updated weekly.

Account Summary
Account Number: 0897342
Parcel ID: S-BIT-5
Account Type: Residential
Owner Name: Bean Cotting Munson Llc

Subdivision: Bit and Spur
Situs Address: 12 Sage Ln
Springdale, UT 84767

Building Characteristics
Building Number: 1
Property Type: Residential
1983
Year Built:
Square Feet: 816
Occupancy Type: Single Family Residential
Built-As Description: Ranch 1 Story
Units: 1
1
Stories:
Percent Complete: 100
Frame Siding
Exterior:

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

8/24/2021

by Washington County GIS

Roof Type: Gable
Roof Cover: Composition Shingle
HVAC Desc: Central Air to Air
Bedrooms: 2
Bathrooms: 2
Garage Square Feet: N/A
Basement Sq. Ft.: N/A
Basement Sq. Ft. Finished: N/A
Swimming Pool: N/A
Fireplaces: N/A
Finished Attic: N/A

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-5
Selected Assessor CAMA data below updated weekly.

Property Information

Tax Information

Acres: 0.53
Zoning: VILLAGE COMMERCIAL
Is Property in a Special Flood Hazard Area? No
Is Property in a 0.2% Annual Chance Flood Area? No
Is Property in a Floodway? No

Tax District: Springdale Town
Residential Classification: Primary
Book & Page: N/A
Reference Document: 20190046478

* Determination of flood zone information is based upon 2009 FEMA Digital Flood Insurance Rate Map Database but does not substitute for a
Flood Verificaton letter. For more information, please visit the FEMA Flood Map Service Center website https://msc.fema.gov/portal/home
or contact your municipal Engineering department.
City zoning information is based on the best available information and should be independently verified by contacting each municipality directly.

Voting Districts

Community/Public Services

Washington County Precinct: SP95
U.S. Senate District: 28
U.S. Congressional District: 2
Utah House District: 71
Washington County School
Board District: 5

Law Enforcement: Springdale
Fire Protection: Springdale Fire Dept

* Visit Vote.Utah.gov or https://geoprodvm.washco.utah.
for more voting information.

* In an emergency, ALWAYS dial9-1-1!

Schools:
Springdale Elementary
Hurricane Middle
Hurricane Intermediate
Hurricane High
* For more information, including bus routes, visit the
Washington Co. School District at https://www.washk12.org/
or Iron Co. School District at https://irondistrict.org/

Utilities
Culinary Water: Springdale Town Water System
Sewer: Springdale
Electricity: Rocky Mountain Power
Natural Gas: N/A
Internet Service Providers (Cable): AWI

Solid Waste Collection Day:

Thursday

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

* For more information on Internet services available in your area, see Decision Data.org,
https://decisiondata.org/internet-providers-by-zip-code-plus-tv/

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

Property Report for Parcel S-BIT-5
Selected Assessor CAMA data below updated weekly.

Parcel highlighted in blue.

Overview Map

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

8/24/2021

by Washington County GIS

Washington County, Utah
County Administration Building
197 E. Tabernacle Street
St. George, UT 84770-3443
www.washco.utah.gov

8/24/2021

UGS Hazards Report

Utah Geological Survey

GEOLOGIC HAZARDS MAPPING AND DATA CUSTOM REPORT
Report generated on 8/24/2021 at 3:21:03 PM
This report contains geologic hazard information and data from the Utah Geological Survey (UGS) and other sources for the area of interest shown on the map
below and can be used to identify mapped geologic hazards in an area, understand what the hazards are, and learn potential ways to mitigate them. This report is not
a substitute for site-specific geologic hazards and geotechnical engineering investigations by a qualified, Utah-licensed consultant. These investigations provide
valuable information on the site geologic conditions that may affect or be affected by development, as well as the type and susceptibility of geologic hazards at a
site and recommend solutions to mitigate the effects and costs of the hazards, both at the time of construction and over the life of the development. See your local
city or county building department for details on these investigations and UGS Circular 122 (https://ugspub.nr.utah.gov/publications/circular/c-122.pdf). Since
1850, at least 5797 deaths and an undetermined financial cost have been attributed to geologic hazards in Utah. Damages resulting from many geologic hazards are
often not covered by property or other insurance. In almost all cases, it is more cost effective to investigate and characterize potential hazards and implement
appropriate mitigation, rather than rely on additional maintenance over the life of a project and/or incur costly construction change orders and other financial costs.

https://geology.utah.gov/apps/hazards/report/
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60 m

UGS Hazards Report

Scale 1:2,500

200 ft

Although this product represents the work of professional scientists, the Utah Department of Natural Resources, Utah Geological Survey, makes no warranty,
expressed or implied, regarding its suitability for a particular use, and does not guarantee accuracy or completeness of the data. The Utah Department of Natural
Resources, Utah Geological Survey, shall not be liable under any circumstances for any direct, indirect, special, incidental, or consequential damages with respect to
claims by users of this product. The Utah Geological Survey does not endorse any products or manufacturers. Reference to any specific commercial product,
process, service, or company by trade name, trademark, or otherwise, does not imply endorsement or recommendation by the Utah Geological Survey.

https://geology.utah.gov/apps/hazards/report/

2/25

8/24/2021

UGS Hazards Report

Report Summary
Geologic hazards affect Utah, negatively impacting life safety, health, property, and the state's economy. These hazards are those geologic conditions that present a
risk to life or of substantial loss or damage of real property, and are generally within five categories: landslide, earthquake (seismic), flooding, problem soil and
rock, and volcanic hazards. Although many geologic hazards are not life threatening, they are often costly when not recognized and properly accommodated and
mitigated in project planning and design, and may result in additional, significant construction and/or future maintenance costs and injury or death. However, we
can live and deal with geologic hazards by understanding what they are, where they exist, how large or difficult they are, and how to effectively mitigate them.
Detailed geologic hazard mapping is available for limited areas and for specific hazards in Utah and additional mapping is ongoing. This report represents geologic
hazard data extracted from the Utah Geologic Hazards Database of current geologic hazard mapping by the UGS for part of Utah and from other sources at the date
and time indicated on the cover page. For each of the major geologic hazard categories (earthquake, landslide, flooding, and problem soil and rock) mapped in Utah,
a summary page is available that describes the hazard category and the individual types of hazards within that category. Following the summary page, are detailed
pages for each mapped hazard type that contain a brief description of that hazard type, a map of your area of interest and the mapped hazard susceptibility, a brief
discussion on the susceptibility rankings and their meaning, and a list of references and other information on that hazard type. The absence of data does not imply
that no geologic hazard or hazards exist. Additional geologic hazard mapping is on-going and will be added to the database as it is finalized.
Table 1 lists the mapped geologic hazards, the mapped hazard relative susceptibility, and the corresponding report page(s) with information on that hazard in your
area of interest.
Mapped Geologic Hazards

Hazard Category

Liquefaction Susceptibility

Very High

Liquefaction Susceptibility

Moderate

Ground Shaking

Strong/Very Strong

Flood and Debris-Flow Hazard

Moderate

Collapsible Soil Susceptibility

Collapsible Soil 1

Expansive Soil and Rock Susceptibility

High

Expansive Soil and Rock Susceptibility

Concealed

The database is updated when new geologic hazard mapping is published by the UGS, most commonly in urban areas using 7.5-minute map quadrangles as
comprehensive geologic hazard map sets. If mapping is not available for your area of interest at the time this report was created, check the website for updates or
contact the UGS at (801) 537-3300 or https://geology.utah.gov/about-us/ask-a-geologist

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Utah has experienced sixteen earthquakes greater than magnitude (M) 5.5 since pioneer settlement in 1847, and geologic investigations of Utah's faults indicate a
long geologic history of repeated large earthquakes of M 6.5 and greater prior to settlement. Although Utah is not on a boundary between tectonic plates where most
of the world's earthquakes occur, it is in the tectonically extending western part of the North American plate. Thus, earthquakes in Utah are indirectly caused by
interactions with the Pacific plate along the plate margin on the west coast of the United States. Also, many small earthquakes in east-central Utah are induced by
underground coal mining. Large, damaging earthquakes in Utah are likely to occur in the Intermountain Seismic Belt (ISB) that generally extends north-south
through the center of the state, essentially following Interstate 15, where there are many hazardous faults capable of producing earthquakes. However, areas outside
the ISB also experience earthquakes. Moderate to large earthquakes (generally M 6 and greater) can kill and injure many people and cause substantial damage to
buildings, roads, bridges, and utilities. The Utah Earthquakes (1850 to 2016) and Quaternary Fault Map (https://ugspub.nr.utah.gov/publications/maps/m-277.pdf)
shows earthquakes known to have occurred within and surrounding Utah and mapped Quaternary faults (those with movement in the past 2.6 million years)
considered to be earthquake sources.

Earthquake hazards include:

Earthquake Ground Shaking – the sudden motion or trembling of the Earth as stored elastic energy is released by fracture (breaking) and movement of rocks
along a fault.

Surface Fault Rupture – displacement(s) of the ground surface along a tectonic fault during an earthquake that results in a steep slope known as a scarp.

Liquefaction – a sudden, large decrease in strength of a saturated sandy soil caused by a temporary increase in soil water pressure during an earthquake and
subsequent collapse of soil structure, resulting in sand boils, differential foundation settlement, and localized flooding.

Tsunamis – a series of waves in the ocean or a lake caused by the displacement of a large volume of water, such as from underwater fault rupture or landsliding into
the water.

Seiches – an oscillating wave in an enclosed body of water, such as a lake, river, canal, or tank, induced by earthquakes or other energy sources.

https://geology.utah.gov/apps/hazards/report/
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Tectonic Deformation – the lowering and tilting of a valley floor on the down-dropped side of a fault during an earthquake that commonly causes localized
flooding and gravity-flow utility failure.

Earthquake – Triggered Landslides and Rockfall – landslides and rockfall triggered by earthquake ground shaking.

Quick Clays – typically, marine-type clays that significantly lose strength when subjected to earthquake ground shaking.

The UGS has mapped surface-fault-rupture and liquefaction earthquake hazards for selected areas, and the U.S. Geological Survey has mapped expected earthquake
ground shaking in Utah. The other earthquake hazard types have not yet been mapped in Utah. More information on earthquake hazards are available at
https://geology.utah.gov/hazards/earthquakes-faults and https://ussc.utah.gov. The following Earthquake Hazards pages describe the individual mapped earthquake
hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Liquefaction Susceptibility

Generally, earthquakes greater than about M 5 can cause liquefaction—a sudden, large decrease in the strength of sandy soils caused by a temporary increase in soil
water pressure during earthquakes. Liquefaction can result in soil collapse, sand boils, differential building foundation settlement, lateral spread landslides, and
localized, shallow flooding. The map below shows where liquefaction susceptibility may exist for your area of interest and the mapped relative susceptibility in
terms of very high, high, moderate, low, very low, and not susceptible. Due to limited information, some areas are mapped as susceptible or unknown. The map
does not integrate earthquake ground shaking which is required to determine the liquefaction potential (potential is equal to susceptibility plus opportunity) in
susceptible soils or the probability (likelihood) of liquefaction.

How to Use This Map
The liquefaction susceptibility mapping is intended for general planning purposes to indicate where liquefaction susceptibility may be present and to assist in
designing liquefaction-hazard investigations. Your area of interest has an area mapped as having liquefaction susceptibility. The susceptibility of liquefaction
susceptibility and the description of the liquefaction susceptibility categories identified in your area of interest are listed above. This means that some form of
liquefaction is likely to occur during an earthquake if the conditions to produce liquefaction are present at the site, including strong enough ground shaking, sandy
soils, and shallow groundwater at or above 50 feet. Areas with no mapped liquefaction susceptibility either do not have the conditions for liquefaction present or
there was not enough data to determine the subsurface and groundwater conditions. Groundwater levels fluctuate seasonally and can change after development. Due
to scale and data restrictions, a site-specific assessment should be conducted in areas with no mapped liquefaction susceptibility. In areas with mapped liquefaction
susceptibility hazard, a site-specific investigation is highly recommended. The 2018 International Building Code (IBC) and International Residential Code (IRC),
adopted statewide, require a geotechnical investigation where liquefiable soils may be present beneath a building. Specifically, the IBC requires the investigation to
evaluate liquefaction hazard, including the total and differential settlement, and surface displacement from lateral spreading and/or lateral flow.

More Information
Although these areas are not regulated on a state-level many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific liquefaction investigation. Site-specific investigations are necessary to accurately characterize the site-specific liquefaction susceptibility and determine
appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of the development permitting
process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant for investigations.
Additional informational resources are listed below:
UGS: Liquefaction.

https://geology.utah.gov/apps/hazards/report/
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60 m

Scale 1:2,500

200 ft

Very high liquefaction susceptibility, includes highly susceptible geologic units consisting of well-sorted sand, silty sand, and gravel along modern stream
drainages, young alluvial terraces, and lacustrine deposits where the depth to groundwater is less than or equal to 10 feet.
Moderate liquefaction susceptibility, includes moderately susceptible geologic units consisting of moderately sorted sand, silty sand, and gravel where the
depth to groundwater is likely less than or equal to 50 feet. Liquefaction hazard is considered moderate in these units because of their textural characteristics
and/or degree of cementation.

References
Liquefaction Hazards in Utah (UGS Public Information Series 100): https://ugspub.nr.utah.gov/publications/public_information/pi-100.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 9— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl9.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 5— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl5.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 2— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl2.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 2— Liquefaction Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-2.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 1— Liquefaction Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate1.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Special Study 166) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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EARTHQUAKE HAZARD
Ground Shaking

Ground shaking is the primary hazard resulting from earthquakes. Based on data from the UGS, the University of Utah Seismograph Stations, and other agencies,
the U.S. Geological Survey periodically creates seismic hazard maps of the entire U.S. These maps are used by engineers and architects in designing buildings to
meet the seismic requirements of the 2018 International Building Code (IBC) and International Residential Code (IRC), adopted statewide in Utah. Unless the
building is specially designed, such as a critical facility (police and fire stations, emergency operations centers, etc.), building “to the code” means that the building
is not expected to collapse during an earthquake of a magnitude for which it was designed. However, the building may dangerous and uninhabitable, due to
significant structural damage and must then be replaced.
The map below shows the level of ground shaking (peak horizontal acceleration with a 2 percent probability of exceedance in 50 years) (in percent of the standard
acceleration due to gravity or one g,) expected during a large earthquake in the vicinity of your area of interest. This map is at a reduced scale (zoomed out)
compared to the other maps in this report, due to the low resolution of the source data and mapping.

How to Use This Map
Your area of interest has an area with an expected ground shaking with a potential for damage. See the Ground Shaking Maps linked in the More Information
section for technical information related to ground shaking categories. Typical homeowner's insurance excludes damages from earthquakes.

More Information
Ground shaking is the most widespread and typically the most damaging hazard associated with an earthquake. Strong ground shaking can last for several seconds
to minutes and can be more or less intense depending on local soil and rock conditions. This map can be used by professionals to identify peak horizontal
acceleration with a 2 percent probability of exceedance in 50 years. Damaging ground shaking can occur during earthquakes generated by an unspecified fault or at
a distance from an identified fault.
Additional informational resources are listed below:
UGS: Earthquake Scenario and Probabilistic Ground Shaking Maps for the Salt Lake City, Utah Metropolitan Area.

https://geology.utah.gov/apps/hazards/report/
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Strong/Very Strong

References
Seismic Hazard Maps and Site-Specific Data (U.S. Geological Survey): https://earthquake.usgs.gov/hazards/hazmaps.

https://geology.utah.gov/apps/hazards/report/
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FLOODING HAZARD
Flooding is the overflow of water onto lands that are normally dry and is the most commonly occurring natural hazard in Utah. Damage from flooding includes
inundation of land and property, erosion, deposition of sediment and debris, and the force of the water itself, which can damage property and take lives. Historically,
flooding is the most prevalent, costly, and destructive (on an annual basis) hazard in Utah. Since 1850, at least 101 people in Utah have died from flooding.

Flooding hazards include:

River, Lake, or Sheet Flooding – overflow of water from excessive river/stream flow, water in lakes, and thin flow across generally flat to gently sloping ground.

Debris Flows – fast-moving flow-type landslides composed of a slurry of rock, mud, organic matter, and water that move down drainage-basin channels onto
alluvial fans.

Shallow Groundwater – shallow groundwater can flood basements and other underground facilities, damage buried utility lines, and destabilize excavations.

Dam and Canal Failure – an unintentional release of water due to the failure of a water-retention or conveyance structure (dam or canal) that may occur with little
warning.

Seiches – an oscillating wave in a lake or tank induced by earthquakes and other energy sources.

Tsunamis – a series of waves in the ocean or a lake caused by the displacement of a large volume of water, such as from underwater fault rupture or landsliding into
the water.

The Federal Emergency Management Agency (FEMA) has mapped flood hazards for selected areas in Utah ( https://msc.fema.gov) and these maps are the official
maps for flood insurance and related activities. However, the FEMA maps do not show flooding from debris flows, alluvial fans, and shallow groundwater, and may
be out-of-date. The UGS has mapped river, lake, or sheet; debris flows; and shallow groundwater flooding hazards for selected areas in Utah using geologic-based
methods, and the Utah Division of Water Rights has mapped dam failure flooding for selected dams in Utah (https://maps.waterrights.utah.gov/EsriMap/map.asp?
https://geology.utah.gov/apps/hazards/report/
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layersToAdd=Dams). Canal failure, seiches, and tsunami flooding hazards remain unmapped in Utah. The following Flooding Hazards pages describe the individual
mapped flooding hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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FLOODING HAZARD

Flood and Debris-Flow Hazard
Flooding is the overflow of water onto lands that are normally dry and is the most commonly occurring natural hazard in Utah. Damage from flooding includes
inundation of land and property, erosion, deposition of sediment and debris, and the force of the water itself, which can damage property and take lives. Historically,
flooding is the most prevalent, costly, and destructive (on an annual basis) hazard in Utah. Debris flows and related sediment flows are fast-moving flow-type
landslides composed of a slurry of rock, mud, organic matter, and water that move down drainage-basin channels onto alluvial fans. Debris flows generally initiate
on steep slopes or in channels by the addition of water from intense rainfall or rapid snowmelt and often occur after wildland fires. When flows go beyond the
mountain front and lose channel confinement, they spread laterally on alluvial fans and deposit the carried debris. In addition to being debris-flow-deposition sites,
alluvial fans are favored sites for urban development; therefore, a debris-flow-hazard investigation is necessary when developing on alluvial fans. Debris flows pose
a hazard very different from other types of landslides and floods, due to their rapid movement and destructive power as they often occur with little warning. Since
1850, at least 15 people have been killed by debris flows in Utah. In addition to threatening lives, debris flows can damage buildings and infrastructure by debris,
erosion, direct impact, and flooding. The map below shows the mapped flood and debris-flow hazard for your area of interest in relative terms of very high, high,
moderate, low, very low, and not mapped categories.

How to Use This Map
The flood hazard mapping is intended for general planning purposes to indicate where flooding may occur and to assist in designing flood-hazard investigations.
Your area of interest has an area mapped as having locations of flood hazard. The susceptibility of flood hazard and the description of categories identified in your
area of interest are listed above. Areas with no mapped flood hazard either do not have geologic units associated with flood, there was not enough data to determine
the hazard, or limitations of scale. Areas of flood hazard may be mapped even though it may not be in a FEMA mapped flood zone where flood insurance may be
required. The FEMA maps do not typically show flooding from debris flows, alluvial fans, thin sheet flooding, and shallow groundwater, and may be out-of-date.
A flood hazard investigation is highly recommended. The 2018 International Building Code (IBC) and International Residential Code (IRC), adopted statewide,
require a geotechnical investigation where buildings are located within flood hazard areas as adopted by local communities.
If your area of interest is in a FEMA-mapped flood zone where flood insurance will be required by federally regulated or insured lenders for a mortgage on the
property. Consult the official FEMA Flood Insurance Rate Maps at https://msc.fema.gov/portal/home to confirm the mapped FEMA flood zone(s).

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring comprehensive,
site-specific flood and debris-flow investigations. Site-specific investigations are necessary to accurately characterize the site-specific flood hazard and determine
appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of the development permitting
process. Contact your local building department for requirements, and a Utah-licensed geotechnical engineer for investigations. Owners with a mortgage on a
building outside FEMA-designated high-risk areas can also purchase flood insurance and may be eligible for lower-cost preferred risk policies.
Additional informational resources are listed below:
UGS: Flooding Hazards.
https://geology.utah.gov/apps/hazards/report/
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Utah Division of Water Rights: Dam Inundation

60 m

Scale 1:2,500

200 ft

Moderate flood hazard on active pediments and sloping depositional surfaces flanking ridges and other upland areas that are chiefly inundated by sheetfloods,
but possibly by flash floods and debris flows during cloudburst storms, older alluvial-fan deposits, lagoon-fill deposits located in closed depressions, and
colluvial and landslide deposits on mountain slopes and along mountain range fronts. Includes minor (typically less than 2 mi2 ) tributary ephemeral drainages
and active depositional surfaces flanking ridges, benches, and other upland areas that may be inundated by sheetfloods and moderate flash floods during
thunderstorms.

References
Debris-Flow Hazards in Utah (UGS Public Information Series 70: https://ugspub.nr.utah.gov/publications/public_information/pi-70.pdf.
Wildfires and Debris Flows in Northern Utah (UGS Public Information Series 90): https://ugspub.nr.utah.gov/publications/public_information/pi-90.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 1— Flood and Debris-Flow Hazards:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl1.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 1— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl1.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 3— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl3.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 4— Flood and Debris-Flow Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-4.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 3— Flood and Debris-Flow Hazard: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate3.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 3— Flood and Debris-Flow Hazard: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl3.pdf.
Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and Coconino
County, Arizona (UGS Contract Deliverable) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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PROBLEM SOIL/ROCK HAZARD
Problem soil and rock can cause extensive damage to structures and foundations. Problem soil and rock may also damage pavements after construction, resulting in
high maintenance and/or replacement costs, along with increased legal and financial liability from pavement separation and/or gaps causing tripping hazards. In
addition, future maintenance may disrupt business activities, resulting in increased costs and/or lost revenue. Except for radon gas, Utah's most deadly geologic
hazard which has caused at least 5630 deaths since 1973, no deaths have been reported in Utah from other problem soil and rock hazards; however, they have
caused an undetermined, but very significant, amount of infrastructure damage and resulting economic impact.

Problem soil and rock hazards include:

Caliche – a calcareous material that can accumulate in the shallow subsurface of soils in arid and semiarid climates that can be very difficult to excavate.

Collapsible Soils – soils that have considerable strength when in a dry, natural state, but that significantly settle due to hydrocompaction (reduction of air space
within the soil) when wetted.

Corrosive Soil and Rock – soil and rock that is corrosive to exposed metals and/or concrete.

Expansive Soil and Rock – soil and rock with high clay content that swells when wetted and shrinks when dried.

Karst Landscape – formed from the dissolution of limestone, dolomite, and gypsum rocks that can create features, such as caves, sinkholes, and breccia pipes
(rubble-filled vertical tubes that form and project to the surface as overlying rock collapse into buried karst caverns).

Land Subsidence and Earth Fissures – sinking of the ground surface caused by groundwater mining and underground mine subsidence or collapse. Subsidence
often causes earth fissures which are permanent, linear tension crack(s) in the ground that extend upward from the groundwater table.

Piping and Erosion – piping is the subsurface erosion of soil or rock by groundwater flow that form narrow voids. Piping can remove support of overlying soil and
rock, resulting in collapse. Erosion is the process of material being moved by wind, water, and other processes and can occur at or below the ground surface.
https://geology.utah.gov/apps/hazards/report/
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Radon Gas – an odorless, tasteless, and clear radioactive gas resulting from the natural decay of uranium that occurs in nearly all rock and soil, and when
concentrated, such as in a building or other confined space can lead to lung cancer.

Salt Tectonics – salt formations at depth below the ground surface may deform, causing deformation and cracks at the ground surface.

Shallow Bedrock – rock at shallow depths that may be encountered in construction and other excavations.

Soluble Soil and Rock – soil and rock that may be dissolved by water, causing ground subsidence.

Wind-Blown Sand – geologically young, active or partially stabilized, deposits characterized by a well-sorted, loose, sandy soil texture with little to no clay.

The UGS has mapped problem soil and rock hazards for selected areas in Utah. The following problem soil and rock hazards pages describe the individual mapped
problem soil and rock hazards for your area of interest.

https://geology.utah.gov/apps/hazards/report/
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PROBLEM SOIL/ROCK HAZARD
Collapsible Soil Susceptibility

Collapsible soils have considerable strength when in a dry, natural state, but significantly settle due to hydrocompaction when wetted. Typically, they are associated
with young alluvial fans, debris flows, and loess (wind-blown silts), where soil structure creates a significant amount of air space within the soil and includes certain
rock units that weather in-place to soil. Collapsible soils may cause extensive damage to building foundations, asphalt and concrete slabs and pavements, and buried
utilities and other infrastructure if not identified, investigated, and mitigated prior to the construction of buildings, pavements, and utilities. Often, these soils can be
mitigated by over excavating and recompacting or removal of the collapse susceptible soils. The map below shows where collapsible soil and/or rock may be
present for your area of interest and the relative susceptibility in terms of high, susceptible, bedrock, or not mapped.

How to Use This Map
The collapsible soil susceptibility mapping is intended for general planning purposes to indicate where collapsible soils may be present and to assist in designing
geotechnical and geologic-hazard investigations. Your area of interest has an area mapped as having collapsible soil susceptibility. The susceptibility of collapsible
soil susceptibility and the description of the susceptibility categories identified in your area of interest are listed above. When not mitigated, these soils can cause
considerable damage to buildings, foundations, concrete and asphalt pavements, and underground utilities. A geotechnical investigation that specifically addresses
collapsible soils is highly recommended to determine if these soils are present. The 2018 International Building Code (IBC) and International Residential Code
(IRC), adopted statewide, require a geotechnical investigation where compressible soils may be present beneath a building.

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific geotechnical and geologic-hazard investigation. Site-specific investigations are necessary to accurately characterize the site-specific collapsible soil
susceptibility and determine appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part of
the development permitting process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant
for investigations.
Additional informational resources are listed below:
UGS: Problem Soil and Rock Hazards.

https://geology.utah.gov/apps/hazards/report/
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Collapsible Soil 1 - Unconsolidated geologic units with reported collapse values greater than or equal to 3 percent. Collapsible soils are unlikely in areas
continually subjected to saturation or flooding.

References
Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 4— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl4.pdf.
Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 6— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl6.pdf.
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 7— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl7.pdf.

Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 8— Collapsible Soil Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-8.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdfand Map, Plate 7— Collapsible Soil Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate7.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 7— Collapsible Soil Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl7.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Contract Deliverable) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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PROBLEM SOIL/ROCK HAZARD

Expansive Soil and Rock Susceptibility
Expansive soil and rock swells as it gets wet and shrinks as it dries out. These changes in volume can cause cracked foundations and other structural damage to
buildings, asphalt and concrete pavements, and underground utilities, heaving and cracking of canals and road surfaces, and the failure of septic disposal systems.
Expansive soil and rock contains a significant percentage of clay minerals that can absorb water directly into their crystal structure when wetted. Often, these soils
and rocks can be mitigated by over excavating and replacing with non-expansive, engineered fill materials that are properly placed and compacted. These soils and
rocks should be identified, investigated, and mitigated prior to the construction of buildings, pavements, and utilities.

The map below shows where expansive soil and rock susceptibility has been mapped for your area of interest and the relative susceptibility in terms of high,
moderate, low, not susceptible, or not mapped categories.

How to Use This Map
The expansive soil and rock susceptibility mapping is intended for general planning purposes to indicate where expansive soil and rock may occur and to assist in
designing expansive soil and rock susceptibility investigations. Your area of interest has an area mapped as having locations of expansive soil and rock
susceptibility. The susceptibility of expansive soil and rock susceptibility and the description of categories identified in your area of interest are listed above. Soil
and rock that expands when wet and shrinks as it dries is likely present at the site. These soils and rocks can cause considerable damage to buildings, concrete and
asphalt pavements, and underground utilities and damages are often costly to repair. A geotechnical investigation that specifically addresses expansive soils and
rock is highly recommended to determine if these soils and rocks are present. The 2018 International Building Code (IBC) and International Residential Code
(IRC), adopted statewide, require a geotechnical investigation where expansive soils and rocks may be present beneath a building. Areas with no mapped expansive
soil and rock susceptibility may not have had enough data to determine the hazard, or limitations of scale.

More Information
Although these areas are not regulated on a state-level, many cities and counties throughout Utah have adopted development ordinances requiring a comprehensive,
site-specific geotechnical and geologic-hazard investigation. Site-specific investigations are necessary to accurately characterize the site-specific expansive soil and
rock susceptibility and determine appropriate building requirements. The UGS offers guidelines for these investigations and recommends they are conducted as part
of the development permitting process. Contact your local city or county building department for requirements, and a Utah-licensed engineering geology consultant
for investigations.
Additional informational resources are listed below:
UGS: Problem Soil and Rock Hazards.

https://geology.utah.gov/apps/hazards/report/
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Soils classified by the Natural Resources Conservation Service as having a high susceptibility for volumetric change; and/or have a liquid limit (LL) greater
than or equal to 35 to 45, a plasticity index (PI) greater than or equal to 15 to 20, and a swell/collapse test (SCT) value of greater than or equal to 3 to 4 percent
swell; and/or a linear extensibility potential greater than 6 percent. Soils are clay rich or weather to clay.
Areas of concealed, highly expansive soil or rock (greater than or equal to 3 to 5 percent swell) in the shallow subsurface (less than or equal to 20 feet), but
with little or no evidence of such material at the ground surface. Based on past engineering geology experience, such highly expansive soil or rock can cause
differential displacements at the ground surface even when overlain by as much as 20 feet of non-expansive material, and these areas are considered to have a
high potential for expansive soil and rock problems.

References
https://geology.utah.gov/apps/hazards/report/
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Geologic Hazards of the State Route 9 Corridor, La Verkin to Springdale, Washington County, Utah (UGS Special Study 148) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148.pdf and Map, Plate 5— Expansive Soil and Rock Hazard:
https://ugspub.nr.utah.gov/publications/special_studies/ss-148/ss-148pl5.pdf.

Geologic Hazards of the Zion National Park Geologic-Hazard Study Area, Washington and Kane Counties, Utah (UGS Special Study 133) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133.pdf and Map, Plate 7— Expansive Soil and Rock:
https://ugspub.nr.utah.gov/publications/special_studies/ss-133/ss-133pl7.pdf.
Geologic Hazards and Adverse Construction Conditions, St. George-Hurricane Metropolitan Area, Washington County, Utah (UGS Special Study 127) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127.pdf and Map, Plate 6— Expansive Soil and Rock Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-127/ss-127pl6.pdf.
Geologic Hazards of the Tickville Spring Quadrangle, Salt Lake and Utah Counties, Utah (UGS Special Study 163) Report:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163.pdf and Map, Plate 9— Expansive Soil and Rock Susceptibility:
https://ugspub.nr.utah.gov/publications/special_studies/ss-163/ss-163-9.pdf.
Geologic Hazards of the Magna Quadrangle, Salt Lake County, Utah (UGS Special Study 137) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss137/ss-137.pdf and Map, Plate 8— Expansive Soil and Rock Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-137/ss-137_Plate8.pdf.
Geologic Hazards of the Copperton Quadrangle, Salt Lake County, Utah (UGS Special Study 152) Report and Maps:
https://ugspub.nr.utah.gov/publications/special_studies/ss-152/ss-152.pdf.
Geologic Hazards of the Moab Quadrangle, Grand County, Utah (UGS Special Study 162) Report: https://ugspub.nr.utah.gov/publications/special_studies/ss162/ss-162txt.pdf and Map, Plate 8— Expansive Soil and Rock Susceptibility: https://ugspub.nr.utah.gov/publications/special_studies/ss-162/ss-162pl8.pdf.
Geologic Hazards of the Bullfrog and Wahweap High-Use Areas of Glen Canyon National Recreation Area, San Juan, Kane, and Garfield Counties, Utah, and
Coconino County, Arizona (UGS Special Study 166) Report and Maps: https://doi.org/10.34191/SS-166.

https://geology.utah.gov/apps/hazards/report/
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OTHER GEOLOGIC HAZARD RESOURCES
Utah Geological Survey
For information on geologic hazards, contact the UGS online at https://geology.utah.gov/about-us/ask-a-geologist/ or by telephone at (801) 537-3300 and for
southern Utah at (435) 865-9036.

The Guidelines for Investigating Geologic Hazards and Preparing Engineering-Geology Reports with a Suggested Approach to Geologic-Hazard Ordinances in
Utah (UGS Circular 122, https://ugspub.nr.utah.gov/publications/circular/c-122.pdf) provides geologic and geotechnical consultants, local government officials, and
land owners with comprehensive information on how to conduct appropriate and effective investigations of various geologic hazards before building and
infrastructure design and construction. These guidelines were developed to reduce the life safety risk and overall cost of geologic hazards to Utahans and have been
adopted by numerous cities and counties in Utah. The UGS strongly recommends that all development incorporate these guidelines in their planning, design, and
construction.

The UGS GeoData Archive (https://geodata.geology.utah.gov) contains Utah geologic related scanned documents, consultant geologic and geotechnical reports,
photographs, and other digital materials from our files and those gathered from other agencies or organizations. Most of the items in the archive have not been
formally published and are not available elsewhere.

The UGS Utah Aerial Imagery Collection (https://geodata.geology.utah.gov) contains aerial photography (air photos) across Utah and dating from 1935 to 2005,
about half of the collection dates before 1960.

The Utah Geologic Map Portal (https://geology.utah.gov/apps/intgeomap/) contains geologic maps that show the mapped ground surface soil and rock types across
the state.

Building Codes (the IBC and IRC with amendments are adopted statewide by Utah law)
State of Utah Adopted Building Codes in Law: https://le.utah.gov/xcode/Title15A/15A.html.

2015 International Building Code (IBC): https://codes.iccsafe.org/content/IBC2015/toc.

https://geology.utah.gov/apps/hazards/report/
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2015 International Residential Code (IRC) for One- and Two-Family Dwellings: https://codes.iccsafe.org/content/IRC2015/toc.

Professional Licensing
When selecting a geologist or engineer consultant and a construction contractor, make sure they are licensed to practice in Utah using the Utah Division of
Occupational & Professional Licensing website at https://secure.utah.gov/llv/search/index.html. For more information, see https://dopl.utah.gov/.

https://geology.utah.gov/apps/hazards/report/
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Memorandum
To:
From:
Date:
Re:

Planning Commission
Thomas Dansie, Director of Community Development
October 15, 2021
October 20, 2021 Planning Commission Meeting
Plat Amendment: Bit and Spur Subdivision

Overview
Bean, Cotting, Munson, LLC, represented by Andrew Green, has requested an amendment of the Bit and
Spur Subdivision Plat. The proposed amendment would alter the lot line between parcel S-BIT-5 and
S-BIT-3-A. No other changes are proposed to the plat. The plat amendment will keep the number of lots
in the subdivision the same (three lots). The key issues to consider in this application are its effects on lot
size, landscape requirements, and required setbacks.
Applicable Ordinances
The Commission should review the following code chapters or sections:
1. Chapter 10-11B: Village Commercial Zone
2. Chapter 10-14: Subdivisions (particularly 10-14-13)
Staff Analysis
The only proposed change with the amended plat is to alter the lot line between S-BIT-3-A and S-BIT-5.
This property boundary will be altered to facilitate contemplated development on S-BIT-3-A (applications
for DDR and Conditional Use are being presented simultaneously with this plat amendment application).
Because no new lot will be created with the amendment, the main issues for the Commission to consider
are lot size, landscaping, and setbacks from existing structures.
Staff’s analysis of these requirements is listed below.

Standard

Requirement

Proposal

Comments

Lot Area

The minimum lot size is
0.5 acres (21,780 sf).

In compliance.

Lot width and frontage

Average width of 100
feet, with a minimum
of 50 feet. Minimum
frontage of 50 feet.
Front setbacks must be
30 feet, side setbacks
10 feet adjacent to VC,
side yard adjacent to FR
20 feet, and rear
setbacks 20 feet.

After the proposed plat
amendment, lot sizes
will be: 28,260 sf for
S-BIT-3-A and 67,632 sf
for S-BIT-5.
S-BIT-3-A is 153 feet
wide, S-BIT-5-A is 145
feet wide.
As analyzed in the
accompanying DDR
submittal and report,
all structures (existing
and proposed) comply
with setback

In compliance.

Setbacks

1

In compliance.

Landscaping

Must retain 60% of the
lot as natural open
space or landscape.

requirements. The
common parking
facility serving both lots
will need to comply
with the standards in
10-23-8(B).
As analyzed in the
In compliance.
accompanying DDR
submittal and report,
both properties will
contain 60%
landscaping and/or
open space.

Public Comment
There has been no public comment on this item.

Planning Commission Action
The Planning Commission should review the proposed plat amendment for compliance with applicable
standards as listed above. The Commission may wish to use the following sample language when making
a motion on this item.

The Planning Commission recommends approval / denial of the plat amendment for the Bit and Spur
subdivision, which will alter the lot boundary between lots S-BIT-3-A and S-BIT-5. The motion is based on
the following findings:
[LIST FINDINGS]

2

August 20, 2021
Mr. Stan Smith
Springdale Town Mayor
118 Lion Boulevard
Springdale, UT 84767
RE:

Bit and Spur Subdivision
Final Plat Amendment Review

Dear Mayor Smith,
At the request of the Town of Springdale, we have reviewed the Amended Final Plat for the Bit and Spur
Subdivision Shack. After reviewing, it appears the Amended Final Plat for the Bit and Spur subdivision has
been completed in accordance with the Town of Springdale Code and contains all required information.
It is our pleasure to work with the Town of Springdale. Please call me at (435) 652-8450 if there are any
questions or comments on this project.
Sincerely,

Jowie Tan, E.I.T.
Project Manager

CC: Thomas Dansie, Town of Springdale

Dustyn Shaffer, P.E.
Principle Engineer

Memorandum
To:
From:
Date:
Re:

Planning Commission
Thomas Dansie
October 15, 2021
General Plan Dra Review and Public Hearing

The Planning Commission has produced a complete dra of the General Plan. The Commission will hold
a public hearing on the General Plan content during the October 20, 2021 mee ng. The Commission
should use feedback from the community at the public hearing to reﬁne and ﬁnalize the Plan in
prepara on to make a recommenda on to the Town Council.
Since the last mee ng staﬀ has made the slight reﬁnements and adjustments to the Plan the
Commission requested, and has made the Plan available to the Public for review and comment.
The a ached dra of the Plan includes the adjustments the Commission requested at the last mee ng.
These include:
-

Slight wording changes in several sec ons of the Plan.
Consistency in the format of the implementa on strategies. Each strategy is now phrased in the
ac ve voice with a speciﬁc en ty responsible for accomplishing that strategy.

The Commission also requested a review of the Future Land Use Map (FLUM) at this mee ng. The FLUM
is a ached to this report, along with the descrip on of each of the FLUM land use descrip ons. The
Commission should give staﬀ feedback on changes necessary to either the FLUM or the land use
descrip ons.
The Commission requested a number of forma ng changes to the FLUM. Staﬀ will make these changes
in conjunc on with any other adjustments the Commission requests in the upcoming mee ng.
Planning Commission Ac on
1. The Commission should gather public input on the Plan at the public hearing. Based on this
feedback the Commission should give staﬀ direc on to make changes and revisions to the Plan.
2. The Commission should discuss the FLUM and current land use descrip ons and give staﬀ
direc on to make any necessary changes.
3. A er these revisions have been made the Commission should be prepared to make a
recommenda on to the Town Council for adop on of the Plan in a future mee ng.

GENERAL PLAN
FUTURE LAND USE MAP
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General Plan Land Use Designations (from the 2015 General Plan)
Federal Lands
These are areas within the Springdale Municipal Boundaries under the jurisdiction of the National Park
Service or the Bureau of Land Management. As these areas are under federal ownership and
management, the town does not plan new growth here. The town supports the mission of federal land
management in these areas: preserving the natural resources for future generations to enjoy. The Town
should look for opportunities to partner with federal land managers to improve and enhance the public’s
enjoyment of these areas. This could mean working to strengthen conservation policies, creating new
recreational amenities (e.g. hiking trails) where appropriate, and ensuring a seamless transition in the
visitor’s experience between federal lands and other areas of the town.
Suggested Uses: Open space.

Conservation
These are areas of high natural resource value. These areas could include steep slopes, important
viewsheds and other visually important areas, wetlands and riparian areas, wildlife corridors, and other
areas of high resource value. Conservation areas should be minimally developed. Development that does
occur should be designed such that it does not impair the resource value of the area. Public access to
conservation areas may be appropriate, and should be accomplished through pedestrian trails.
Suggested Uses: Open space, very low density residential (single family: 1 unit per 5 acre).

Conservation Residential
These are areas with natural resource value, but also containing existing or planned low-density
residential uses. These areas should continue to be developed as low-density, single family residential
areas. Residential development in these areas should seek to preserve as much of the natural resource
value of the property as possible. For example, properties should be landscaped with drought tolerant
native vegetation, should not have perimeter fencing, and should be designed to complement and blend
with the natural surroundings in appearance. In new subdivisions, clustering of homes to preserve large
amounts of contiguous open space is encouraged. Clustering may require the Planned Development
Overlay zone.
Suggested Uses: Open space, very low density residential (single family: 1 unit per 2 to 5acres).

Agriculture
These are areas of historic and continuing agriculture as the primary use. Orchards, pastures, and fields
are characteristic of this area. These areas should continue to have agriculture as the primary use. Other
uses accessory to or supporting agriculture may also be developed.
Suggested Uses: Open space, agriculture.

Agricultural Residential
These are areas of historic and continuing agricultural use, with integrated residential uses. These areas
may feature single family residences surrounded by large fields, pastures, and orchards. Farm animals
such as horses, cows, and goats are found in this area and should continue to be allowed. This area
should continue to be a mix of residential uses and agricultural uses. Gardens and orchards are
encouraged at individual residences. This area should help maintain the rural and agrarian feel of the
community, especially along SR-9.
Suggested Uses: Open space, agriculture, low density residential (single family: 1 unit per 0.75
acre; and duplex: 2 units per 0.75 acre).

Transition Residential
This area features primarily residential uses on smaller lots. The area is a transition between the
low-density conservation or agricultural areas and the more intensely developed Commercial Core and
Mixed Use areas. These areas should continue to be primarily residential uses on smaller lots. Pocket
neighborhoods and multi-family housing can be appropriate in this area. The use of the Moderate
Income Housing Development overlay zone can be used to provide moderate-income and employee
housing. Limited agricultural uses which do not create a nuisance on surrounding properties may be
appropriate.
Suggested Uses: Low to medium density residential (single family: 1 unit per 0.5 acre; duplex: 2
units per 0.5 acre; multi-family: 6 units per acre; pocket neighborhoods), limited agriculture.

Mixed Use
These are areas of mixed residential and commercial uses. The mixing of uses should help promote the
town’s village atmosphere and small town feel. Higher density residential uses (including multi-family
uses) are appropriate in this area, as well as small-scale commercial development. Both residential and

commercial uses may be accompanied by incidental and limited agricultural uses. The combination of
residential and commercial units in a single building or development is particularly encouraged.
Moderate-income and employee housing is encouraged. While allowing higher density residential and
commercial uses, this area should still seek to preserve open space where appropriate. Doing so will
help promote the town’s small town feel and rural village atmosphere.
Suggested Uses: Medium density residential (single family: 1 unit per 0.5 acre; duplex: 2 units
per 0.5 acre; multi-family: 8 units per acre; pocket neighborhoods), retail, restaurant, light
transient lodging (10 rooms per acre), public parking, limited agriculture.

Commercial Core
This is the town’s center for commercial activity. This area has the most intense development in the
town. It features a wide array of commercial uses mixed with higher density residential uses.
Development in this area should promote village scale by promoting pedestrian travel, incorporating the
town’s streetscape design into the development, and using architecture and site design that is consistent
with and complementary to the town’s historic development and “in the Park” feel. Open space, while
not a primary objective of this area, should be preserved where feasible and appropriate, especially
along the Virgin River. Moderate-income and employee housing is encouraged.
Suggested Uses: Medium density residential (single family: 1 unit per 0.25 acre; duplex: 2 units
per 0.25acre; multi-family: 10 units per acre; pocket neighborhoods), retail, restaurant, transient
lodging (12 rooms per acre), resort, public parking.

Civic
This area houses the town’s municipal and cultural centers. The Town Offices, Canyon Community
Center, Library, Medical Clinic, OC Tanner Amphitheater, and Town Park are all in this area. Future
development in this area should fill one of the following three purposes: 1) promotion of cultural events
and the arts, 2) expansion of public recreational facilities, 3) provision of essential municipal services.
Development in this area should have a park-like feel, with emphasis on landscaped and shaded areas to
promote outdoor gathering.
Suggested Uses: Open space, public assembly, cultural activities and cultural facilities, facilities
designed to promote the arts, recreational facilities, medical offices, government offices, utility
infrastructure, public and private schools, public parking.

Town of Springdale
General Plan Dra
10/2021

Town of Springdale General Plan Vision
Vision Statement
Surrounded by the towering cliffs of Zion Canyon and with the scenic Virgin River at its heart, Springdale
is a stunningly beautiful, walkable, friendly, clean, and safe place to live and visit. Small-scale
development throughout the Town’s residential, agricultural, and commercial areas reflects the Town’s
history, is compatible with the natural surroundings, and preserves views of the natural landscape.
Natural resources (dark night skies, clean air and water, verdant and vibrant Virgin River riparian corridor,
healthy wildlife populations, native vegetation, dramatic scenic vistas, etc.) are prized and protected. The
Springdale community (comprised of residents, business owners, employees, and visitors) is diverse,
welcoming, caring, and committed to preserving Springdale’s unique character and village atmosphere.
Springdale is the gateway community to Zion National Park and, as such, seeks opportunities to protect
the scenic values and resources that draw millions of visitors here annually.
Community
Springdale is strengthened by solid relationships among community members. Community
members come from diverse backgrounds, care for and support each other, respect and protect
the natural environment, and work toward preserving the health of the community. The
Springdale community is a place where everyone is welcome, all perspectives are valued, and
people gather frequently to build community bonds. Adequate living accommodations are
available for all members of the diverse community.
Amenities and Services
Springdale will have public and commercial services and amenities that serve the residents and
support visitors to the Greater Zion area. The Town will have public spaces for residents and
visitors to gather, interact, and enjoy views of Zion Canyon. Thoughtfully-designed and
well-maintained streetscape and public art will add interest and beauty to the Town.
Recreational facilities will include parks, trails, open spaces, social and cultural activities.
Essential services such as excellent medical facilities and state of the art communication
infrastructure will be available to all residents and visitors. Convenience services such as
hardware stores, banking, barber/beauty salons, and movie theaters will allow residents and
visitors to fulfill daily needs in Springdale. Commercial businesses are community minded,
unique to Springdale, and respectful of the residential character and feel of the Town. The Town
has a wide assortment of independent restaurants, boutique lodging establishments, art
galleries, and is a mecca of world-class food and arts. The Town continues to recognize that
full-time productive residents serve as the backbone for the community, therefore
homeownership for long-term residents and community employees is a priority.
Transportation
Springdale is a place where it is safe, convenient, and enjoyable to get from place to place by
walking, biking, or free public transit. Wide sidewalks, bike lanes, and trails make walking and
cycling accessible for people of all ages and abilities. Designated pedestrian corridors with no
motor vehicles allow residents and visitors to enjoy the Town’s assortment of unique shops and
outdoor public spaces. Public rural transit between Springdale and other parts of Washington

county will allow people to get to Town without the need for a private automobile. The Town will
plan for and accommodate emerging transportation technology such as electric vehicles,
autonomous vehicles, and future transportation innovations.
Adaptation
Using the resources in the community, the Town is forward looking to identify coming
challenges. The Town provides leadership, information, and communication to community
members to adapt to changing conditions. The Town and its community members do everything
possible to reduce the effects of unforeseen challenges (such as climate change) and proactively
plan to mitigate the damaging consequences of human- and nature-caused challenges.
SUMMARY
Springdale will remain the distinctive small town residents and visitors cherish. It is and will continue to
be one of the most desirable places in the State of Utah to live and visit. The Town is committed to
maintaining its unique character and village atmosphere, and will actively guard against becoming a
generic gateway community. This vision recognizes that new growth and development will occur, and
emphasizes the need to guide such development to keep Springdale the unique place it is today and
prevent it from becoming “anywhere USA.”

1.0 LAND USE AND TOWN APPEARANCE
General Goal: The Town will manage the type, size, scale, intensity (e.g., density), and appearance of new
growth and development to enhance the unique character of Springdale’s built environment, preserve
views of the natural landscape, reduce impacts on existing residents and businesses, and protect natural
and cultural resources.

Background and Existing Conditions
The Town of Springdale’s unique character is defined by 1) its setting in the midst of unparalleled natural
beauty and scenic vistas, 2) the historic mix of agricultural, low density residential, and limited
commercial land uses throughout the Town, and 3) the restrained size, scale, and density of the built
environment (buildings, structures, and infrastructure). These three factors combine to create a village
character unique to Springdale unlike anywhere else in the world. The Town finds it imperative to protect
this unique village character. Doing so will preserve a high quality of life for residents, provide an
enjoyable experience for visitors, and enhance economic viability of small, local businesses.
The community of Springdale (residents and businesses) is highly protective of the Town’s village
character. Through its General Plan and Land Use Ordinances, the Town has consistently sought to
preserve the unique village character. This element describes the Town's vision and ongoing efforts to
promote quality growth and development through land use and town appearance goals and strategies.
Existing Conditions
Current zoning allows for a mixed dispersal of land use along the SR-9 corridor through the town. This
includes valley residential, foothill residential, village commercial, central commercial, agricultural, and
public use. The intent of this zoning arrangement is to promote a mix of uses along the corridor rather
than have a dominant land use in any one area. This furthers the goals of the Town related to land use
by preserving the appearance and feel of a small rural community with strong agricultural heritage.
The Town is surrounded on three sides by Zion National Park. These lands are managed by the National
Park Service and include some of the most dramatic scenery in the world. Scenic vistas of some of the
Park’s most iconic formations (West Temple, Bridge Mountain, the Watchman, etc.) are visible from
nearly every property in the Town. Wildlife freely migrates between the National Park and the Town of
Springdale. Development in the Town can impact the Park, and vice-versa. For all these reasons the Town
strives to maintain an “in the Park” atmosphere to blend the perceived boundaries between the Town
and the Park. This contributes greatly to the Town’s village character.
Historically, buildings and structures in Springdale have been modest in height, mass and size, and
density. Most buildings in the Town are 26 feet or less in height. Buildings are restrained in size. They are
situated on properties strategically to preserve scenic vistas, and to limit impacts on natural resources
such as the Virgin River. Existing buildings in the Town demonstrate a diversity of architectural style, yet
the Town’s design standards help promote a consistent feel of development in the Town.
The Town strives to protect the dark night sky. The Town has adopted outdoor lighting standards that
help limit light pollution, light trespass, glare, and nuisance lighting. This enhances the scenic quality of
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the dark night sky. The Town is in the process of obtaining designation as an International Dark Sky
Association Dark Sky Community.

Land Use and Town Appearance Goals
General Goal: The Town will manage the type, size, scale, intensity (e.g., density), and appearance of new
growth and development to enhance the unique character of Springdale’s built environment, preserve
views of the natural landscape, reduce impacts on existing residents and businesses, and protect natural
and cultural resources.
Sub-Goals:
A. Maintain Springdale's identity as a unique Village within a spectacular scenic setting and preserve the
Town’s distinctive small community feel and atmosphere.
1.

The Town will continue efforts to reduce light pollution to protect the dark night sky.

2. The Planning Commission will develop policies that discourage consumptive tourism.
The Commission will seek to encourage commercial development that meets the needs
of residents and visitors.
a. In the context of the Town of Springdale, consumptive tourism is tourism that
consumes resources (utilities, parking, etc.), creates the need for service
(infrastructure, maintenance of roads / facilities, etc.), and impacts the
community (noise, light pollution, traffic, etc.), but does not add to the quality of
life for residents or help promote the Town’s village character and community
feel. Commercial development that perpetuates purely consumptive tourism is
discouraged. In contrast, commercial development that benefits tourists,
residents, and other community members and tourism that “gives back” to the
community (with more than just tax revenue) is encouraged.
3. The Town will adopt land use regulations that encourage development that is “light on
the land” with emphasis on natural environment over built environment.
4. The SR9 corridor is critically important and should retain a mix of commercial and
residential uses, along with open space and agricultural uses. The Town Council and
Planning Commission will place high priority on ensuring a mix of land uses and
preservation of open space on SR9 when making land use decisions.
5. Development along SR9 should be regulated by enhanced architectural control.
B. Ensure new development is compatible with the Town’s setting at the entrance to Zion National Park,
consistent with the Town’s architectural heritage, and complements the existing development in the
area.
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1. The Planning Commission will update the Town’s architectural standards and design
guidelines to require that the appearance and design of all new development promotes
the Town’s village character.
a. These policies, regulations, and ordinances concerning the design and
appearance of new development will use effective and precise language to
ensure such policies achieve their desired intent.
2. The Planning Commission will update and enforce land use regulations to minimize the
visual impacts of new development on views of Zion Canyon, ridgelines, hillsides, and
natural viewscapes in the Town.
3. Town staff will carefully monitor new development during construction to ensure it
complies with all regulations and standards to reduce negative impacts on existing
residents.
C. Use zoning and land use regulation strategically to ensure the style, pace, and intensity of new
development does not detract from the Town’s small-town character.
1. The Town will not change residential or agricultural zones to commercial zones, except in
very rare and exceptional cases when such a change is clearly in the best interest of the
community, will help promote the Town’s village atmosphere, and will not create an
unwanted or unwarranted increase in the amount of commercial development in the
Town.
2. Zone changes that will promote the Town’s housing goals (as outlined in Chapter 3 of
this Plan, as well as the 2020 Zions Public Finance Housing Study), will be carefully
reviewed and considered. Such zone changes will only be considered for approval if the
Town finds the proposed zone change will clearly benefit the Town by providing more
attainable housing options for members of the community.
3. The Planning Commission will update the land use ordinance to make sure it stays true
to the intention of promoting mixed use along Zion Park Boulevard while allowing
development that meets community needs and desires.
4. The Town Council and Planning Commission will develop policies to address the pace of
new development, particularly commercial development, to ensure the Town maintains
a balance between residential development and commercial development.
D. Promote the Town’s unique character and enhance the aesthetics of the community by improving
the look and appearance of the public street right-of-way and other public properties.
1. With the assistance of a design consultant, the Town will prepare a streetscape study
and plan that creates a consistent theme, look, and feel for the Town’s streetscape and
suggests strategies for implementation.
2. The Planning Commission will revise ordinances to require streetscape improvements for
new development on SR-9, Lion Boulevard, Winderland Lane, Paradise Lane, and Juniper
Lane.
E. Acquire open space in strategic locations (both in the foothills and the valley floor) to preserve the
Town’s small community feel.
1. The Town Council and Planning Commission will develop a plan to identify parcels of
property that are important to preserve. These properties could be visually significant
3

parcels, large pastures or fields that reflect the Town’s agricultural heritage, important
wildlife corridors and other habitat spaces, or any other properties that will enhance the
small-town feel.
2. The Town Council will develop strategies to acquire the properties identified in the plan
described above. These strategies could be obtaining funding to purchase the
properties, working with conservation groups to acquire conservation easements, or
land use tools such as a Transferable Development Rights (TDR) program.
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2.0 TRANSPORTATION
General Goal: It will be convenient, safe, and enjoyable to get from place to place in Springdale through a
variety of different transportation modes (including walking, biking, transit, and private automobile).
Traffic and parking congestion from vehicles of all types will be minimized and managed. The Town will
plan for and accommodate emerging transportation technology such as electric vehicles, autonomous
vehicles, charging infrastructure, and plan for future transportation innovations. The Town will
participate in regional transit planning efforts.

Background and Existing Conditions
State Route 9 (SR9) is the only vehicular access into the Town of Springdale. SR9 also acts as the main
transportation route through the Town. There are a number of small side streets that provide access to
properties located off SR9, but most transportation in the Town occurs on SR9.
Over the past 15 years the Town has made significant investment in promoting multiple modes of
transportation in the Town. The Town has constructed portions of a paved multi-use trail network,
installed new sidewalks, widened existing sidewalks, cooperated with UDOT to install bike lanes on SR9,
installed bike repair stations throughout the Town, and expanded its network of single traffic natural
surface recreational trails. All of these changes are intended to promote active transportation in the
community.
The Town also supports transit. The Town supports the Zion National Park shuttle operating in Springdale
by maintaining shuttle stops and supporting the Park’s efforts to seek additional funding for the shuttle.
In partnership with Washington County and other communities in the County, the Town is also
supporting the development of a public transit route from St. George to Springdale. This system has all
the necessary funding in place and should be operational by 2024.
Despite the Town’s efforts to create a comprehensive transportation system, the Town experiences
periods of traffic and parking congestion during peak visitation to Zion National Park. In 2018 the Town
instituted a paid on-street parking program. This has helped manage and organize visitor parking and has
reduced many of the negative impacts of visitor parking congestion. However, during peak periods
parking demand exceeds capacity and parking congestion problems continue in the community.
Similarly, during peak visitation periods, vehicular traffic on SR9 is so heavy and constant that it makes it
difficult for pedestrians to cross the road safely at crosswalks, it limits the ability of cars to enter the road
from side streets, and it creates safety issues for the increasing amount of cyclists (including e-bicyclists)
on the roads.
This element outlines the Town’s goals and strategies to improve the efficiency of the transportation
network, in support of the broader goal of preserving the village atmosphere and village character of the
Town.

Transportation Goals
General Goal: It will be convenient, safe, and enjoyable to get from place to place in Springdale through a
variety of different transportation modes (including walking, biking, transit, and private automobile).
1

Traffic and parking congestion from vehicles of all types will be minimized and managed. The Town will
plan for and accommodate emerging transportation technology such as electric vehicles, autonomous
vehicles, charging infrastructure, and plan for future transportation innovations. The Town will
participate in regional transit planning efforts.
Sub-Goals:
A. Develop the infrastructure, policies, and culture to support active transportation (walking, bicycling)
as the primary mode of in-town travel.
1. The Town staff will develop additional walking and hiking paths to create connectivity with key
locations in the Town and Zion National Park.
2. The Town staff will establish more bike stations / bike corridors to make it easy to move about
Town and into the Park via bicycle.
3. In partnership with the Zion Canyon Visitors Bureau, the Town will consider making Springdale a
mountain biking destination by developing more recreational mountain biking trails.
4. With the help of a transportation consultant, the Town will prepare an active transportation plan
for the Town. The intent should be to provide direction, goals and objectives as well as identify
specific projects and policies to make active transportation safer, more convenient, and more
enjoyable.
5. The Town Council will consider policies that will move the Town towards a “car free” Springdale.
This will include providing parking outside of town (Hurricane or Laverkin) with transit into town,
leaving the Town with open green space.
6. In conjunction with regional partners (i.e. Sun Tran, UDOT) the Town will encourage transit
service to area recreation destinations.
7. Working with the Zion Regional Collaborative and other regional partners, the Town will work to
connect the Town’s active transportation network of walking and bicycling infrastructure to
active transportation infrastructure in the region (Washington County, the Park, and Kane
County).
B. Continue to partner with Zion National Park and the State Office of Tourism in support and promotion
of the in-town Zion shuttle system.
1. The Town Council will work with Zion National Park to ensure the in-town shuttle schedule is
effective and efficient (e.g., computerized schedules displaying seat availability).
2. The Town will partner with Zion National Park to seek funding opportunities to ensure the
continued financial viability of the in-town Park shuttle.
3. As a community, the Town will encourage Zion National Park to procure and utilize alternative
energy vehicles that are both fuel efficient and quiet, minimize noise and air pollution, and
promote Springdale as a ‘green’ community.
C. Work to promote different types of regional public transportation systems to facilitate more
transportation options between Springdale and the greater Zion area.
1. Working with Zion Regional Collaborative and other regional partners, the Town will coordinate
the operation of public transit systems in Washington County, Kane County, and Zion National
Park.
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2. Working with Washington county and other partners, the Town will encourage the development
of “park and ride” locations outside of Springdale to allow visitors to leave their vehicles and ride
public transit to Zion National Park.
3. Local businesses will encourage employees to use public transit for their daily commutes.
Business owners will coordinate employee shift times with transit schedules.
4. The Zion Canyon Visitors Bureau will encourage “car free” vacations to the greater Zion area
using public transit.
5. Local businesses will encourage their guests to use the town shuttle to reduce traffic and parking
congestion - both in the Town and Park.
6. The Town will encourage employers to provide employee shuttles for their employees.
D. Anticipate and prepare for Emerging and Future Transportation Innovations
1. The Town will support electric vehicle charging to link to the broader network of electrified
corridors.
2. The Town staff will study issues surrounding autonomous vehicles and prepare for the impacts
they could have on the Town’s transportation system.
E. Use Town parking strategically to encourage more use of alternative forms of travel within Springdale,
and discourage using private vehicles as the main mode of transportation.
1. The Town will require developers of parking lots to minimize visibility of the parking from SR-9 by
placing it out of public view, or through landscaping, buildings, etc.
2. The Planning Commision will consider a land use requirement that new parking lots have shade
covers.
3. The Town Council will carefully analyze the amount of public paid parking provided by the Town
(e.g. on-street parking) and consider reducing the amount and increasing the price increases
when demand rises.
4. The Planning Commission will evaluate the Town’s land use requirements for off-street parking
required for new development to make sure they promote the Town’s land use and
transportation goals.
5. The Town, Zion National Park, the Zion Regional Collaborative, Greater Zion, and other regional
partners will develop a method for informing visitors to Springale and Zion National park about
parking availability in Springdale, as well as other transportation options to access the Park, prior
to their arrival in Springdale.

3

3.0 HOUSING
General Goal: Springdale will retain its rural residential character by protecting existing residential
neighborhoods from the impacts of increased commercialization. The Town will have housing options
that support a diverse population, including low density residential units, higher density multi-family
units in select locations, accessory dwelling units, and others. This will allow the Town to maintain
housing for a community with families of diverse income. It will benefit local businesses by providing a
larger labor pool. It will benefit the Town by having the people who are working in businesses also be
committed and contributing members of the community by having access to attainable housing.

Background and Existing Conditions
Springdale has a mix of housing types. The Town has approximately 294 single-family housing units, and
approximately 118 duplex or multi-family housing units.
Most housing in the Town is low-density, single-family housing. These housing units are distributed
throughout the community. Many of these homes are in platted subdivisions (Anasazi Plateau, Canyon
Springs Estates, Moenave, and Kinesava Ranch being the largest). Other single-family homes are located
on unplatted lots.
A smaller amount of the Town’s housing is in duplex or multi-family development. These units are
concentrated in several larger developments (Moenave, Red Hawk, Juniper Lane Townhomes, Stone
Mountain Condominiums), as well as a number of smaller properties.
Most homes in Springdale are upscale owner occupied single-family dwellings set on a relatively
generous lot. These homes are unaffordable to most of the people who work in town. Therefore, this
prevents even key small business owners and essential town and Zion National Park park staff from
achieving homeownership in our community.
In the rental market, there are about 30 apartments that are regulated as affordable units, and which are
occupied by households with incomes at or below the area median income. While these affordable units
are all encumbered by deed restrictions and regulated by other legal means to keep them affordable for
the long-term, the current supply of these units is inadequate to meet demand. The remaining rental
properties in town are always in short supply and much of this rental stock may be substandard in
amenities. This lack of supply in both the ‘for sale’ and ‘for rent’ markets results in most of the town’s
workforce commuting from the Hurricane / St. George area.
In 2020, the Town hired Zions Bank Public Finance to complete a housing study for the Town. As noted in
that study, “the dynamics of a significant number of incoming employees creates strains in the
transportation corridors [and]… prevents a sense of community.” The study also notes the overall lack
in availability of housing and especially the lack of housing at various price points to accommodate
life-cycle demands. This results in a lack of housing for first-time buyers and move-up options for larger
families or those needing senior accommodations. This lack of life-cycle options prevents Springdale
from having a “deeper sense of community and a continuation of growth of families and relationships
that are long-term to the town.” In short, our current housing stock hampers the development of a
stable long-term residential community and the associated benefits that would accrue if we had a more
diverse supply of housing.

This element of the General Plan addresses the overall housing needs of Springdale. It identifies the lack
of diversity in current housing stock as a key issue for our community. It recognizes the need for
additional long-term rental units and to provide more options to support life-cycle housing for families as
they grow and change. It provides guidance for current and future housing and pays particular attention
to both regulated affordable housing and attainable homeownership. It also recognizes that
homeownership tends to foster a long-term commitment to the community. This results in many
intangible benefits including a stable workforce and entrenched support for community activities.

Housing Goals
General Goal: Springdale will retain its rural residential character by protecting existing residential
neighborhoods from the impacts of increased commercialization. The Town will have housing options
that support a diverse population, including low density residential units, higher density multi-family
units in select locations, accessory dwelling units, and others. This will allow the Town to maintain
housing for a community with families of diverse income. It will benefit local businesses by providing a
larger labor pool. It will benefit the Town by having the people who are working in businesses also be
committed and contributing members of the community by having access to attainable housing.
Sub-goals:
A. Maintain Springdale’s character as a rural residential community.
1. The Planning Commission will protect the character of existing residential
neighborhoods from the impacts of commercial development and Zion National Park
visitation.
2. The Town Council and Planning Commission will consider the full spectrum of impacts of
commercial development as it relates to the need for additional housing when making
land use policy.
3. The Town will retain existing residential zoning as indicated in the land use element.
B. Promote community character by providing opportunities for more key contributors to the
community (first responders, teachers, business owners/managers, etc.) to live full-time in the
community.
1. The Town will develop policies and strategies to provide more diversity in housing
options available on the market, seeking to increase housing in all categories of housing.
i.

Encourage the development of homes of modest size and amenities in the ‘for
sale’ market to allow town staff and Zion National Park employees to become
homeowners in our community. These homes should be within a price point
that will allow achievable homeownership for this segment of our employee
community.

ii.

Take steps to obtain lots and develop homes, per the original design plan, along
Redhawk Drive that are tailored to meet the home ownership needs of
Springdale and Zion National Park staff.

iii.

Research other available parcels of land within town that may be developed to
meet the homeownership needs of key town and Zion National Park staff.

2. The Planning Commission and Town Council will adopt the housing tools identified in
2020 Zions Bank Public Finance Housing Study, as appropriate.
i.

Make allowances for expanded use of Accessory Dwelling Units (ADU’s), while
ensuring these uses do not detract from the character of existing
neighborhoods.

ii.

Create a Transferable Development Right (TDR) program that will allow
increased density in targeted areas while preserving open space in sensitive
foothill locations.

iii.

Consider creating a residential multi-family zone that will allow targeted and
selected density changes in appropriate areas.

3. The Town will partner with affordable housing providers to develop income-qualified,
deed-restricted regulated affordable housing.
i.

Encourage the development of Regulated Affordable Housing units to help
address the lack of supply in the ‘for rent’ market.

ii.

Explore and evaluate a creative variety of scalable employee housing solutions.
These accommodations can range from hostel style, dormitory style and studio
apartments. This variety of solutions would help address a wide range of
housing for various length employment; short term, seasonal and also provide
other longer term and more amenity rich ‘for rent’ options.

4.0 ECONOMIC DEVELOPMENT
General Goal: Small, independent, local businesses will continue to serve residential needs and power the
Town’s tourism-based economy. The Town will diversify economic drivers by encouraging businesses that
serve resident needs, promoting remote working opportunities (e.g. “tele-work” and remote commerce),
and supporting businesses that are not dependent on the tourism industry (such as agriculture). The
Town will partner with other regional entities to disperse any adverse impacts of tourism through efforts
such as Greater Zion.

Background and Existing Conditions
Tourism has been the main economic engine in the Town of Springdale for the past 50 years and more.
The Town’s businesses are currently dependent on visitors, the majority of whom come to Springdale to
visit Zion National Park. Tourist oriented services (hotels, restaurants, gifts shops, guiding and rental
businesses, etc.) comprise the majority of commercial activities in the Town. The Town currently has
approximately 1,200 transient lodging units, 22 restaurants, numerous gift shops and art galleries,
several guiding companies, three markets, and a hardware store.
The Town supports local and independent businesses. Many of the businesses in the Town are unique,
one of a kind. They are locally owned, or owned by interests with strong connections to and investments
in the Town. These businesses add to the Town’s unique village character and help the Town establish its
own identity, instead of turning into “anywhere, USA.” The Town has attempted to preserve its character
and identity by providing an environment where local, independent businesses can thrive.
The Town relies on its businesses for its municipal operations. Because the Town of Springdale’s property
tax rate is very low, tax revenue from these businesses supports the Town’s municipal operations and
services (law enforcement and public safety, parks and recreation, utility and public works services, and
general government).
The community also benefits from the services these businesses provide, particularly the restaurants,
markets, and hardware services that would not normally be economically viable in a community of 600
people.
However, impacts from commercial activities also negatively impacts quality of life for residents. Parking
and traffic congestion associated with businesses can spill into residential neighborhoods and create
nuisances for residents. Noises and odors from commercial operations, particularly in the late evening or
early morning hours can disturb the peace and quiet of residential areas. And homogenization of the
type of commercial businesses (e.g. more and more transient lodging, less of anything else) detracts
from the village character.
This element outlines goals and strategies that balance the need to provide commercial services catering
to tourists with the need to protect the residential community and quality of life. The Town desires to
support businesses that will benefit residents and add to the residential quality of life.
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Economic Development Goals
General Goal: Small, independent, local businesses will continue to serve residential needs and power the
Town’s tourism-based economy. The Town will diversify economic drivers by encouraging businesses that
serve resident needs, promoting remote working opportunities (e.g. “tele-work” and remote commerce),
and supporting businesses that are not dependent on the tourism industry (such as agriculture). The
Town will partner with other regional entities to disperse any adverse impacts of tourism through efforts
such as Greater Zion.
Sub-Goals:
A. Enhance and support small, independent businesses that are unique to Springdale and help promote
small-town village character.
1. The Town Council will review and update strategies and outreach to attract and maintain
independent businesses.
2. The Planning Commission will pass a Design Standards Ordinance limiting the physical
appearance of properties on and adjacent to SR 9, thereby limiting larger box stores and
“chains” in the central commercial zone.
3. Consider asking shops and restaurants to stay open longer in the evening; people are
looking for things to do and times / places to spend their money.
4. The Planning Commission will develop land use policies that encourage outdoor dining
and, where appropriate, live music.
B. Develop new amenities for residents and tourists that enhance the visitor experience as well as the
quality of life for residents.
1. Because the vast majority of Springdale tourism is driven by Zion National Park, the
Town will consider developing amenities to benefit Park visitors. Examples would be
public restrooms, parking for larger buses, providing smaller buses to take people from
larger buses into the canyon, and eateries that cater to busloads.
a. When developing amenities for tourists, consider the origination of the visitors.
Some visitors participate in package tours, but others want to find their own
amenities in Town. Signage, materials, menus, etc. should be provided in
multiple languages.
2. Through land use and zoning policies, the Town will encourage the development of more
restaurants, and more diverse style and price-point of restaurants, to benefit both
residents and tourists.
3. In conjunction with wireless internet providers, the Town will expand publicly available
wireless internet to benefit both residents and tourists.
4. The Town will partner with the Visitors Bureau, Greater Zion, and other tourism entities
to operate a visitor center (potentially in the visitor center) that offers concierge
services such as reservations for restaurants and experiences.
5. The Town will encourage commercial businesses that promote experiences and not just
goods.
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6. The Town Council and Planning Commission will develop strategies to help tourism in
Springdale contribute to the community (with more than tax revenue), rather than just
consuming resources.
7. The Town will actively work to develop a public space in the Downtown area that serves
as a central gathering space for residents and tourists. In conjunction with this strategy
the Town will encourage people to spend more time downtown and have more
meaningful experiences in the area.
8. The Town staff will explore opportunities for evening outdoor events such as
music/poetry in the park, art fairs, guest speakers. Some of these could include food
courts.
C. Develop communication infrastructure to support private, public, and business needs.
1. “Messaging” should include information on how to take care of the historic and cultural
resources of the area and the Park. Campaigns about “leaving no waste” would be a
good idea.
2. “Marketing” should emphasize quality, not necessarily quantity, of visitation. The Town
should not seek to increase visitation, but rather to provide a quality visitor experience.
Crowds, lines, and lack of restrooms provide a less-than-ideal experience for tourists.
3. The Town will continue to work with the Park to let visitors know what to expect when
they visit. Press releases prior to busy weekends can help set expectations.
4. Communication, marketing, and advertising from the Town, the Visitor’s Bureau, and
Zion National Park should include information about events occurring in Springdale
(concerts, festivals, etc.).
D. Participate in regional planning efforts to disperse tourism impacts outside of Springdale.
1. The Town will work with regional partners to continue regional efforts to bring tourists
into Springdale by public transit.
2. The Town Council will consider co-sponsoring large bus parking areas outside of the east
and west sides of the Park, with smaller vehicles bringing people into the Canyon. This
will also alleviate some pressure on the tunnel.
3. The Town will partner with regional entities such as the Zion Regional Collaborative and
the Greater Zion tourism office to promote tourist amenities and attractions outside of
Springdale.
4. Local businesses will stay open year round and later into the evening. This will help
provide commercial opportunities for visitors to contribute to the economy outside of
hotels and restaurants.
E. Maximize visitor revenue to create infrastructure that would benefit residents. Examples might be a
bakery, town square, sidewalks throughout the town, shade structures and picnic tables at key locations,
and a more-robust medical facility.
1. The Town Council will use RAP tax to fund streetscape and recreational amenities such as
shade structures, picnic tables, and other amenities in the right-of-way.
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2. The Town Council will consider a small business incubator program using tourist generated
tax revenue to help businesses that will have a benefit to residents get started (such as a
bakery, drug store, etc.)
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5.0 MUNICIPAL AND PUBLIC SERVICES
General Goal: The Town will provide excellent culinary water, irrigation water, and wastewater treatment
services to the community. Either directly or through partnerships, the Town will ensure excellence in
other utility services such as power, trash, recycling, and telecommunication. The Town will ensure
excellence in general government services such as fiscal management and budgeting, town
administration, clerk services, development services, and general customer service. Public safety officers
and emergency responders will continue to serve the community with dedication, and will have the full
support and backing of the Town.

Background and Existing Conditions
The Town of Springdale boasts excellent municipal and public services, especially for a community of its
relatively small size (approximately 600 people).
The Town maintains a police department which provides 24 hour law enforcement and public safety
services to the community. The Town provides water, wastewater, and irrigation water utilities that serve
not only Springdale, but also portions of Zion National Park and the Town of Rockville.
The Town partners with other public service providers for additional services. The Hurricane Valley Fire
Protection District provides fire and emergency medical services in the community. Rocky Mountain
Power provides electric utility service. Century Link provides telecommunications services, in addition to
several other broadband internet services (although these latter primarily serve businesses and not
residential properties).
The Washington County School District operates Springdale Elementary School, which offers
Kindergarten through Fifth Grade instruction. Washington County operates a public library, housed in the
Canyon Community Center.

MUNICIPAL AND PUBLIC SERVICES GOALS
General Goal: The Town will provide excellent culinary water, irrigation water, and wastewater treatment
services to the community. Either directly or through partnerships, the Town will ensure excellence in
other utility services such as power, trash, recycling, and telecommunication. The Town will ensure
excellence in general government services such as fiscal management and budgeting, town
administration, clerk services, development services, and general customer service. Public safety officers
and emergency responders will continue to serve the community with dedication, and will have the full
support and backing of the Town.
Sub-goals:
A. Ensure that consistent, effective, and affordable water is available to all residents and businesses.
1. The Town Public Works Department will continue to provide culinary water of excellent quality
and reliability to all residents and businesses. The Town will develop plans and strategies to
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ensure long term water supply, particularly accounting for the impacts of climate change and
potential prolonged drought.
2. The Town Public Works Department will manage secondary water usage via meters throughout
the Town.
3. The Town will promote water conservation for primary and secondary water uses to ensure that
diversion amounts are not exceeded, even in time of drought.
4. The Town Public Works Department will continue to study and investigate water treatment
options to eliminate medications that end up in the wastewater system.
B. Actively seek opportunities to make new utility technologies and services (i.e. fiber optics) available
to all residents and businesses.
1. The Town will partner with communication service providers to support the installation of
infrastructure so that all residents may use reliable internet and communication services.
2. The Town will adopt sustainable practices, such as the collection of green waste, in the
development and availability of Town utilities and infrastructure.
3. The Town will investigate installing electric car charging stations.
C. Ensure that important infrastructure and essential utility facilities are maintained and protected.
1. The Town will diversify electric utility sources to ensure continuity of services.
2. The Town will consider entering into private / public partnerships to ensure efficiency and
excellence in utility service.
D. Encourage the implementation of renewable energy, conservation and use reduction, and the
practice of sustainability in power utilities.
1. The Town will adopt policies and participate in programs that promote the use and development
of renewable and sustainable alternative resources such as solar, wind, and geothermal.
E. Provide efficient, responsive, friendly, and helpful service to the community in general administrative
government functions such as utility billing, town clerk services, public engagement, land use planning
and development services.
1. The Town staff will add user-friendly links in the Town website to find needed forms and contact
information.
2. The Town staff will continue to pursue opportunities to effectively communicate with residents
and visitors about current conditions, local opportunities, and help resources.
3. The Town staff will provide educational outreach to residents to encourage water and energy
conservation.
F. Keep the community safe and protected with public safety and emergency response services that have
the capability and capacity to serve the Town’s unique needs as both a small residential village and a
popular tourist destination.
1. The Town will enter into partnerships with service providers and the National Park Service to
ensure emergency response providers (fire, EMS, etc.) have the capability and capacity to
respond to emergencies of all types with excellent service and short response times.

2

2. In conjunction with Washington County Search and Rescue, the Town will offer volunteer search
and rescue courses and certifications.
3. The Town’s Police Department will continue to provide superior police service to the community.
4. The Town will support community emergency response training.
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6.0 PARKS, RECREATION, AND THE ARTS
General Goal: Residents and visitors will have access to a wide diversity of recreational, social, and
cultural activities that are compatible with the Town’s unique natural setting, and promote community
diversity and cohesiveness.

Background and Existing Conditions
The Town of Springdale strives to provide an array of recreational amenities for community members.
The Town also seeks to promote Springdale as an arts community.
The Town maintains two public parks, the George Barker River Park and the Town Park. The River Park is
located in the southern end of the Town and is bisected by the Virgin River. The west side of the park
contains a developed grass area with picnic facilities and a restroom. The east side of the park is
undeveloped and contains natural surface walking trails, it is also used as an off leash dog park. The
Town Park is located on Lion Boulevard near the Town Hall and Canyon Community Center. It contains a
gazebo, picnic facilities, pickleball and tennis courts, sand volleyball courts, a playground, and a
community garden.
The Town has a network of paved multi-use trails, as well as single track natural surface trails. These
provide recreational opportunities for residents and visitors.
The Canyon Community Center is used for fitness and wellness programs, educational lectures and other
programs, and concerts and performances. The lobby of the Community Center is a gallery space that
displays rotating art shows.
Zarts is a the Towns arts and humanities organization. They organize performances in the CCC and help
promote art awareness and public art throughout the community.
This element outlines the Town’s goals relative to parks, recreation, and the arts.

Parks, Recreation, and the Arts Goals
General Goal: Residents and visitors will have access to a wide diversity of recreational, social, and
cultural activities that are compatible with the Town’s unique natural setting, and promote community
diversity and cohesiveness.
Sub Goals:
A. Develop park and recreation facilities that effectively serve the needs of residents and visitors.
1. The Town Parks Department will continue to make facilities safe, functional and
accessible to both residents and town visitors.
2. The Planning Commission will consider requiring that new commercial development
provide public restrooms.
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3. The Town’s Parks Department and Streets Department will provide more trash / recycle
cans throughout the Town, and develop a strategy to ensure they are regularly emptied
and maintained.
4. The Town Council will ensure line-item support (financial and staffing) in the Town
budget necessary for park maintenance and operation of existing facilities and expansion
of future amenities. Consider development of a community aquatic and recreation
center.
5. The Town Council will continuously seek opportunities to purchase and preserve open
space for the use of the community.
6. The Town’s Parks Department will consider the addition of trails, dog parks, playgrounds,
picnic areas, a basketball court, a skateboard park, and other “niche” amenities.
B. Promote public art and performing art throughout the community to enhance the quality of life,
promote the reputation of Springdale as an arts community, and add interest to the Town’s visual
appearance.
1. The Town will support organizations such as Z-Arts, the Historic Preservation Society, and
The Mesa Project with direct assistance, in-kind assistance, or advocacy and partnership,
as appropriate.
2. The Town will work with Zion National Park to provide and promote ongoing art classes
in common areas that are highly visible to the public and led by local artists as social
gatherings.
3. The Town will build a Center for Visual and Performing Arts that includes museum
exhibit space, classrooms, storage and an auditorium for lectures.
4. The Canyon Community Center Staff will support frequent small events such as music,
poetry readings, lectures, group discussions, and other intellectual recreation events at
the Canyon Community Center, history center, and the new Center for Visual and
Performing Arts.
5. The Town Council will establish a line item budget for the elevation of art in our
community, specifically the commissioning of large public art pieces in our town
common areas and along walkways.
6. The Town will develop opportunities and support for small, temporary, art and music
displays in green areas of the town.
C. Support, encourage, and sponsor community events and festivals throughout the year.
1. Local businesses will provide information, outreach, and education to inform visitors of
various recreation and other activities occurring in the Town.
2. The Town Council will support large events such as the Music Festival, Earth Day, etc.
3. The Springdale Elementary school will support local and visiting artists with “art days”
where artists go to the elementary school and share a program, provide a community
lecture, and are provided the opportunity to display their art as “a showing” in any and
all green space.
4. The Town will provide housing for a resident artist.
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5. Local galleries will host frequent art walks throughout the year, with the support of the
Town.
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7.0 PUBLIC HEALTH
General Goal: Springdale will promote community health and the wellness of its residents by facilitating
first-class medical facilities and providers, promoting a healthy and clean environment, and encouraging
healthy lifestyles.

Background and Existing Conditions
The Town promotes public health through wellness programs at the Canyon Community Center,
promotion of active lifestyles by providing recreational amenities, providing space for a community
garden for local food production, and supporting the local volunteer-run medical clinic.
This element outlines the Town’s strategies to continue to promote public health.

Public Health Goals
General Goal: Springdale will promote community health and the wellness of its residents by facilitating
first-class medical facilities and providers, promoting a healthy and clean environment, and encouraging
healthy lifestyles.
Sub-goals:
A. Encourage and support the development of enhanced medical services in Springdale.
1. The Town Council will support private and public medical providers and services in the Town
to enhance and expand the types and availability of medical care in the Town.
a. Assist the Zion Canyon Medical Clinic in researching and applying for federal grants
through the Department of Health and Human Services and other potential grant
sources. These grants may be available based upon the average age of the population of
Springdale. The Town Council will consider supporting the clinic with an annual stipend;
the amount requested by the Clinic is $5,000.
b. The Town Council will consider providing housing for healthcare professionals who are
willing to live in Springdale and staff the Clinic. The goal would be to have a physician on
call or on duty at all times.
c. The Town Council will seek to bring a pharmacy into Springdale, preferably with 24-hour
access to critical supplies. The Council may investigate using a combination of incentives
and direct financial support to accomplish this goal.
B. Promote and educate our community on wellness issues and offer classes.
1. The Town will promote healthy lifestyles through programs and policies to enhance
community health.
2. Canyon Community Center staff will ensure classes are available, both in-person and
virtually, to encourage residents to stay active and healthy.
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3. The Town will distribute Information via the town mail and e-mail system, notifying
residents of “healthcare” events, i.e., flu shot clinics and blood drives
C. Promote wellness by continuing to develop and offer indoor and outdoor recreational and fitness
facilities, equipment and infrastructure.
1. The Town Parks Department will promote and manage the construction of an indoor
recreation center that includes fitness equipment and offers space for wellness classes
and activities.
2. The Town Parks Department will continue to develop trails, parks, and other outdoor
recreational amenities to encourage outdoor activity and healthy lifestyles.
D. Support/encourage community gardens, agricultural pursuits, and farmers markets.
1. The Town will make community garden space available at no cost to residents.
2. The Town will support agricultural pursuits and prohibit properties from being re-zoned
from agricultural to other zoning.
3. Farmers Markets will be sponsored and supported in order to make fresh, locally
produced food available to the community.
E. The Town will prepare an Emergency Response Plan to address unforeseen events (pandemics,
natural disasters).
1. The Town Staff will be trained and ready to respond to unforeseen events.
2. The Town will work with state and federal officials to prepare for emergencies and
obtain assistance quickly when warranted.
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8.0 NATURAL AND CULTURAL RESOURCES
General Goal: The natural resources in and around Springdale (dark night skies, clean air and water,
verdant and vibrant Virgin River riparian corridor, healthy wildlife populations, native vegetation,
dramatic scenic vistas, peace and quiet, etc.) will be protected and conserved, will be healthy, and will
enhance the quality of life for residents and visitors.

Background and Existing Conditions
Springdale has rich natural and cultural resources. These add to the Town’s identity and are a primary
contributor to the Town’s unique village character. Town residents consistently rank preservation of
natural and cultural resources as a top priority.
The Virgin River is one of the most important natural resources in the community. The river is the source
of the Town’s water. It provides critical habitat for wildlife. It provides cooling and refreshment for
residents and visitors in hot summer months. The river is also one of the most threatened resources in
the community. New development encroaches on the floodplain and riparian area. Stormwater runoff
from developed areas carries pollutants into the river. And invasive species (primarily tamarisk and
Russian olive) are outcompeting native vegetation along its banks. The Town completed a Virgin River
Management Plan in 2019. This Plan outlines key strategies to protect the river and enhance the health
of the river ecosystem. The Town has begun to implement these strategies (the Town adopted an erosion
hazard ordinance in 2019 which regulates new development in the river corridor), but much is still
necessary to be done.
The Town enjoys relatively dark night skies, and the natural dark is an important community resource.
The Town has adopted outdoor lighting standards and has retrofitted or replaced public lighting to
ensure it protects the night sky. The Town is in the process of obtaining Dark Sky Community designation
from the International Dark Sky Association.
The Town has sought to preserve historical resources throughout the community. The Town recently
acquired ownership of the historic pioneer cemetery and is in the process of developing a plan to protect
this resource. The Town is developing a history center, housed in a structure with historic characteristics.
A historic pioneer era jail is located in the center of Town. The Town is home to one privately owned
property listed on the National Register of Historic Places. The Town’s HIstoric Preservation Commission
actively seeks to preserve the historic resources throughout the community.
This element provides guidance on strategies to continue to protect the important natural and cultural
resources in the community.

Natural and Cultural Resources Goals
General Goal: The natural resources in and around Springdale (dark night skies, clean air and water,
verdant and vibrant Virgin River riparian corridor, healthy wildlife populations, native vegetation,
dramatic scenic vistas, peace and quiet, etc.) will be protected and conserved, will be healthy, and will
enhance the quality of life for residents and visitors.
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Sub Goals:
A. Ensure the Virgin River retains its natural character, flow, and quality to ensure wildlife health and to
maintain good water quality.
1. Protect and enable access to the Virgin River riparian zone. This access should be managed
pursuant to the strategies in the Virgin River Management Plan to protect the health of riparian
areas while still allowing recreational access.
2. The Planning Commission will require water conservation measures for new and existing
development.
3. The Town will continue to implement strategies from the comprehensive Virgin River
Management Plan, such as developing a river bank restoration project in the River Park.
4. Town staff will take a proactive approach to minimize any impact from development and monitor
point source pollutants along the Virgin River corridor.
5. The Town will continue to partner with Zion National Park and the State of Utah Department of
Forestry, Fire, and State Lands in the removal of non-native species such as Tamarisk and Russian
Olive. Consider best removal strategies (chipping/burning vs cut/leave in place).
6. The Town will protect aquatic habitat and macro invertebrates as food sources for fish species.
7. Community members will protect native vegetation within the river corridor.
8. Town staff will apply through FEMA for funding for riverbank protection projects.
B. Preserve the Dark Sky as a defining characteristic of the Town.
1. Town Code Enforcement staff will continue to enforce and enhance outdoor lighting regulations
on all development (new and existing).
2. The Town staff will prepare a nomination to obtain designation as an IDA Dark Sky community.
3. Canyon Community Center staff will coordinate and implement educational and star party type
events in tandem with the National Park Service.
4. Town staff will develop community outreach and education programs to promote the
importance and value of protecting night sky values.
C. Preserve the natural quiet in the Town.
1.

The Planning Commission will require new development to mitigate unavoidable sources of
noise by use of physical buffers such as fences, vegetation, etc.
2. The Town Code Enforcement staff and Police Department will enforce existing noise ordinance
regulations.
3. Town staff will develop community outreach and education programs on the importance and
value of natural quiet.
4. Town Parks Department staff will Create, where feasible, natural quiet areas (e.g. nature trails)
for the mental and spiritual wellness of residents and visitors and health of wildlife populations.
D. Preserve and promote community appreciation for the Town’s heritage and cultural history.
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1. The Historic Preservation Commission will continue to identify, preserve, and recognize the sites,
buildings, features, and vegetation that symbolize tradition and history or that have cultural
significance to the community.
2. The Town will complete the renovation of the History/Visitor Center and offer programs around
the Town’s unique cultural history.
3. The Town staff will develop educational and social events that celebrate the diversity of culture
that makes up the community of Springdale - past and present.
4. The Town will participate in Utah History Day by scheduling activities and events - including
keynote speakers - to highlight Utah and Springdale’s prehistoric and historic past.
5. The Town will partner with the Paiute Indian Tribe to develop awareness, education, and
appreciation of the history of indigenous people who lived in the area for hundreds of years
prior to European settlement of Springdale.
E. Preserve and protect air quality in the Town.
1. Working with Zion National Park, the Town will use the monitoring station near the helipads to
monitor particulates, etc.
2. The Town will continue to promote “no idling,” through education (signage, etc.) and
enforcement of the Town’s anti-idling ordinance.
3. The Town will continue to work toward minimizing the number of private vehicles in Town
through mass transit, electric shuttles, safe sidewalks, and bike lanes.
F. Protect healthy wildlife populations.
1. Educate visitors on proper etiquette around wildlife and discourage feeding any animals in the
Town or the Park.
2. Educate residents about the importance of bees in the ecosystem and encourage them to have
beehives.
3. The Town will consider adding bat houses throughout the area.
4. Educate visitors and residents about coexistence with animals that have inhabited the area for
hundreds of years.
5. The Planning Commission will encourage new development to be wildlife friendly by providing
wildlife access through the property, using appropriate outdoor lighting, and using appropriate
landscape.
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Town of Springdale Mail - Re: Wildlife on Stone Mountain property

Darci Carlson <dcarlson@springdale.utah.gov>

Re: Wildlife on Stone Mountain property
Dianne McDonald
To: dcarlson@springdale.utah.gov, Thomas Dansie <tdansie@springdale.utah.gov>

Mon, Oct 18, 2021 at 2:01 PM

Dear Council:
Regarding the Future Land Use Map we have the following comments:
The proposed change to the FR-5 zone off of Lion Blvd (which includes Stone Mountain Condos) to Transitional
Residential is a mistake.
The change to TR from FR-5 would have a huge impact on the surrounding properties and the wild life corridor that exists
on our 8 acres. Although our property is multifamily, there are only 13 units on 8 acres. The property here has been
minimally developed, thus encouraging all types of wild life.
We have lived at this property since 1997(24 years).We have seen what development has done to the night sky and to
the reduction of wildlife in town. We used to be able to see the Milky Way at night. Now we see the glow from all the
sidewalk lights at the city office and community center. The same thing will happen if the zoning is changed to
Transitional Residential.
Allowing up to 6 units per acre, would cause noise, traffic and congestion. Balanced Rock Road is the only public access
to the properties in the zone, and it is in terrible condition. The road has been closed numerous time in winter weather as
ice and snow makes it impassible. Adding dense housing would only make it worse.
I have included comments from Janet Stroud-Settles, a Wildlife Biologist at Zion National Park and former resident of
Stone Mountain Condos. This was her response to the proposed high density apartments proposed right adjacent to our 8
acres.
Dianne and Greg McDonald
Sent from my iPad

On Oct 18, 2021, at 12:28 PM, Dianne McDonald

wrote:

Sent from my iPhone
Begin forwarded message:
From: Dianne McDonald
Date: October 18, 2021 at 10:55:09 AM MST
To: Dianne McDonald
Subject: Fwd: Wildlife on Stone Mountain property
The 8 acres belonging to SMOA and the adjacent properties along Lion Blvd is one of the
most wildlife-friendly properties within the town of Springdale. Minimal development has
occurred on these properties which has allowed for native vegetation to largely remain
undisturbed, thus providing those essential habitat components (i.e., food, water, shelter) for
native wildlife species. Reducing, removing, or altering these habitats will have irreversible
consequences to these wildlife species. Specifically, development will:
1) Permanently destroy/remove native soils. The soils not only house the seeds of native
vegetation but they also provide specific environments for wildlife species (e.g., insects,
reptiles, ground-dwelling mammals).
https://mail.google.com/mail/u/0/?ik=30ba802b12&view=pt&search=all&permmsgid=msg-f%3A1713988987898273757&simpl=msg-f%3A1713988987…
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2) Permanently destroy/remove native vegetation. Development typically results in the full
removal of native vegetation since it is cheaper to remove and plant post-construction, than it
is to salvage native plants and re-plant them afterward. Furthermore, developments typically
landscape with plants that are not native which provide little benefit to native wildlife.
Furthermore, disturbed soils provide a pathway for non-native/exotic plants to be introduced
(e.g., cheat grass, tumble week) which further degrades the quality of any undeveloped lands
that remain post-construction and chokes out any native vegetation.
3) Increase habitat fragmentation. Habitat fragmentation can be a death sentence to some
species (typically those species that have small home ranges, such as insects and lizards)
since they become "stuck on a deserted island" thus preventing them from breeding. For
other species, fragmentation simply reduces their densities since there is less habitat to
support them or it may make them more vulnerable to predation since there is too much
"edge" to the habitat.
4) Increase vehicle traffic, noise, and night light, all of which have been proven to negatively
affect wildlife species.
5) Increase the use of herbicides, pesticides, and rodendicides which will either directly or
indirectly impact wildlife.

https://mail.google.com/mail/u/0/?ik=30ba802b12&view=pt&search=all&permmsgid=msg-f%3A1713988987898273757&simpl=msg-f%3A1713988987…
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Town of Springdale Mail - Friendly reminder :: General Plan input

Springdale Town <springdale@springdale.utah.gov>

Friendly reminder :: General Plan input
jonathan zambella
To: Springdale Town <springdale@springdale.utah.gov>
Cc: Tom Dansie <tdansie@springdale.utah.gov>

Mon, Oct 18, 2021 at 12:40 PM

My comments inserted below:
Sent from my mobile tether...please pardon my brevity...
On Oct 18, 2021, at 11:19 AM, Springdale Town <springdale@springdale.utah.gov> wrote:

YOUR INPUT IS VALUABLE!
It's that time again! The Goals for the General Plan are on display at the Canyon Community Center (126
Lion Boulevard, on the wall in the Performance Room). Come take a look and leave any questions or
comments that you have in the comment box next to the display. Any and all feedback is welcome and
encouraged!
In addition, a digital copy of the Goals are linked below for those that can't make it down to the Community
Center. Emailed comments should be sent to tdansie@springdale.utah.gov.
Public comments are due by Tuesday, October 19th. Thank you in advance for your time and interest.
ECONOMIC DEVELOPMENT
These are great ideas. I am unsure of any that have been attempted or implemented. Would highly encourage density
bonuses for multi-uses on VC and CC zones which include employee housing, retail, and or activities or visitor
experiences.
We should nix the over-budgeted unnecessary town history museum and use that money and space to otherwise develop
activity areas in town, and free wifi town wide

HOUSING
We need to think outside of SPringdale for employee and lower income housing. Businesses should have available tax
credits for providing employee housing between Virgin and Springdale.
Transient lodging facilities should be required to include at least 1 x Employee Housing Unit, and can receive a density
bonus of one more transient lodging unit for every 2 employee housing units on the property.
Springdale is not a rural residential community. It is a tourist town, but a well manicured one at that. On any given day
there are far more tourists in town than residents or employees. We need to plan with this in mind, Springdale will never
be a primarily residential town.

LAND USE & TOWN APPEARANCE
The town needs to implement a TDR program in this next implementation period of the GP.

https://mail.google.com/mail/u/0/?ik=a98e3f9bae&view=pt&search=all&permmsgid=msg-f%3A1713983908807711742&simpl=msg-f%3A17139839088…
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MUNICIPAL & PUBLIC SERVICES
We need less outlay of town budget on services that do not serve at least 60% of the tax base. No pool. No recreation
center.
NATURAL & CULTURAL RESOURCES
D2 is a violation of the public trust and should never be funded nor completed in the fashion it has been pursued in. The
residents of Springdale will never receive a benefit of this project and will have to pay for it into perpetuity.

PARKS, RECREATION, & THE ARTS
I do not believe a public pool or recreation center is worth the enormous cash outlay and residual debt, payroll, and
maintenance. To spend this type of money i would request it be put to the town as a ballot measure.
A performing arts center is outside the scope of the Town of Springdale. This would be best put in the hands of Dixie
State and the Amphitheater. This could then distract them from building a hotel!
PUBLIC HEALTH
Having a healthcare professional and pharmacy are worthwhile goals which serve the residents and also the visitors. This
would be best done in collaboration with Dixie State, university of Utah, so that a building, and staff housing could be built
on the amphitheater property!
TRANSPORTATION
Eliminate paid parking on public roads from 3pm to 9am, and reserve the only paid parking to the sections of SR 9 closest
to the park above the Cable Mtn Lodge.
Establish more in-town shuttles, at great frequency to and from the park entrance.
Immediately resolve the bike lane issue with UDOT and the Cable mtn lodge property so that the bike lane is more
obviously directed to the pedestrian entrance and not to the park gates. This should be addressed, re-striped, signed
before the 2022 season.
Many thanks for working on this project!
Jonathan Zambella
[Quoted text hidden]

https://mail.google.com/mail/u/0/?ik=a98e3f9bae&view=pt&search=all&permmsgid=msg-f%3A1713983908807711742&simpl=msg-f%3A17139839088…
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Darci Carlson <dcarlson@springdale.utah.gov>

Friendly reminder :: General Plan input
Thomas Dansie <tdansie@springdale.utah.gov>
To: Darci Carlson <dcarlson@springdale.utah.gov>

Mon, Oct 18, 2021 at 6:31 PM

---------- Forwarded message --------From: Lizette Byer
Date: Mon, Oct 18, 2021 at 4:36 PM
Subject: Fwd: Friendly reminder :: General Plan input
To: <tdansie@springdale.utah.gov>
Tom,
Thanks for the opportunity to comment on the GP goals. Please see my comments below:
Thanks,
Lizette
---------- Forwarded message ---------From: Springdale Town <springdale@springdale.utah.gov>
Date: Oct 18, 2021, 11:19 AM -0600
Subject: Friendly reminder :: General Plan input
YOUR INPUT IS VALUABLE!
It's that time again! The Goals for the General Plan are on display at the Canyon Community Center (126 Lion
Boulevard, on the wall in the Performance Room). Come take a look and leave any questions or comments that you
have in the comment box next to the display. Any and all feedback is welcome and encouraged!
In addition, a digital copy of the Goals are linked below for those that can't make it down to the Community
Center. Emailed comments should be sent to tdansie@springdale.utah.gov.
Public comments are due by Tuesday, October 19th. Thank you in advance for your time and interest.
ECONOMIC DEVELOPMENT
Re: General goal of supporting businesses that are not dependent on the tourism industry (such as agriculture). I’m not
finding anything in the sub-goals that reflect this?
Sub-goals A and E: We also need to diversify the types of businesses in town. We have more than enough gift shops and
not enough stores for locals to shop at. For example: movie theater, small department store or clothing stores that doesn’t
sell souvenir items, art & crafts supplies, office and stationary supplies, sporting goods (selling pickle ball, tennis, disc
golf, volleyball equipment for example).
Sub-goal B.3: Agreed. We need more diversity in the types of restaurants, cuisine, etc. that’s available in town.
Sub-goal D.4: Also encourage more restaurants to remain open year-round for the benefit of residents.
HOUSING
If Springdale is to retain its village atmosphere, the availability of affordable family housing should be addressed. We
should encourage families to live and work in Springdale.
LAND USE & TOWN APPEARANCE
Sub-goal A should be emphasized. SR-9 feels so much more like “hotel row” than it did even 5 years ago.

https://mail.google.com/mail/u/0/?ik=30ba802b12&view=pt&search=all&permmsgid=msg-f%3A1714005991985181962&simpl=msg-f%3A1714005991…
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I whole-heartedly support the goal of discouraging consumptive tourism. Should this also include a sub-goal of
encouraging non-consumptive tourism?
MUNICIPAL & PUBLIC SERVICES
Sub-goal B: Expand cellular service to all residential and commercial zones within the town boundaries— there are still
dead-zones in town and when wifi is down, this is a key infrastructure to keeping communication channels open,
especially for emergency alerts.
NATURAL & CULTURAL RESOURCES
Question: does recreational activities in the river through town, e.g., commercial tubing, have a negative impact on the
river
PARKS, RECREATION, & THE ARTS
Sub-goal A.6: Other “niche” amenities: miniature golf, climbing gym, fitness trail / par course
Sub-goal B and C: Encourage local artists to participate in open studio events

PUBLIC HEALTH
Sub-goal B: Encourage age and ability appropriate fitness classes to encourage our aging and retired residents to lead
more active, healthy lifestyles
Sub-goal C: develop a fitness trail / par course
Sub-goal D: Consider offering or supporting classes and workshops related to gardening and composting in the desert
Sub-goal E: 100% coverage of cellular service in all areas of the town is critical to emergency preparedness
TRANSPORTATION
Sub-goal A:
1. widen existing bike paths and consider establishing a physical safety barrier between the bike path and street
traffic (to make it safer for children and wobbly adults to ride bikes safely)
2. Establish a town bike-share program
Sub-goal B: expand the town shuttle route to service Virgin and Rockville
Sub-goal C.3. Shouldn’t the transit schedule be developed to support employee shift schedules and not the other way
around?

-TOWN OF SPRINGDALE UTAHTown Clerk's Office435.772.3434springdale@springdale.utah.gov
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Max Gregoric added 1 new comment on Housing Public Input.pdf
Max Gregoric October 18
As a fairly large employer with multiple employee housing units, I can tell you what has
worked best for us. Employees like to have their own rooms. The most sought out housing
are studios (obviously larger apartments would be better, but not practical for us). Dormitory
style housing leads to more transient type people, who generally have less respect for the
property and have zero community involvement. Possibly increase the number of unrelated
(whatever that means) people in a single house from 3 to 5.
We do not believe it's the government's (taxpayers) responsibility to provide local
businesses with housing. Therefore, future development should be required to provide
housing and that can't be converted to nightly rentals. This doesn't mean we are opposed to
public housing, at this point it is the only option that can't be taken advantage of by
developers.
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Darci Carlson <dcarlson@springdale.utah.gov>

Fwd: Comments for general plan
Thomas Dansie <tdansie@springdale.utah.gov>
To: Darci Carlson <dcarlson@springdale.utah.gov>

Mon, Oct 18, 2021 at 3:53 PM

---------- Forwarded message --------From: MaryJane West
Date: Mon, Oct 18, 2021 at 12:31 PM
Subject: Comments for general plan
To: Thomas Dansie <tdansie@springdale.utah.gov>
Public Comment for General Plan:
Economic Development: My concern for the economic development of Springdale and what I have seen with my 15 years
of living in Springdale is the loss of small retail shops. How can Springdale encourage independent retail shops? I would
like to also see Springdale push more arts related activities in Springdale. Zion Canyon draws a lot of artists to the area
and to be able to promote art and conservation of Zion Canyon would be a great. Art Festivals, Art tours. One of my
favorite events is the plein air festival in Zion Canyon. I also miss the amazing earth day festival, music festival, and art
festival that used to happen (I’m obviously a little biased as I do own a gallery, but when I go to other small eclectic towns,
I love visiting the galleries and shops in the towns.)
Housing: I would LOVE to see some more affordable housing in Springdale that is higher density. I feel like Springdale is
losing its sense of community because there is no longer a community that works and lives here.
Land Use and Town Appearance: Can the town add more benches and shade structures along SR9? More art along
SR9, I love the rusted turtles that were put in recently.
Municipal & Public Service: I would like to see fiber optic be available throughout town. I would also love for the overhead
power lines to be buried. Promote and encourage solar power throughout town.
Natural and Cultural Resources: I think a lot of noise from Springdale comes from the constant river of cars, buses, and
trucks along SR9. Would a slower speed limit reduce the noise? I find the biggest noise producers are actually the shuttle
buses, are there quieter buses?
Parks, Recreation, and Art Goals:
Adult fitness equipment in parks: As we don’t have a community gym and the park is being redone at the community
center, can the town look into outdoor adult fitness equipment for the parks. See attached link: https://www.miraclerecreation.com/product-category/adult-fitness/. I’ve seen these at parks in other towns and thought they are such a great
idea.
I would love to see more art and music related events in Springdale.
Bring back the earth day, support the music festivals, and have art festivals in Springdale.
Transportation Goals
I think there should be a traffic stop or something to create a break in traffic. I would also like to see either crossing
flags, or something similar for crosswalks. There needs to be more crosswalks as it is hard now to cross the street as
there are sometimes no breaks in traffic. If we are truly a pedestrian community we should make crossing a street easy
and comfortable. I have almost been run over numerous times trying to cross by the intersection of Lion Blvd and SR9.
There needs to be something there as it is a very dangerous intersection.
I would like to encourage Zion Park to keep the reservation shuttle system. I think this helped so much with traffic in
Springdale. When people knew they had a reservation for the shuttle they took their time in Springdale and spread out the
congestion of everyone entering Zion Canyon at 9am.

https://mail.google.com/mail/u/0/?ik=30ba802b12&view=pt&search=all&permmsgid=msg-f%3A1713996037919765446&simpl=msg-f%3A1713996037…
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Darci Carlson <dcarlson@springdale.utah.gov>

Fwd: General Plan feedback
Thomas Dansie <tdansie@springdale.utah.gov>
To: Darci Carlson <dcarlson@springdale.utah.gov>

Mon, Oct 18, 2021 at 3:53 PM

---------- Forwarded message --------From: Susan Rovira
Date: Mon, Oct 18, 2021 at 1:52 PM
Subject: General Plan feedback
To: <tdansie@springdale.utah.gov>
Hi Tom,
Re:Economic Development
This looks like a plan to bring in more visitors. We don't need to provide parking for buses and eateries for busloads of
people. Don't need more businesses. Don't need to tell businesses how late they should be open, or be open all year.
The more we try to accommodate the overwhelming number of visitors, the less livable our community becomes, and the
more the park is degraded. The design standards ordinance is a good idea.
Re; Mountain biking. (Transportation)
I was disappointed when I saw the new trail that was built on the Paiute land very recently. It is clearly designed for
mountain bikes (volunteers were not advised of this), as it winds all over what was a pristine hillside with a high
concentration of lichened boulders and more claret cup than I have seen anywhere near town. The twists and turns are
not reinforced with rock walls to prevent erosion, which I expect will be extensive. The "social trails" that hikers have
been using on the same area of land are much more carefully used and unobtrusive. I oppose promoting Springdale as
a mountain biking destination. Many in the mountain biking community are lobbying for unrestricted access to public
lands. Here in Utah they have plenty of friends already.
Re:Municipal services
Enforce the prohibition on lawns. New properties are installing them Have you seen Navajo Lake lately? Our water rights
are not going to matter when there is no water.
Road maintenance is a basic service that towns usually provide. Springdale has chosen to make new developments build
and maintain their own roads through HOA's. So we have a multitude of local "governments" that require their small
memberships to vote to raise the money by taxing themselves. In my neighborhood they choose not to! This makes for
unhappy nieghbors who don't like each other. Pleas stop doing this to people!
A new center for performing arts?
You could clearly afford to maintain our roads.
I could go on, but I will spare you. Thanks.
Susan Rovira

https://mail.google.com/mail/u/0/?ik=30ba802b12&view=pt&search=all&permmsgid=msg-f%3A1713996071976537480&simpl=msg-f%3A1713996071…
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Hans Dunzinger October 18
Economic Development.
A1/2 the town wants to attract and maintain independent businesses but is thinking on changes that
would make it more difficult, expensive and restrictive on new construction.
A3 most restaurants in town have a hard time filling positions. (cooks, servers, dishwasher) So asking to
stay open longer is kind of wishful thinking. As an example, and per Mike Marriott's own words,
Switchback, Olivia(?), Jacks are closed 2 days a week all season long because of lack of employees
B3 Development of more restaurant, other shops. Planning Commission and Town Council should look
into the challenges of building and opening a restaurant, art gallery or other type of shop (dollar
investment, complying with town ordinances, employee challenge, construction challenges) in order to
facilitate such investments and not add more burdens to the project.
I strongly believe we should offer more options to locals and tourists. Small stores, art galleries and
restaurants, coffee shops, maybe a local bakery (see Park City, Jackson)
With ordinances as they are today, (parking, setbacks, height, size and other requirements) it makes no
sense to me, having land on SR9 in village commercial zone, to start that type of project.
I few months ago I talked to Tom about this and outlined my view on this.
E Maybe a walking only part of town, say from 5PM till midnight? This could be either where Oscars is or
come to an agreement with the Palmers who own the land and shops to create a new downtown
towards the river?

To: Tom Dansie, Mayor Smith, The Springdale Planning Commission and the Town Council
RE: GENERAL PLAN: Housing Goals
The General Goals and Sub Goals in the General Plan under Housing Goals is entirely out of
date. We need to recognize what Springdale is and what it isn’t. Although it would be nice to be
able to house a diverse community in Springdale, with the limited amount of land available and
the ordinances that require ¾ acre lots in residential areas, there will never be “diverse” types
of housing. As a professional in the Real Estate industry for over 20 years, I see the same
problems facing towns and cities all over the state of Utah. I read every article that crosses my
desk about housing nationally and regionally. It’s almost impossible to regulate housing to
accomplish the goals laid out in the Housing section of the General Plan. I have identified below
some of the goals that are currently unattainable. We need to spend our efforts instead on
goals that can be reached.
1. We are not primarily a “rural residential community,” as stated in Sub-goal 1. We have
over 4.5 million tourists come through our town each year and only 600+ residents,
some of which are part-time residents. We are more accurately defined as a gateway
community to a National Park.
2. Currently, there is no zone for multi-family housing. The only zone this type of housing
where, (other than duplexes), it can be developed are the Commericial zones. Anyone
who owns or purchases property in the commercial zones, because of the sky-rocketing
value of Commercial property, will not be motivated to develop any way other than the
way they can quickly recoup their investment. There needs to be a zone specifically for
multi-family housing.
3. We tried “affordable housing providers” and found many unintended consequences.
This is not an answer.
4. Some of our business people have acquired housing or built housing for their
employees. This should be applauded and incentivized. Maybe the Town should build
some housing for its employees on land owned by the Town of Springdale. There could
be multi-family units, for instance, built on the newly acquired parcel next to the River
Park. There are more visitors that use that park than residents.
The problem of affordable housing is nationwide. It exists everywhere. Very few municipalities
have found sustainable answers. Real Estate values are only going to continue to increase and
the land in Springdale is very limited, making it unlikely that the stated Housing Goals in the
General Plan will ever be realized.
Respectfully,
Kristi Staker

From: Louise Excell
Date: Fri, Oct 22, 2021 at 8:39 PM
Subject: GP Comments
To: tdansie@springdale.utah.gov <tdansie@springdale.utah.gov>
Economic Development:
•

•

•

Newspaper articles, picked up by national syndications, reporting on long-time
Springdale employees living in vehicles is not good for economic development or
any other aspect of life in Springdale. If you want businesses to flourish, to stay
open later, they need more employees and those workers need places to live.
Enough with the transient lodging.
Turning Lion Boulevard into large vehicle parking has created an eyesore, not to
mention public safety issues. You want Lion Boulevard to remain
residential/mixed use, you won’t allow zone change, so let me ask you: would
you build a house on Lion Boulevard with motorhomes, travel trailers, and buses
parked in front of your house?
It’s fine to use RAP funds for public amenities and streetscapes, but don’t do it at
the expense of cultural life. Why not use funds from the scads of money
Springdale makes from public pay parking to fund streetscapes?

Housing:
•

See first bullet in Economic Development.

Land Use/Town Appearance:
•

Support rigorous design standards for commercial and large residential
development on SR-9, in spite of a benighted mayor and town council.

Municipal/Public Services:
•
•
•

Don’t keep water rates so low that people overuse it.
Install electric vehicle power stations, please.
Emphasize “community policing” over confrontational and militarized mentality in
the police department.

Natural/Cultural Resources:
•
•
•

Encourage Zion National Park to acquire quieter shuttle buses.
Prohibit buses and delivery trucks from idling engines needlessly.
Discourage scenic overflights by helicopter and small fixed-wing craft.

•

Please get genuinely dark-sky amenable street lights; the current “new” ones are
absolutely ugly, too tall, and absolutely too bright. Use the relocated street lamps
along Lion Boulevard as a model.

Parks/ Recreation/Arts:
•
•
•

Support Zion Canyon Mesa for housing resident artists instead of launching your
own competitive program.
Explore a way to partner with Zion Canyon Mesa to apply for capital grants
through Greater Zion funding.
Stress the development of “cultural tourism” to complement recreational tourism.
It earns hundreds of thousands of dollars in tax revenue in other communities
(examples: Tuachan and Utah Shakespearian Festival.

Public Health:
•

Subsidize the return of a Farmers’ Market. Good for health and good for town
atmosphere.

Transportation:
•
•

Complete the pedestrian-cycle trail system from the park to Rockville and
beyond.
What does “transit service to nearby recreation destinations” mean? Isn’t that
what the local outdoor companies do? Why should the town compete with local
businesses?

Thank you.

