Memorandum
To:
Planning Commission
From:
Thomas Dansie, Director of Community Development
Date:
September 14, 2018
Re:
September 19, 2018 Planning Council Meeting
Design Development Review: Public Parking Area on Parcel S-ZPH-2 (1145 Zion Park Blvd)
– Jon Michael Marriott
Overview
Mike Marriott has requested a Design/Development Review for an asphalt off-street public pay parking
area on parcel S-ZPH-2 (1145 Zion Park Boulevard), located at the intersection of Canyon Springs Drive
and SR-9. The property is 1.6 acres in area. The property is located in the Village Commercial zone, but
development on the property is governed by the Zion Park Resort Settlement Agreement first, and the
underlying Village Commercial zone second. The property is a recorded lot in the Zion Park Holdings
subdivision for ownership and tax purpose. However, for land use and zoning purposes the property is
part of a larger parcel that also contains the Hampton Inn and the Springhill Suites (as stipulated by the
Settlement Agreement).
The Planning Commission reviewed this application in the August meeting. The Commission had
concerns about the proposed development including:
-

Traffic and circulation on Canyon Springs Drive
Open space along SR9, pursuant to the Zion Park Resort Settlement Agreement
Lot coverage required for the parking area, as compared to lot coverage allowances for the
larger Zion Park Resort property.

The Commission tabled this item because a lot coverage analysis for the property, as required by the
settlement agreement, had not been submitted. The applicant has prepared and submitted the required
lot coverage analysis for the Commission’s review.
Staff’s analysis of the parking area from last month is reproduced below. The section on lot coverage has
been updated to reflect the recently submitted lot coverage analysis.
Applicable Code Sections
The Commission may wish to review the following chapters prior to the meeting:
• Chapter 10-11B Village Commercial Zone
• Zion Park Resort Settlement Agreement
Staff Analysis
Setbacks
The parking area and restroom building must meet setbacks established in the Settlement Agreement,
as well as those in the VC zone. Setbacks for buildings are established in the Settlement Agreement, but
not necessarily for parking areas. Thus, the parking area must comply with the setbacks of the VC zone
(30-foot front setback).
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The applicant has submitted a site plan showing the parking setback a distance that appears to be 30
feet from SR-9. The applicant’s narrative indicates the parking area will be setback 30 feet from the
right-of-way.
The restroom building is setback in accordance with standards in the Settlement Agreement. The
Agreement requires a 30-foot front setback if the building is less than 18 feet in height and 500 square
feet in area. The proposed restroom building measures 16 feet in height and 418 square feet in area.
The Settlement Agreement requires the developer to retain open space along SR-9, substantially similar
to a concept plan included in the Agreement. A copy of this plan is attached. The Commission may wish
to consider whether or not the proposed parking area and its location relative to SR-9 preserves open
spaces as required by the Settlement Agreement.
Landscape
Per the Settlement Agreement, landscape area requirements do not apply to the property. However,
landscape design standards do apply. In particular, plant selection must be from the Town’s plan palette,
and landscape design must satisfy the landscape objective outlines in the landscape ordinance as well as
the specific parking landscape requirements in the parking ordinance.
Section 10-18-6(C) contains specific landscape design standards for parking areas. This section requires
landscape buffers around the paring area, and planter areas within the parking area to facilitate the
planting of shade trees. The Commission should review these standards and determine if the proposed
parking meets the requirements of this section.
Section 10-23-9(B) requires asphalt parking areas to be broken up, landscape, and shaded in such a way
as to reduce stormwater runoff and heat island impacts. The applicant has submitted a narrative that
discusses the intent to landscape the parking area similar to the parking area at the Switchback / Holiday
Inn Express. The Commission should determine whether or not the proposed parking area is designed to
reduce stormwater runoff and minimize heat island effects.
Coverage
The Settlement Agreement limits the total amount of impervious material coverage can be placed on a
property. The Agreement limits the area of the proposed parking lot, Hampton Inn, Springhill Suites, and
a future single-family subdivision located at the end of Big Springs Road to 446,251 square feet of
coverage.
A significant amount of this coverage has already been expended as follows:
Hampton Inn
Springhill Suites
Concrete pads / walks on S-ZPH-6
Transfer to Switchback parcel
Proposed access road to pumps

128,594 sf
135,846 sf
5,643 sf
4,000 sf
6,290 sf

TOTAL

280,373sf
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The proposed parking area will add an estimated 52,272 square feet of coverage. Between the existing
development and proposed parking area there will be a total of 332,645 square feet of coverage. This is
below the 446,251 square feet of coverage allowed for the property. It only leaves 113,606 square feet
of coverage available for the future single-family development. That development could include up to 17
lots. The settlement agreement limits lot coverage in the subdivision to a total of 72,000 square feet,
excluding roads. Subtracting this amount from the remaining coverage leaves 41,606 square feet of
coverage for roads in the subdivision, and all other future development in the Zion Park Resort lands.
The applicant should be aware of the remaining amount of coverage available to support the future
development in the Zion Park Resort lands.
Grading
Per the applicant, the parking area will be placed on existing grades and only slight grading will be
required.
Storm Drainage
The applicant has not submitted a storm water management plan. Staff has discussed the need to
manage storm water on the property. The applicant is working storm water management details. Staff
recommends a condition of approval the requires the applicant to submit a storm water management
plan prior to the issuance of a building permit.
Access
The parking area accesses off of Canyon Springs Drive, a private street.
Lighting
No lighting is proposed for the parking area. If lighting is installed it will need to be reviewed and
approved prior to installation.
The restroom building will be illuminated by recessed can lighting.
Colors and Materials
The applicant has submitted sample colors and materials for the restroom building. It appears the colors
and materials comply with Town standards.
Other Requirements
Section 10-23-10 of the Code requires the parking lot owner to provide trash and recycling receptacles
in the parking area.

Findings
The Commission should consider the following questions in making findings regarding the proposed
public parking area:
1. Will the parking area comply with the standards for parking areas in the Village Commercial
zone?
2. Will the parking area comply with the requirements of the Zion Park Resort Settlement
Agreement?
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Sample Motion
The Planning Commission APPROVES/DENIES the proposed Public Parking Area Design/Development
Review on parcel S-ZPH-2. This recommendation is based on the following findings:
[List findings]
If making a motion to recommend approval of the restaurant the Commission may wish to include the
following conditions:
1. The Town Engineer must review and approve plans for storm water management prior to a
permit being issued for the parking area.
2. The applicant must submit a more detailed landscape plan for the property, including a plan
to ensure the required landscape around the parking area is irrigated until it becomes
established.
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Zion Park Land: Overview of Land Use Proposal
General:
Zion Park Land would like to develop a public parking lot with public restrooms. Future retail
space is also envisioned. The parking lot will be made of concrete and asphalt. Entry will be
from Canyon Springs Road. The restroom building will have architectural asphalt shingles with
cementitious siding and cultured stone similar to the Hampton Inn and Springhill Suites. The
project will provide connecting sidewalks as well as additional amenities for shuttle users, hotel
guests and visitors and residents in general.
Landscape:
The project will be landscaped similar to the surrounding properties so that there is a unified
appearance. The design includes several planters with shade trees to break-up the parking areas.
Lighting:
The restroom building will use recessed can lighting at the entry. There will be no other lights on
the building. No parking lot lights are planned at this time.
Setbacks:
The parking area is set back 30 ft. from SR9. The proposed buildings are setback at least 30 ft.
Grading:
The parking area will be placed on existing grade as much as possible. Slight cut and fill will be
required to accommodate grades across the parking area, but by and large the existing grades will
remain. A slightly large cut may be required to accommodate the buildings. All grading on the
property will be minimal.
Storm Drainage:
We are working with an engineer to develop a storm water management plan. This will be
submitted with the construction plans for the project.

Tom Dansie
From:
Sent:
To:
Subject:
Attachments:

Jon Marriott <marriott@infowest.com>
Thursday, August 2, 2018 6:01 PM
Tom Dansie
Coverage, Plants & Building Footprints
1AB3E941-D597-4AE2-9CAA-67F9CFB1880C.pdf; Untitled attachment 00017.html

Follow Up Flag:
Flag Status:

Follow up
Flagged

Tom,
Here are the items you requested. Please let me know what other clarifications you need.
Thanks,
Mike
Coverage Required
52,272

Plant List
Lawn:
Fescues

Plants:
Drop Seed
Goldenrod
Primrose
Cactus
Desert Sage
Prickly Pear
Red Yucca
Yuccas
1

Manzanita

Trees:
Desert Ash
Chokecherry
Box Elder
Pinyon Pine

NOTE: This message was trained as non-spam. If this is wrong, please correct the training as soon
as possible.
Teach InfoWest Spam Trap if this mail is spam:
Spam
Not spam
Forget previous vote
REMEMBER: Never give out your account information, password, or other personal information
over e-mail.
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Future
Buildings
Building 1
Building 2
Building 3

Restroom
Building

PARKING LOT – Lot 3
70,227 SQ FT
112 Parking Spaces
Restroom Building 19 x 22 – 418 SQ FT

Restroom Building

Buildings 1,2 & 3 Concept Designs
Building 1

Building 2

Building 3

Coverage, Density, and Water Rights Summary

Date: August 22, 2018
This summary is to reflect the current status of the use of Development Rights
(coverage and density) and water connection rights with the Town of Springdale (the “Town”)
pursuant to the Settlement Agreement dated July 13, 1994 between the Town and David D.
Marriott Group, Inc. and Zion Park Resort Limited Partnership, now known as Zion Park
Resort, L.C. (collectively, the “Original Owners”), as affirmed by the First Amendment to
Settlement Agreement dated April 14, 2010 (“First Amendment”) between the Town and Zion
Park Resort, L.C., the successor in interest to the Original Owners, and paragraph 3 of the
Mutual Release and Settlement Agreement dated January 20, 1993 between the Town of
Springdale and the Original Owners (collectively, the “Settlement Agreement”). Zion Park
Land, LLC is the successor in interest to the development rights of Zion Park Resort, L.C.
pursuant to an assignment on record with the Town.
COVERAGE ANALYSIS

Total Development Area: 30.08 Acres
Total Allowed coverage:
Net Coverage Remaining after prior updates:

1,310,285 Square Feet
446,251 Square Feet
317,657 Square Feet

Square Feet Update No. 3:
Park Suites, LLC
Phase Description: Marriott Springhill Suites (Park Suites, LLC)
Coverage this Phase (coverage calculation attached):

135,846 Square Feet

Zion Park Land, LLC has assigned the Coverage rights regarding the Marriott Springhill
Suites set forth above to Park Suites, LLC pursuant to Exhibit A attached.
Zion Park Land, LLC (Lot 6)
Description: Constructed curb and flatwork on lot 6.
Coverage this project

5,643

Net Coverage Remaining for Future Phases:

176,168 Square Feet
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DENSITY ANALYSIS:
Total Density pursuant to the First Amendment: Density not to exceed 221 Units, subject to
Table 4.d, Density Allocation Table.
Density Update No. 3:
Phase Description: Marriott Springhill Suites (Park Suites, LLC; Lot 5, Tax Parcel S-ZPH1).
Density this Phase:

114 Units, none of which are MultiFamily Units or PUD Homes
17 Units, subject to Table 4.d, Density
Allocation Table

Net Density Remaining for Future Phases:

Zion Park Resort has assigned the Density rights regarding the Marriott Springhill Suites set forth
above to Park Suites, LLC pursuant to Exhibit A attached hereto.

WATER CONNECTIONS ANALYSIS:
Total allowed connections: 127 residential connections, convertible to non-residential
connections of equal water demand.1
Connections used:
1.

32 - Zion Park Resort (24 for hotel, 8 for restaurant)

2.

4 - Zion Park Resort laundry facility

3.

16 - Springdale Hospitality (Hampton Inn)

4.

20 – Park Suites, LLC ( Marriott Springhill Suites) rights assigned pursuant to
Exhibit A.

Total Connections used: 72
Remaining connections: 55
[Signatures on following Page]

1

See Section 111.0 of the Settlement Agreement dated July 13, 1994.
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Signature page to Coverage, Density and Water Rights Summary.

The undersigned parties agree to the provisions set forth above.

Zion Park Land, LLC

By:____________________________
Ezekiel R. Dumke, III, Manager

Town of Springdale

By:____________________________
Its:____________________________
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Exhibit A

Notice of Assignment
Zion Park Land, LLC hereby notifies the Town of Springdale that through intermediate
assignments, it has assigned 20 residential water connections, convertible to non-residential
connections of equal water demand, to Park Suites, LLC for use regarding the hotel
constructed on Tax Parcel S-ZPH-1.
Further, Zion Park Land, LLC, through intermediate assignments, has assigned
Development Rights limited to Total Coverage of 135,846 square feet and Density of 114
Units, none of which shall be Multi-Family Units or PUD Homes, to Park Suites, LLC for
use regarding the hotel to be constructed on Lot 5, Tax Parcel S-ZPH-1.
Zion Park Land, LLC,
a Utah limited liability company
By:_________________________________
Ezekiel R. Dumke III, Manager
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