Memorandum
To:
Planning Commission
From:
Thomas Dansie, Town Planner
Date:
July 13, 2018
Re:
July 18, 2018 Planning Commission Meeting
Conditional Use Permit: Transient Lodging Facility – 1051 Zion Park Boulevard, R2 Group
(Judith Rook)

Overview
Judith Rook, representing the R2 Group, has applied for a conditional use permit to operate a transient
lodging facility at 1051 Zion Park Boulevard in the Village Commercial zone.
The property is currently used as a art gallery and long term residential rental. There are four units in
the building. One is used as an art gallery combined with long term residential rental. The other three
units in the building are used as long term residential rentals.
The requested conditional use permit would allow two of the units currently used as long terms
residential rentals to be used as transient lodging. The other two units in the building are not part of the
conditional use permit request.
Applicable Ordinances
The Commission should review the following code chapters or sections:
1. Chapter 10-11B: Village Commercial Zone
2. Chapter 10-3A: Conditional Uses
Staff Analysis
The Town Code contains general and specific standards to evaluate all conditional use permit requests.
If the proposal complies, or can be made to comply through the imposition of reasonable conditions, to
the establish standards the town must approve the conditional use permit. It the request cannot
comply with established standards the town may deny the conditional use permit.
General Standards
There are six general standards with which all conditional permit requests must comply (see section 103A-4). Staff’s analysis of the applicant’s request with respect to these standards follows:
A. The proposed use shall comply with all applicable land use standards contained in this title.
The property was developed around 1989/1990. Since that time it has been used as a gallery and
residential rental, similar to the current use. The property does not comply with several land use
standards as detailed below:
-

Building setback on Big Springs Road. The building does not meet the required 30-foot setback
for corners lots on Big Springs Road.
Parking in the setbacks. There is a parking area at the front of the building and a single parking
space on the Big Springs Road side of the building that are located in the setbacks.
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-

Landscape standards. The landscape ordinance requires properties in the VC zone to retain at
least 60% of the property area in landscape or natural open space. The subject property
currently has approximately 20% landscape area.

As discussed above, the property was developed in 1989/1990, prior to the 1992 adoption of the current
zoning ordinance. As such, the issues discussed above can be considered legal non-complying aspects of
the property. This means these non-complying aspects of the property can continue, as long as they are
not abandoned. Any new development on the property must comply with all current land use standards.
The transition from long term residential use to transient lodging use will not require any exterior
changes to the building. Thus, the non-complying building setback is not an issue in issuing the
conditional use permit (see Utah State Code 10-9a-511(1)).
However, any new development associated with the conditional use (e.g. parking areas for guests) will
need to meet all current land use standards. The applicant has submitted a site plan showing how
parking to support the use could be developed on the site compliant with setback standards.
The following chart summarizes the parking requirements on the property, including requirements for
the transient lodging use.
Use
Apartment (two units)
Retail (art gallery – 800 square
feet)
Transient Lodging
Total

Standard
1.5 per apartment
1 per 600sf of retail area, plus 2
employee
1 per unit, plus 2 employee

Requirement for Subject
Property
3
3.33
4
10.33 (11)

The applicant’s parking plan shows 12 parking spaces on the property. Five in the front, five in the rear,
and two adjacent to the building.
B. The proposed use shall not unreasonably interfere with the lawful use of surrounding properties.
The proposed transient lodging use will increase the amount of traffic and general activity in the area.
The proposed parking for the transient lodging use is accessed off of Big Springs Road. This could
increase the amount of traffic using Big Springs Road. The Commission should determine if these
increases in traffic and activity will “unreasonably interfere with the lawful use of the surrounding
properties.”
C. The proposed use shall not create a need for essential municipal services which cannot be reasonably
met within three (3) months and the party seeking the conditional use is willing and able to contribute to
the cost of said services.
The proposed use will not create a need for municipal services that cannot be currently handled.
D. The proposed use shall not emit excessive noise, or noxious odors, and shall not otherwise adversely
impact the quality of air or water.
1. If located either in or less than one hundred feet (100') from a residential zone, the
proposed use shall not create loud noise that is sustained for more than one minute and is
perceptible on a residentially zoned property after the hour of eleven o'clock (11:00) P.M. or
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before the hour of seven o'clock (7:00) A.M.
Staff does not anticipate the proposed transient lodging facility emitting excessive noise or odors or
otherwise impacting the quality of air or water.
E. 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 proposed use is not adjacent to any residentially zoned properties.
F. 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 vacation rental is located on Zion Park Boulevard, a dedicated public street.
Specific Standards
There are four specific standards with which all transient lodging facilities must comply (see section 103A-5(E)(15)). Staff’s analysis of the applicant’s request with respect to these standards follows:
A. Access and entrances to guest rooms (including rear patios and balconies) must be placed and
oriented to have as minimal an impact on surrounding properties as possible.
All entrances and accesses into the proposed vacation rental are located and oriented in such a way that
they will not have a noticeable impact on surrounding properties.
B. Outdoor gathering areas (pools, patios, courtyards, etc.) must be setback at least fifty feet from a
residentially zoned property.
There are no residentially zoned properties within 50 feet of the subject property.
C. Outdoor lighting must be designed such that no light source is visible beyond the property boundaries.
All exterior lights must use full cut off fixtures.
The applicant is in the process of altering the outdoor lighting at the building to comply with this
standard. Photographs of the new light fixtures are included in the applicant’s proposal.
Public Comment
Staff has note received any public comment on this proposal.
Findings
The Commission should consider the following questions in making findings regarding the proposed
vacation rental:
1. Will the additional transient lodging units on the property comply with the general standards for
conditional use permits in and the specific standards for transient lodging facilities in the Town
Code?
Sample Motion
The Planning Commission APPROVES/DENIES the conditional use permit for a transient lodging facility
at 1051 Zion Park Boulevard. This motion is based on the following findings:

[LIST FINDINGS]
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If making a motion of approval list any conditions necessary to mitigate the reasonably
anticipated detrimental impacts of the transient lodging facility.
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