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intro d uc ti on :

I have come to these town meetings for almost 3 years—and I have never spoken at length
about anything. I will warn you however that this time I have many things I need to say
before the town council votes on the matter at hand: regarding my request for a Conditional
Use Permit for Transient Lodging (C.U.P.) at 1200 Zion Park Blvd.
Most people in Springdale don’t know me personally—nor for that matter do they really
know much about me. By this point most people have heard some things about me—but
perhaps I can clear up a few things.
The first thing you should know about me is that I love Zion. The Zion area is super
important to me and I am drawn back here again and again. I am a very active explorer of
the Greater Zion area and I hike hundreds of miles here on any given year. So I speak as
someone who appreciates this land, for what it means to me personally, as I come to enjoy
nature in this special place. Zion is a place I come to find renewal and to feel alive again after
the grind of running my businesses. There is just something magical about this place that is
unlike any other I’ve visited.
I try to give back to Zion: I volunteer a minimum of 4 hours a month picking up trash along
the trails in Zion. I believe in the mission of Zion, and for me picking up garbage each
month is just a way for me to say “thank you” to the area and to give back in a small way.
Additionally: I really like this town. I have been coming to Springdale for 25 years—the first
time I visited here was during a trip to hike the Narrows from the top-down. Upon entering
Springdale I could immediately sense this town was different than most towns in Utah. And
that it was very special. And I still feel that way about this town well over 2 decades later.
I also want to acknowledge up front here: the job you do as town council members, as well as
the job that the town planning commission performs, is a tough job with so much to balance,
and I respect the difficulty in that. I recognize that you are here to serve the community—
that is to say your job truly is a service to this town. I am aware that you work tirelessly for
this town and are a force for good in keeping it a special place.
*********
For careful observers of how I have operated in Springdale over the past 3 years, you will
notice several patterns about which I am very consistent:
• I have never come into your town, a town that I respect and care about, and asked for

anything that doesn’t fit in the pre-set ordinances and town codes. I don’t ever bring
proposals to the town for things that don’t follow the town code: I only submit plans
that are within the parameters of the existing, written town ordinances. And I am never
looking for a way around the town code.
• I have never asked to change the makeup and districts of your town—and what I mean
by that specifically is that I have never requested a re-zone. I respect the way the town is
laid out—and I don’t want to change that. Anything I have ever submitted to the town
complies with the current applicable zoning.
• I buy what happens to be very expensive real estate in the proper town jurisdiction zones
for transient lodging, and then I go through the necessary town approvals. I build and
rent only after I have received proper clearances from the town. I don’t do illegal transient
lodging like those I often see listings for on the internet for Springdale homes. They are
not in the correct two zones for transient lodging and they have not received the proper
C.U.P. approvals. Nor do these illegal renters pay the taxes and building permits that
I pay. I follow the established rules and pay the building permits, fees, taxes, etc. while
those that operate illegally skirt these taxes that go to the town, county, and state to
improve infrastructure for everyone. I play by the rules. I always go through the front
door—I am not looking for back-door ways to circumvent the established system.
• I have never submitted plans to your town that don’t meet the current code—which
would include the plans that I have submitted for the C.U.P. that I am requesting. Town
staff has acknowledged that the plans I’ve submitted do in fact meet the town code at the
time I submitted my completed application packet for the C.U.P.
• Y
 ou will notice that I also build to the plans that I have submitted. If you go look up the
plans I submitted and got approved to build for LaFave—they are what we built for that
project. In short, I build to my submitted plans.
• Y
 ou may also note that I have chosen a builder who has an established reputation for
building to town code. I selected Mark Fahrenkamp for essentially 2 reasons: 1. He is
fine builder who has excellent finished product and 2. He is known around town hall
as someone who does not take short cuts or tries to circumvent the established town
building codes. After 3 years of working with Mark I have never had a single instance
where Mark has deviated from following the code.
• I try to lay low. I don’t like to draw attention to myself in general—and especially in
Springdale. I come to Zion to relax and enjoy this beautiful area—not to be a big
personality about town. I am not here seeking attention for myself, nor am I trying to
upset people or make enemies. In fact there are many people in town that I consider
friends. As I said before: I respect this town and I really enjoy coming to Zion and
Springdale. I go out of my way to be a good neighbor and establish goodwill.

However with my recent purchase of the Trees Ranch I have come to realize that this
has raised my public profile around town and therefore I have stepped out of my shell a
bit and reached out to communicate my plans to concerned town citizens and the elected
town officials. I would prefer not to do this—however it has become apparent that I need
to communicate my plans for the Trees Ranch as there are a lot of misconceptions (false
rumors) currently being spread about me and my intentions for this property.
For anyone who has visited with me and spoken to me about the Ranch, it should be
readily apparent of my love for that land. I was carefully vetted by Vulcan for nearly half
a year before I made that purchase. They know that I love this place and do not have any
intention of ruining it.
• I n summary, I am not here to change the town—I am here to appreciate and enjoy this
place. I want to be a net positive force for good in this town and be a part of this vibrant
community. Springdale is a special place, a fun place, a town that serves a vital role as the
gateway for one of the most important places in the United States. People literally come
from all over the world to see this magnificent landscape. I want to be a small part of this
magical place.
*********
I am a businessman—but like Paul Allen, I am also an environmentalist. 7 years ago I started
what is now the 5th largest solar company in the nation, and from the efforts of my company,
among other things, we have offset over 3 billion pounds of coal. That is to say: we have
prevented a whole lot of dirty carbon-based energy that would have otherwise been burned
to produce power—but instead it has been offset by clean, renewable energy from the sun.
This is something about which I am very passionate (and proud). Currently every week we
install hundreds of new solar systems on homes all over the U.S. Every solar array we install
is the equivalent of taking 2 cars off the road as far as CO2 emissions saved. In short, it’s a
big deal for the environment.
Knowing that, it is always a bit shocking for me to hear in Springdale that I have been
labeled a “developer.” I do not consider myself a developer because I have built some
vacation rentals. I consider myself an entrepreneur who solves problems.
In fact I would even say I have solved a problem with the units that I have built at LaFave
villas: many families, such as my own personal family, do not want to be broken into two
groups and have to get two hotel rooms when they go on family vacation. Instead these
families and groups would prefer to gather in one house together and be in the same unit for
their vacation so they can spend time together, cook together, and gather together. Groups of
friends often have the same concerns: they don’t want their party split up into multiple rooms
but prefer to be gathered in the same rental unit.

If you were to talk to my guests and read the high-rated reviews that we regularly receive
you would see that we have EXTREMELY satisfied guests with the LaFave experience. My
guests almost always say something to the effect that my units are the best vacation rentals
they have ever stayed in, and that they loved their Zion experience overall, and that they
want to come back. And this is despite the ongoing construction at LaFave and the fact that
my swimming pool is still not finished. I only expect our guest satisfaction to go up when
construction is completed shortly.
Many people in town have approached me unprompted to tell me how much they like my
buildings at LaFave and how they contribute in a positive way towards town. Also I have had
a few of the planning commissioners from the former planning commission (from when my
plans went through for LaFave) tell me that they really liked how my project has turned out.
Recently LaFave was named one of the best places to stay in Zion by Condé Nast magazine.

L A F AV E L U X U R Y V I L L A S

L A F AV E L U X U R Y R E N T A L S
M Y S T E R Y FA L L S V I L L A

L A F AV E L U X U R Y R E N T A L S
E C H O C A N YO N V I L L A

L A F AV E L U X U R Y R E N T A L S
T H E S U B W AY V I L L A

m y a p p li c at ion f or a c onditiona l u s e p er m i t f o r

1200 z i o n pa r k blvd :

So with that as a background on me and my feelings about Zion and Springdale—I would
now like to address the town council specifically on the matter of the Conditional Use Permit
(C.U.P.) that I am seeking for 1200 Zion Park Blvd.
Regardless of personal preference for my project there is a rule of law that we must abide by.
And simply put: the plans I have submitted for this Conditional Use Permit application do in
fact abide by the current town code when I submitted my completed application packet.
There may be a few members of town who disagree with my submitted plans—but I am
simply calling attention to the fact that my plans do meet the code. That should be all that
matters—not personal opinion, not personal feelings, and not subjective viewpoints about
transient lodging units.
The Springdale town staff is very thorough and professional. Tom Dansie and his staff are
extremely competent and know the town code backwards and forwards. And if you closely
read the staff write-up for my C.U.P. application you will notice that the town staff didn’t note
anything specific as to how my C.U.P. failed to meet the town code. Or put another way: the
town staff did not have any real objections about my C.U.P. application compliance.
The town staff did have a few small recommendations such as putting up a 6-foot privacy
fence (which by the way: I already had a privacy fence called out in my submitted plans). I
mentioned in the August 18th Planning Commission meeting that I am more than happy to
meet the requested suggestions from the town staff. As I have said before: I want to be a good
neighbor—I am more than happy to put up a privacy fence. And quite frankly: my guests
want their privacy as much as the residents want theirs—so this is not a problem at all.
The only feasible argument that could be formulated against the granting of my C.U.P.
application would be that my plans unreasonably interfere with the lawful use of my
immediate neighbor’s property. However, my plans do not unreasonably interfere with their
property—there is nothing I have proposed that rises to a level of interference that would
justify rejecting my C.U.P. Furthermore, I have met with my immediate neighbors in Gifford
Park and they have stated they do not oppose my plans here at 1200 Zion Park Blvd.
Also it should be noted: I spoke with a member of the Gifford Park H.O.A. on September
27, 2021 who told me that the H.O.A. board of Gifford Park voted in 100% unanimous
approval of my project in their most recent H.O.A. meeting.
So there might be members of the community who are opposed to my project (who may be
just opposed to development in general)—but what matters: the neighbors that my property
directly abuts are not in opposition to my plan.

*********
At the recent planning commission meeting on August 18th I was surprised to see the
Springdale Planning Commission not following their own stated process for zoning in the
Village Commercial zone. Specifically there are 6 general items that must be looked at and 1
specific standard for Village Commercial Zone that must be reviewed for granting a C.U.P.
in this Village Commercial Zone. And unfortunately most of the debate in that meeting did
not focus on these 7 items, but instead focused on the individual Planning Commissioners’
personal opinions and feelings about my project.
I, along with several others, did not feel that the Planning Commission strictly followed the
town code guidelines for issuing a conditional use permit.
It is extremely confusing to submit plans to the town and have the plans shot down simply
because certain individuals don’t personally like the plans, the design, or the intent (in this
case transient lodging).
Personally it baffles me when I get hostility for building to the code that has been passed. I
could understand frustration if I was NOT building to code or the regulations, or if I were
doing illegal rentals—that would be logical—but when I am building to code and following
the rules, I would expect a favorable response.
I heard many arguments against my plan at the Planning Commission meeting on August
18th that quite frankly stunned me. Many of these arguments were not in accordance to
the legislative matter at hand—which is simply this: does my submitted plan meet the 7
guidelines as outlined in the Springdale Town Code for the granting of a Conditional Use
Permit? And if my plans meet these 7 points, then I should be granted the C.U.P.
And I say this respectfully—because as I stated at the outset of my remarks—I do in fact
believe that the town council as well as the planning commissioners have an extremely
difficult job (and an often thankless job at that). So I want to be super clear here that I mean
no disrespect to the town Planning Commissioners in my arguments that follow.

r ea s o ns s tated by th e planning c o m m i s s i o n f o r d eni a l o f m y c . u . p . a nd m y
r ebu t ta l to th os e points :

The following are some of the reasons that I heard from the August 18th meeting as to
why the Planning Commission voted down my C.U.P. application. After I list these points, I
will then counter with my arguments on why I, along with many others, believe my C.U.P.
application should be approved.
• S
 ome of the Planning Commissioners didn’t like that I had 2-story buildings in my
plans.
My answer to that is very simple: 2-story buildings are allowed by our town code. As long as
I submit a 2-story building in the Village Commercial zone (that is not over 26 feet tall) then
this is not a reason to reject the C.U.P.
It is illogical that I should not be allowed to have 2-story buildings on the property when 1.
It is allowed by code and 2. There is already a 2-story building sitting on this property in
question (and has been there for decades)—and this 2-story building is currently used for
transient lodging with a C.U.P. permit.
• One Planning Commissioner felt that my plan was “high-density”.
The plan I submitted for my C.U.P. is within the specifications of the town code. If I didn’t
meet code, then I would not have applied for a C.U.P. My plan definitely meets the town
code tolerance, and the town staff noted this in their written report.
Now, certain planning commissioner(s) may personally believe that my proposed C.U.P. is
high density—that is personal opinion—but the town code 100% does not agree with them.
My C.U.P. application was appropriate for the town code as written—there is no question
about that. However in the motion from that August 18th meeting that passed one of the
commissioner’s stated objections was that my CUP was too high density and didn’t follow the
“spirit” of the Village Commercial zone. That simply is not true based on the town code.
If the town does not follow the town code as written, then I have to ask: what is the point of
even having a written town code if we don’t all follow it?
• This same Planning Commissioner felt my entire plan was not in accordance to the
“spirit” of the community, the Village Commercial zone, and to Springdale in general.
I found this argument to be extremely vague and not conducive to deciding the matter at

hand which was specifically if my C.U.P. met the 7 conditions in the town code. Indeed
throughout the entire night’s meeting on August 18th I noticed that very little focus was spent
on the matter of the C.U.P. application and if I met the 7 specific requirements as outlined in
the Springdale Town code. Further, these same plans already passed at LaFave and are part
of the town, so therefore inherently meet the “spirit” of the community.
• Another stated objection was that transient lodging was not intended for this Village
Commercial zone and the charge was brought up again that my plan was high-density
and should not be allowed in this area.
My counterargument for this is very simple. It is extremely hard to argue that this zone was
“not intended for transient lodging” when directly across the street from this property is what
is commonly referred to as “hotel row” in Springdale: namely the Hampton Inn, the large
new Marriott hotel, as well as the very large Holiday Inn Express. I mean if there was ever a
zone in town for transient lodging: this is it. There are literally hundreds of transient lodging
units immediately across the street from 1200 Zion Park Blvd. Furthermore there are also
two other vacation rental transient lodging projects located just a few hundred yards from
1200 Zion Park Blvd: the Watchman Villas and LaFave luxury villas. And just in the past 3
weeks my next door neighbor at the Bit & Spur has been permitted to do transient lodging.
So I am literally surrounded by transient lodging at this property. It is everywhere I look. So
it is impossible to accept that this zone is “not intended for transient lodging”. The purpose
of the commercial zone is to establish the area where you are allowed to have transient
lodging.
Also if this zone was not intended for transient lodging then why was this exact lot (1200
Zion Park Blvd.) already approved for a C.U.P. do to transient lodging? To be more clear: this
Planning Commissioner was arguing that I should not be allowed to do transient lodging on
a lot that is currently approved and doing transient lodging. It is illogical to ignore town code,
but instead block a proposal based solely on personal feelings and opinions—not the actual
written and approved town code.
Also I would like to note: the building plans that I submitted for 1200 Zion Park Blvd are
exactly the same plans that I submitted and received approval for at LaFave. So again, I say
respectfully: it is hard for me to accept that this is “not in accordance with the spirit of the
Village Commercial” when I have already submitted these exact same building plans and
they were accepted not just 150 yards to the south of 1200 Zion Park Blvd.
We have 2 commercial zones in town for transacting commercial activity. That’s exactly why
these zones were created. And one of the accepted uses for commercial activity (by code) in
these two commercial zones is transient lodging. The town code is very clear on this matter.
And my application for a C.U.P. meets the stated requirements for a conditional use permit
in the Village Commercial zone.

All I am requesting is that the town council members look at my application with an open
mind, putting aside any potential prejudices against transient lodging and basing their
decision on my designs for my buildings by adhering to the code to determine if I meet the 7
specific written town code conditions for issuing a conditional use permit.
• Other objections I received: that I had basements in two of the three buildings in my
plans and that I have a swimming pool.
My response to this: sorry, but this is not at all a reason to deny a C.U.P.—basements and
swimming pools are not against the code. Also these are more of Design and Development
Review stage questions anyway—not a C.U.P. issue. Even at the D.D.R. stage: basements and
swimming pools are not against the town code. I was puzzled to hear so much talk of these
two items at the meeting in relation to me getting a C.U.P. for this property.
• There was also a fair amount of concern about my proposed parking lot for the
project at 1200 Zion Park Blvd.
This was also very surprising to me for many reasons. First and foremost: people coming
to Zion are not walking here—they all drive and they all need somewhere to park their
vehicles. When I went through the LaFave luxury villas approval process there was much
consternation among the planning commissioners that my parking lot at LaFave was not
large enough (I later enlarged it based on their feedback). This time however there was
concern that my parking lot at 1200 Zion Park Blvd was too large. And they didn’t like that it
was along SR-9—even though if I placed the parking lot in the back of the lot or along the
residential area to the north that would have also been of concern (in fact, that concern was
voiced by a few residents in Gifford Park that they did not want my parking lot next to their
homes). If you examine my plans closely you will note that we took great care in designing
the parking lot to preserve the 80 year old Redwood tree located here as well as protecting
the two large 60+ year old pecan trees.
We have to have a parking lot. It has to go somewhere. People have to have somewhere to
park their cars—and besides, it is required by code. Even if I didn’t want a parking lot, I could
not get a permit to build without one because it is mandated by town code. And the current
placement of the parking lot on my plans makes the most sense (by far) to avoid bordering
the residential area.
• Another complaint that I heard in that Planning Commission meeting on August 18th
was that some of the neighbors had concerns about my plans.
A resident of town may submit a letter of concern or complaint—but that does not
invalidate my property rights. And if a citizen writes in to protest a proposed development

that does not constitute a reason to deny a project—the resident must specifically show how a
project does not meet code—or they must show how a potential project materially interferes
with the lawful use of the immediate neighbors’ properties.
If you read these neighbor’s letters closely the major concern is about what is happening at
the site and wanting more information—but they were not expressly against my proposal.
More importantly, there were no complaints of code violations in my plans. Since that time I
have been able to meet with these concerned neighbors and the H.O.A. of this sub-division
and they actually support my plan. And most importantly: the neighbors that touch my
property—the ones that I would directly affect—are not opposed to my project.
• Some of the Planning Commissioners judged my plans off of the current town code
(not the older code that should be used from the time of my submitted completed
application packet).
I was very surprised to hear the Planning Commissioners in the August 18th meeting
repeatedly debating and discussing my proposal based on the new town codes for building
when they had clearly been notified (and even corrected in the meeting by the town staff)
that my C.U.P. application was NOT under the new town code—but rather my application
was vested in the previous ordinances for when I submitted my application. This is state
law and is not a matter of debate (that I am vested into the ordinance for when I
submitted my completed application packet). But over and over again in that meeting I
heard the planning commissioners looking at and debating my C.U.P. proposal based on the
new ordinances which I am not subject to follow based on when I submitted my completed
application packet.
• One of the Planning Commissioners pointed out multiple times in arguments and even
in the final motion that passed that there would be much more traffic going from 3
transient lodging units to 13 units.
My rebuttal: that is extremely misleading. The truth is there will now be far LESS traffic
at 1200 Zion Park Blvd without a retail store (Frontier Plunder). There is no question that
there will be far less traffic with transient lodging vs. a retail store. People come in and out
a few times a day at most with these types of rental units. I know from my units at LaFave
that many days our guests never drive in or out of the property: they take the shuttle up
into Zion by day and then when they return they walk to a restaurant—or they cook in the
units. There is very little traffic flow in and out of our parking lot. Whereas in a retail store
hundreds of cars will pass in and out of a store parking lot on any given day. So I found this
argument very misleading because the Planning Commissioner focused on the increased
traffic from the new transient lodging units while completely ignoring the fact that the retail
operations will be dissolved, which will dramatically decrease traffic to this property.

When I met with the residents of Gifford Park this point was something that they
immediately understood: that my plan will actually bring in less traffic than was previously
experienced on this property because the retail operation will close.

c lo s i ng :

In closing, I am not asking for special treatment—all I am asking for is a fair hearing before
the town council meeting on November 10th. I am simply requesting for the town council
to objectively look at my C.U.P. application and then determine my application status based
on the code. If I meet the 7 qualifying standards for a conditional use permit, I should be
granted it.
I respectfully ask that the town council not evaluate my proposal based on their feelings or
opinions, but rather the specific town code that is relevant for my conditional use permit
application. I would also kindly request that the town council keep it focused on the facts
and the ordinances and not cloud the issue with feelings and personal opinions regarding my
project.
Thank you for your consideration,

Ryan Lee

