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Transient Lodging Overlay Zone Request - Worthington Gallery, 789 Zion Park Blvd

Kathy LaFave, representing the Worthington Gallery, has requested a zone change from Central
Commercial to Central Commercial - Transient Lodging Overlay on property at 789 Zion Park Boulevard.
The requested zone change would allow the addition of four Type Two transient lodging units on the
property.
The Town Council adopted the Transient Lodging Overlay (TLO) zone in July of this year. The TLO zone
classifies all transient lodging into two types: Type One lodging is traditional hotel style lodging, Type
Two lodging is short-term rental style lodging. The TLO zone enacts new regulations and requirements
for each type of lodging. It also limits the Town to accepting a total of five applications for the zone each
year. The applicant’s is the first application received under the new ordinance.
The Commission should review the proposed application to determine if it complies with all the
standards required for Type Two transient lodging in the TLO zone.
Additionally, because the applicant’s request is a zone change, all the Town’s existing policies regarding
zone changes apply to the application. The Commission should review the application in light of these
policies. These policies include:
-

Section 10-3-2(A) of the Town Code.
Section 10-3-2(B) of the Town Code.
General Plan, Land Use Sub Goal C.
General Plan, Land Use Sub Goal G.
General Plan, Economic Development Sub Goal A.
General Plan, Economic DEvelopment Sub Goal I.

Based on the review described above the Commission should make a recommendation to either approve
or deny the applicant’s requested zone change.
Applicable Ordinances
The Commission may wish to review the following code sections prior to the meeting:
-

Section 10-3-2: Amendments
Chapter 10-11A: Central Commercial zone
Chapter 10-13F: Transient Lodging Overlay zone (reference Ordinance 2022-09, attached)

Background
The subject property measures 0.52 acres. It is
located in the CC zone. Current development on
the property includes a single-family residence
which has been converted to a commercial use
(gallery), large gravel parking area, and several
storage sheds. The existing single-family
structure on the property is one of the oldest
structures in Springdale. It had a large addition
completed on the back of the building in the last
10 years. The gallery use on the property
includes a large open air display in the front yard
area.
The property gains access directly from SR9, a
public street. The property is currently two
separate legal parcels (parcels S-4-A-3 and
S-4-A-4) developed as a single development
project. The applicant plans on combining the
parcels into a single legal parcel as part of the
proposed development.
An overhead powerline runs across the back of
the property. The applicant plans to place this powerline underground (this will also require putting the
power underground on the adjacent parcels.
Applicant Proposal
The applicant’s request is to add four Type Two transient lodging units to the rear of the property in the
area where the storage sheds are currently located. The storage sheds would be removed from the
property. The transient lodging units are proposed to be marketed to artists whose work is displayed at
the gallery, longtime customers of the gallery, and the general public.
The proposed development includes two buildings, each containing two rental units. Each rental unit is a
one-bedroom unit with a kitchen and living area. The applicant’s submittal indicates the units will be
limited to two occupants maximum.
The applicant’s submittal includes a preliminary assessment of compliance with land use regulations (eg.
landscape area, parking, etc.) These will be verified during the DDR process for the new development,
should the TLO zone be approved.

Compliance with TLO Standards
The following chart summarizes the applicant’s proposal with respect to the standards for Type Two
transient lodging in the TLO zone.
Standard

Proposal

Comments

Mixed use: Properties used for
Type Two transient lodging must
include a non-lodging use. The
amount of area required for the
non-lodging use depends on the
number of lodging units on the
property. A property with
between one and five units
requires 800 square feet of
mixed use area.

The Worthington Gallery
occupies the same property as
the proposed Type Two lodging.
Art galleries are an approved
mixed-use in conjunction with
transient lodging. The
Worthington Gallery is over
3,000 square feet in area.

In compliance.

Service Demand: New lodging
facilities must not create
demand for essential municipal
services that the Town cannot
reasonably meet.

The additional four transient
lodging units on the property
will create a minimal demand
on municipal services.

In compliance.

Screening: Lodging facilities
must install a 10-foot landscape
buffer and 8-foot tall fence
when adjacent to a residential
use.

The subject property is not
adjacent to any residential
zones. However, the property to
the east is currently used as a
residence. The proposed site
plan shows a 10-foot wide
landscape buffer adjacent to
this property, but not a
screening fence. Staff notes the
owner of the property to the
east has made an application for
the TLO zone to be placed on
that property as well. The
Commission will hear this
request in a future meeting.

The Commission may wish to
consider whether or not an
8-foot tall screen fence is
required to screen the
commercially zoned, residential
use property to the east.

Dedicated Road Access:
Transient lodging must be
located on a dedicated public
road.

The property is adjacent to and
accessed from SR9, a dedicated
public road.

In compliance.

Impact on Residential Property:
Access into the lodging facility,
as well as all outdoor gathering

As mentioned above, there is no
adjacent residentially zoned
property. There are no outdoor

The Commission should discuss
whether or not it is acceptable
for the entrance to one of the

areas, must be designed to
reduce impact on adjacent
residential property.

gathering areas proposed in the
development. One of the loding
buildings has an entrance that
faces toward the residentially
used property to the east. As
discussed above, the owner of
this property has applied for the
TLO zone.

lodging units to face a
residentially used property in
the commercial zone.

Property Manager: Type Two
transient lodging must be
managed by a property owner
who lives within 16 miles of the
facility.

The proposed transient lodging
will be managed by Kathy
LaFave, a resident of SPringdale.

In compliance.

Unit Count: No property may be
developed with more than 15
Type Two transient lodging
units.

The applicant’s proposal is for
four Type Two transient lodging
units.

In compliance.

Good Neighbor Policies:
Managers of Type Two transient
lodging facilities must adopt
“good neighbor policies” that
help reduce potential for
nuisance impacts on neighbors.

The applicant has included a
copy of the facility’s proposed
good neighbor policies.

In compliance.

Location Standard: No new
Type Two transient lodging unit
may be developed in the CC
zone if there are already three
or more Type Two facilities
within 250 of the facility.

In compliance.

The map above shows all
properties within 250 of the
subject property highlighted in
red. Currently none of these
properties are being used as
Type Two transient lodging.
Operational Requirements
If approved, the transient lodging facility will be required to comply with the following additional
operational requirements. They are listed below for the Commission and applicant’s information, not as
review criteria.

-

The property owner must annually submit documentation that the transient lodging facility is in
compliance with all applicable standards in the TLO zone.
A photograph of the business license for the transient lodging facility must be included on all
online sites where the facility is advertised or offered for rent.
The property owner must record a restrictive covenant against the property that provides notice
to future property owners of all the requirements of the TLO zone as well as any additional
conditions placed on the TLO zone approval.

Zone Change Policy
In addition to reviewing the applicant’s proposal for compliance with the requirements of the TLO zone
as detailed above, the Commission should also review the proposal in light of the Town’s adopted
policies for evaluating zone changes.
Section 10-3-2(A) of the Town Code establishes the Town’s policy regarding zone change requests.
According to this section of code, the Town’s general policy is to not change the zone of properties,
except when one of the following three criteria have been met:
1) The zone change will more fully promote the objectives and purposes of the land use ordinance
and General Plan.
2) The zone change will correct a manifest error.
3) The zone change will accommodate substantial changes in conditions.
Section 10-3-2(B) clarifies the Commission can also consider factors such as timing, impact, or scale of
the proposed development in determining whether or not the proposed zone change should be
approved.
The Commission should discuss whether or not the applicant’s proposal satisfies one of the three criteria
for a zone change.
The Commission should also evaluate the applicant’s proposal with respect to guidance in the General
Plan regarding zone changes and transient lodging. Staff recommends the Commission review the
following General Plan sections:
-

-

General Plan, Land Use Sub Goal C: Zoning and land use regulations should be used strategically
to ensure new development does not detract from the Town’s small-town character.
General Plan, Land Use Sub Goal G: New transient lodging facilities should promote the Town’s
“in the Park” feel, small village scale, and unique atmosphere. They should be attractive,
memorable, and unique. They should complement a visitor’s experience in Zion Canyon and Zion
National Park.
General Plan, Economic Development Sub Goal A: The Town should look for ways to enhance and
encourage independent small businesses that are unique to Springdale.
General Plan, Economic Development Sub Goal I: The Town should promote tourism related
development that contributes to the community and enhances community character. The Town
should avoid “consumptive tourism” and encourage tourism related commercial development

that benefits residents as well as tourists and “gives back” to the community with more than just
tax revenue.
Public Comment
There has been no public comment regarding the applicant’s request as of the date of this report.
Summary
The Commission should determine whether or not the proposed transient lodging development on the
property will comply with the requirements of the TLO zone. The Commission should also consider
whether or not the proposed zone change will promote the purposes and objectives of the General Plan,
specifically those dealing with zone changes. The Commission should also consider the zone change
policy established in sections 10-3-2(A) and 10-3-2(B) of the Town code.
Based on this review the Commission should make specific findings about the merits of the requested
zone change on which to base a recommendation to the Town Council. The Commission can use the
following questions to help inform the findings:
-

Does the proposed transient lodging comply with all the requirements of the TLO zone?
Will the proposed transient lodging add to or detract from the Town’s small-town character?
Will the proposal result in lodging that is attractive, memorable, and unique that complements
the visitor’s experience in Zion Canyon and Zion National Park?
Will the proposal help encourage small, independent local business that is unique to Springdale?
Will the proposed development result in commercial activity that contributes to the Springdale
community and benefits residents as well as tourists?
Does the zone change request meet one of the three criteria listed in section 10-3-2(A) of the
Town Code? (The three criteria are: promotes General Plan, corrects manifest errors,
accommodates substantial changes in conditions.)

Based on these findings, the Commission should make a motion to recommend either approval or denial
of the requested zone change. The Commission may wish to use the following sample motion language:
The Planning Commission recommends approval/denial of the proposed zone change from Central
Commercial to Central Commercial - Transient Lodging Overlay on parcels S-4-A-3 and S-4-A-4 as
presented in the applicant’s submittal. This motion is based on the following findings:
[LIST FINDINGS]
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A) Project Narrative
B) Worthington Gallery Existing Features Plan
C) Proposed Site Plan for Worthington Gallery
D) Floor Plan Building 1
E) Floor Plan Building 2

ARTIST COTTAGES
AT WORTHINGTON GALLERY
PROJECT NARRATIVE

Worthington Gallery is seeking a type two lodging overlay zone. The current zone is
central commercial. This project would add four artist cottages to the property. The proposed
structures would be two, two story buildings consisting of two 700 square foot units on each
floor (four cottages in total) located at 789 Zion Park Blvd, Springdale, Utah, next to
Worthington Gallery. Each cottage will have one bedroom. Maximum capacity will be capped
at 2 people per cottage. These cottages would be managed by Kathy LaFave. Kathy is a resident
of the Town of Springdale.
These cottages will be available to artists visiting the area whose work is displayed at
Worthington Gallery. The artist cottages would also be available for booking for visitors to
Springdale and Zion National Park. We have many customers who have been visiting the gallery
since the early 1980s. We believe that being able to stay on site would further enhance their
experience.
The artist cottages will be made up of two separate buildings shown on the Future
Features map in this packet. The building exterior would be the same material that is currently
on the building housing Worthington Gallery. No landscaping or natural open space will be
disturbed. The buildings will be constructed on what is now either gravel or weeds.
Currently there are two lots that make up the property. These lots will be combined into
one lot. The size of that lot will be 22,566 square feet (.52 acres). The central commercial zone
requires 35% be landscaped or open space and that a minimum of 25% be landscaped. We will
have in excess of 35% landscaped and open space. The fire lane that is shown on the Proposed
Site Plan shows it going right up to the property line. The Fire District needs that space to back
up into; however, the portion that is in the set back will have a landscaping surface that is also
strong enough for a fire truck.
The current retail space at the Gallery is 1,429 square feet. The ordinance requires 1
parking space per 600 square feet of retail space. Three parkings spaces are required for the
retail space. The ordinance requires 2 employee parking spaces for the first 2,000 square feet of
retail space. Two employee parking spaces are required. Each cottage will require 1 parking
space. Four spaces are needed for the cottages. We will provide two employee parking spaces
for cottage employees. Total parking required for the future use will be 11. The Proposed Site
Plan indicates 13 parking spaces. We will have in excess of the required parking. Additionally,
there is a garbage dumpster on the property that is not screened. Once we have relocated the
dumpster we will be screening it in accordance with Springdale’s Ordinance.

BUILDING 1
FLOOR PLANS

Worthington Gallery
789 Zion Park Blvd.
Springdale, UT 84767
(435) 772-3434

BUILDING 2
FLOOR PLANS

Worthington Gallery
789 Zion Park Blvd.
Springdale, UT 84767
(435) 772-3434

COTTAGES AT WORTHINGTON GALLERY
POLICIEES
Thank you for choosing to stay at the Cottages at Worthington Gallery. We invited you to stop
by the Gallery to see all of our beautiful artwork. All of the artwork in your cottage was done by
our artists. Some of the artwork on display is for sale. If you are interested in any of the artwork
in your cottage please visit with one of the staff at Worthington Gallery. If you have any
questions or concerns, please call the property manager, Kathy LaFave (435) 668-5771. The
policies below are designed to help you enjoy your visit.
QUIET HOURS:
In order to provide a peaceful and enjoyable visit for all of our guests, we have established quiet
hours between 8 p.m. and 8 a.m. Please be respectful of other when you are enjoying your
outdoor space all times of the day. We do not allow music outside of your cottage so that others
can enjoy the peace and views from the cottages. Parties are not allowed.
YOUR NEIGHBORS:
Yes, you have neighbors, both at the cottages and neighboring properties. Boarding properties
are both commercial businesses and private residences. Please do not trespass on private
property that boards our cottages. Also, each cottage has a private outdoor space. Each cottage
has either a patio or deck. Those are individual to each cottage. Enjoy your open space!
Inside your cottage there are two garbage cans that have been provided. One is for recycling and
the other for your remaining garbage. If you garbage gets full there is a dumpster onsite. Please
do not leave any garbage bags outside. Thank you!
PARKING:
Each cottage has a designated parking space. Please park in your designated parking space.
TRANSPORTATION:
Most destinations in Springdale are within walking or biking distance, or are accessible on the
free shuttle service operated by Zion National Park. We encourage you to leave your vehicle at
our property and walk or bike to destinations in Springdale, and to take the shuttle when visiting
Zion National Park. The closest shuttle is less than one block away. As you leave our parking
lot, turn right if you want to access the shuttle heading into the park. It is less than one block
away. There are many restaurants and shops within two to three blocks of your cottage. All
restaurants can be accessed from the town shuttle loop. There is limited parking in town so using
the shuttle is a very hassle free way to travel around town. Be aware that all on-street parking is
either a pay parking zone or a residential permit parking zone.

NIGHT SKY:
Help us show off our stars. Please turn off inside and outdoor lights when you are not using
them. That will help cut down on the light pollution and allow you some great star gazing.
WILDLIFE:
Please do not feed or approach local wildlife. We often have deer come through the property.
Deer have been known to charge people. Remember they are wild animals.
FIRE & FIREWORKS RESTRICTIONS:
Utah has been in a period of extended drought. Please be fire conscious. Depending on the time
of year and conditions, firework and fire restrictions may be in place. Even if fire restrictions are
not in place, only use the provided bbq grill outside. No other outdoor fires are permitted on site.
LEAVE NO TRACE:
We ask you to help us protect not only Zion National Park but all state and national parks. Our
leave no trace policy is just that. Whatever you take into the park, please pack it out with you.
We have provided some ziplock bags in your kitchen. Taking a ziplock bag with you when you
visit the park allows you to have somewhere to put food scraps, used tissues, etc. Please do not
carve or write on any of the rocks or canyon walls. Drones are illegal in Zion National Park and
come with a hefty $1,000 fine.
PETS:
We do not allow pets in our cottages. This helps ensure that guests who stay that may have
allergies are not impacted by previous tenants.
Thank you and we hope that your enjoy your stay at our cottages!!
Kathy LaFave
Property Manager
(435) 668-5771

