Memorandum
To:
From:
Date:
Re:

Town Council
Thomas Dansie, Director of Community Development
January 7, 2021
Conditional Use Permit: Transient Lodging Facility at 1066 and 1082 Zion Park
Boulevard

Executive Summary
Chance Wright and Dusty Wright have applied for conditional use permits for transient lodging at 1066
and 1082 Zion Park Boulevard. The two applications are on separate properties, and each can be
developed independent of the other (subject to a proposed lot line adjustment between the two
parcels). However, they are being presented together as a combined project. Both properties are in the
Village Commercial (VC) zone. Transient lodging is allowed as a conditional use in the VC zone.
The property at 1066 Zion Park Boulevard is currently developed with a single family residence. The
structure is one of the oldest residential buildings in Springdale. However, it has fallen into disrepair. The
proposed project will replace the existing residential building with a new building that contains three
transient lodging units (three one-bedroom rentals), and two retail spaces.
The property at 1082 Zion Park Boulevard is currently undeveloped. The proposed project will add a new
building with three transient lodging units (one rental unit with three bedrooms).
Parking for both properties will be contained on the respective properties. However, they will share a
common access and driveway. This is allowed under a common parking agreement pursuant to section
10-23-8(B).
Both properties are undersized for the VC zone. The minimum lot size in the VC zone is 0.5 acres. Both
lots are less than 0.5 acres in size. Section 10-11B-4 states that lots created prior to 1992 will not be
denied a building permit based solely for the reason of nonconformance with lot area requirements.
Therefore, the lots may be developed in their undersized condition as long as all other land use
standards are met.
The purpose of conditional use permits is to analyze the potential impacts of a proposed use on
surrounding properties, and to determine what reasonable mitigating conditions (if any) are necessary to
attach to the use. Sections 10-3A-3 and 10-3A-4 of the Springdale Town Code contain standards for
evaluating the potential impacts of conditional uses on surrounding properties. Pursuant to section
10-9a-507(2) of the 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 there are no reasonable standards that can be imposed to mitigate the potential impacts of
the proposed use such that it complies with the standards, then the Town may deny the permit.

Applicable Code Sections
The Council 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 the 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 required that mitigate or eliminate the
detrimental impacts (see Utah Code 10-9a-103(13) and Town Code 10-3A-1). The Town has established
standards in the ordinance to evaluate the potential impacts of conditional uses, and to determine
whether or not a proposed use is compatible with the surrounding areas. These standards are found in
sections 10-3A-3 and 10-3A-4 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.
The applicants have submitted conceptual plans showing the proposed development. The applicants
have indicated these are conceptual only to show how the properties could be developed in compliance
with applicable land use ordinances. If approved for a conditional use permit the applicants will refine
the plans for a formal design / development review.
The Planning Commission performed a preliminary land use and zoning review of the applicants’
conceptual plans to determine if the proposed development of the transient lodging facilities on each
property is in compliance with all land use standards. The Commission found the plans are generally in
compliance with the applicable land use requirements. The Commission appreciated the inclusion of
retail spaces in the proposed buildings.
However, the Commission expressed concern about the floorplans of the units which indicated there
may be more bedrooms (and therefore transient lodging units) proposed than what the VC zone allows.
The Commission gave the applicants direction on how to refine the final plans when they are presented
for DDR to ensure the transient lodging unit count is in compliance with the standards for the VC zone.
The proposed use shall not unreasonably interfere with the lawful use of surrounding properties.
The surrounding properties are used as follows:
North: Hotel in the CC zone.
West: Vacant land zoned PU (Public Use).
South: Short term rental unit (transient lodging) in the VC zone.
East: Residential and retail in the VC and CC zones.

The proposed transient lodging use is situated in an area already heavily developed with transient
lodging and other commercial uses. The addition of six transient lodging units on the subject properties
is unlikely to unreasonably interfere with the lawful use of the surrounding 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 reminded the applicants 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 is not immediately adjacent to a residential zone.
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.
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 concept plans for the proposed building on 1082 Zion Park Boulevard has entrances and balconies
facing toward the interior of the project. The concept plans for the proposed building on 1066 Zion Park
Boulevard has upper balconies with hot tubs that face the property to the north (used as a hotel).
However, the property to the north is significantly higher than the subject property. The portion of the
property to the north immediately adjacent to the proposed balconies is used as a parking area. It is
unlikely the balconies as proposed will have a negative impact on this property.
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.
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 not submitted details on lighting. During the Design/Development Review the
proposed project will be reviewed for compliance with the Town’s lighting standards.
Planning Commission Action
The Commission found the proposed transient lodging facilities meet all the land use requirements for
conditional use permits. The Commission recommended approval of the conditional use permits. The

Commission emphasized the approval is for three transient lodging units on each property only, as
regulated by the definition of “transient lodging facility” in the Town code which stipulates each
bedroom is counted as a transient lodging facility. The Commission included two conditions in their
recommendation of approval:
1. Outdoor lighting must be designed such that the light source is not visible from off the property.
All lighting must use full cutoff fixtures with light sources 3,000 degrees K or less in color
temperature.
2. The applicant is aware of and will abide by the Town’s noise ordinance standards that pertain to
transient lodging.
A copy of the Commission’s recommendation is included in the Planning Commission meeting minutes
attached to this report.
Town Council Action
The Council should determine whether or not the two proposed three-unit transient lodging facilities
meets the standards in the Town Code. The Council 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?

The Council may wish to use the following sample language when making a motion:
The Town Council approves/denies the conditional use permits for two three-unit transient
lodging facilities at 1066 and 1082 Zion Park Boulevard. This motion is based on the following
findings:
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