DRAFT

MINUTES OF THE SPRINGDALE PLANNING COMMISSION REGULAR MEETING
ON WEDNESDAY JULY 17, 2019 AT 5:00PM
AT SPRINGDALE TOWN HALL, 118 LION BLVD., SPRINGDALE, UTAH.
Meeting convened at 5:00PM
MEMBERS PRESENT: Vice Chair Suzanne Elger, Allan Staker, Tyler Young, Joe Pitti, Jack Burns and
Zion National Park representative Treacy Stone
EXCUSED: Mike Marriott
ALSO PRESENT: Director of Community Development Tom Dansie, Associate Planner Sophie
Frankenburg, and Town Clerk Darci Carlson recording. Please see attached list for attendees signed in.
Ms. Elger announced this was the last public meeting scheduled in the Town Hall Council Room. The
Canyon Community Center would become the new venue for public meetings.
Ms. Carlson led the Pledge of Allegiance.
Approval of the Agenda: Motion made by Joe Pitti to approve the agenda; seconded by Tyler
Young.
Staker: Aye
Young: Aye.
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Commission discussion and announcements: The Commission was provided updates concerning
ongoing projects.
• Through the RFP process, staff was working to choose a consultant to conduct technical studies
designed to implement goals of the Virgin River Management Plan.
• Fehr & Peers had been selected to conduct a feasibility study for a multi-use trail from Hurricane
to Springdale.
Ms. Elger asked about nightly rental enforcement.
• Land use ordinance enforcement was slow to ensure land owner due process rights. This was
frustrating to residents, staff and Council dealing with violation impacts. Staff was researching
the current process to identify efficiencies and cut down timelines without compromising property
owner rights.
Mr. Pitti asked about Town oversight of TRT tax payments from nightly rentals.
• Ms. Carlson indicated the Clerk’s Office reviewed a monthly tax report to compare those
businesses listed against current licenses. It was likely tax from some nightly rental facilities was
not being collected or remitted and she suggested staff research the concern further to identify
what action could be taken.
Mr. Pitti said he spoke to police and code enforcement about ‘free parking’ on the Madsen property.
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The Code Enforcement Officer informed the property owner he was not zoned for a public parking
facility. Before citations could be issued there was a ten-day notice period. Notice had been sent
which initiated a ten-day period for the property owner to cure the land use violation. If future
instances of the violation persisted, citations could be issued.

Ms. Carlson announced Primary Election ballots would mail on July 23rd. Ballots must be postmarked by
August 12th or returned to Town Hall no later than August 13th at 5:00pm in order to be counted. Every
registered voter was encouraged to vote.
Action Items
1. Public Hearing - Conditional Use Permit: Christine and James Wolken request a conditional use
permit to operate a transient lodging facility at 1001 Zion Park Boulevard, Unit #2 in the Village
Commercial zone: Approval of this request would allow this unit in the Juniper Grove Subdivision
(previously known as the Sol Town Subdivision), to be used as a nightly rental. Property owners
indicated the unit would mostly be used as their primary residence and only occasionally rented. Due to
the size of the residence there would be an occupancy limit of three people at any time.
Commission questions to staff: Ms. Elger asked which adjacent property was zoned Valley Residential.
• Mr. Dansie answered it was the property to the rear of the unit.
Mr. Young wanted to clarify that granting a transient lodging CUP was specific to this unit.
• Mr. Dansie confirmed this request was specific to Unit #2 only in the Juniper Grove Subdivision.
Public questions to staff: None were asked.
Summary explanation and presentation by the applicant: James Wolken requested the Commission
grant their request based on the evidence put forward. Although the intention was for them to live in their
home the majority of the time, they wanted to protect their property rights to rent.
Commission questions to applicant: Given the two separate doorways, Ms. Elger asked if renters had
their own entrance.
• Mr. Wolken explained the unit had one front door and another for the bedroom. The rental use
would be in the home itself. In theory, the home would be used as a rental when they were out of
town.
Ms. Elger asked what precipitated the application.
• Mr. Wolken said they were in a zone that allowed it. Neighbors to the north and east were renting
and they wanted to be granted the same right.
Public questions to applicant: None were asked.
Motion made by Joe Pitti to open public hearing; seconded by Tyler Young.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Public Comments: Kimberly Clark, resident of the Juniper Grove Subdivision, wanted to go on record
she supported the Wolken’s request.
Motion made by Joe Pitti to close public hearing; seconded by Jack Burns.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
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Burns: Aye
Motion passed unanimously.
Commission deliberation: Based on the review, Ms. Elger said the application met conditions for a
Conditional Use Permit. Mr. Young agreed.
Motion made by Joe Pitti to approve the Conditional Use Permit for a transient lodging facility at
1001 Zion Park Boulevard, Unit #2 by Christine and James Wolken. The Commission finds the
applicant has met the six general standards and the three specific standards as they relate to the
conditional use for nightly rentals. They comply with use of the Village Commercial Zone and
Conditional Uses as identified in Chapter 10-11B and Chapter 10-3A. With the condition that the
transient lodging facility avoid making loud noises between the hours of 11:00pm and 7:00am;
seconded by Allan Staker.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
2. Public Hearing – Ordinance Revision: Addition of standards to preserve gravesites and the area
around gravesites in the historic pioneer cemetery: The pioneer cemetery was located on a hilltop
with gravesites dating back to the late 1800’s. The Historic Preservation Commission wanted to ensure
the cemetery’s preservation and the Town Attorney recommended this ordinance as a means to help
accomplish this goal. The ordinance established a cemetery protection zone and prohibited any
disturbance, desecration or alteration of the sites or markers.
Since the packet material was distributed, the Town Attorney suggested an exception to the cemetery
protection zone allowing structures since there may be a need to erect a small monument or interpretive
display in the future. Additionally, it was noted any penalties established in the ordinance should be
consistent with those in state law.
Commission questions to staff: Mr. Burns said the language didn’t address what proactive actions
would be allowed for protection or preservation.
• Mr. Dansie agreed this would be a good area for modification.
Mr. Staker asked if the cemetery was in generally good repair.
• Occasionally service groups had weeded the property but Mr. Dansie did not believe this had
been done in some time.
Mr. Pitti asked about ownership of the site.
• Mr. Dansie said a portion of the gravesites fell within property the Town owned. Another portion
fell outside that area and ownership had not been clarified. This ordinance made it clear whoever
owned the property, gravesites could not be disturbed or damaged.
Mr. Young asked if the Town could impose authority over private land.
• Mr. Dansie answered this was a legitimate function of the Town’s ability to regulate land and
further the public benefit of preserving a historic resource.
Public questions to staff: Jeff Carlson from the Historic Preservation Commission applauded the
additions suggested by the Town Attorney. He asked if Utah code section 10-8-62(3) (Attachment #1)
was considered in the ordinance draft as it may cover many of the issues being addressed.
• Mr. Burns agreed it would be good to reference this state code section since as currently drafted
the ordinance seemed absent of those actions.
Motion made by Tyler Young to open public hearing on the historic cemetery in Town; seconded
by Joe Pitti.
Draft Minutes of Springdale Planning Commission July 17, 2019

Page 3

Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Public Comments: Jeff Carlson expressed support and gratitude to the Town for its effort to safeguard
one of the most important historic assets in the canyon. This ordinance would create a mechanism to
protect and maintain the cemetery, providing enjoyment for both visitors and residents.
Motion made by Joe Pitti to close public hearing; seconded by Allan Staker.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Commission deliberation: Mr. Pitti said the cemetery was a great historical site and was in support of
this ordinance. His concern was that too much attention would be drawn to the cemetery creating the
potential for something to happen.
Mr. Staker was also in support. He wanted to return the draft back to the Town Attorney so
recommended language could to be added. Mr. Young agreed.
Mr. Burns did not think the language adequately addressed what was allowed in the way of preservation
practices. The ordinance should state maintenance of the site was an authorized use.
• Mr. Dansie indicated these suggested additions would be included in the version reviewed by the
Council.
Under violations in the proposed ordinance, Mr. Young noted punishments were a Class C misdemeanor.
However, State Code called out penalties for disturbance of human humans as a Third-degree felony. He
suggested penalties be consistent between the Town ordinance and the State Code.
Motion made by Tyler Young to forward an ordinance protecting and preserving the historic
pioneer cemetery to the Town Council for approval. And adding to the ordinance the following
amendments: that we allow improvements, management, maintenance and historic preservation
activities by the Town and the Town staff on the historic cemetery; that the punishments for
violations of this ordinance must be in alignment with state criminal code; and the Town Council
look at preservation measures that are specific to include in the ordinance language; seconded by
Joe Pitti.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
3. Public Hearing - Ordinance Revision: Changes to the approval process for sign and grading
permits, designating the Director of Community Development as the approval authority for sign
and grading permits: This ordinance revision was designed to provide more efficient, timely and
consistent review of the approval process. It would allow all sign and grading permit applications to be
reviewed and approved by the Director of Community Development or designee. Complex applications
would be forwarded to the Commission as inserted into sections 10-15B-11B and 10-24-10E.
Commission questions to staff: None were asked.
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Public questions to staff: None were asked.
Motion made by Joe Pitti to open public hearing; seconded by Tyler Young.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Public Comments: No comments were made.
Motion made by Joe Pitti to close public hearing; seconded by Allan Staker.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Commission deliberation: Mr. Pitti indicated the Commission had been discussing this for a while.
These changes would help expedite requests and was a smart move. He said it was a smart move. If an
application was found to be problematic or controversial, it would come before the Commission.
Mr. Young said these changes freed the Commission to discuss more complex issues. There would be
an appeals process if an applicant did not agree with a staff decision.
Motion made by Suzanne Elger to forward the revisions to the following sections of the Town
Code: 10-1-8: Grading Permits Required, 10-3-4: Land Use Authority Designated, 10-15B-10:
Grading, 10-15B-11: Procedure for Permit, 10-24-1: Permits and Approval Process, to the Town
Council for approval; seconded by Joe Pitti.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
4. Continued discussion from March 20th – Design/Development Review for a new building
containing four transient lodging units at 1214 Zion Park Boulevard, located in the Village
Commercial zone – Ryan Lee: This DDR was for construction of four transient lodging units at the old
LaFave Gallery property. During their previous review the Commission expressed a number of concerns
which the applicant had resolved in a revised submittal. Mr. Dansie provided a brief summary of the
concerns and the resolutions:
• The parking configuration required a common parking agreement. This would allow adjacent
properties to share a common parking facility solving the setback problem.
• The adjacent property had been purchased and an access easement recorded.
• Landscape plans now showed that at least 60% of the property was natural open space or
landscape. Plants from the approved plant list had been selected.
• Outdoor lighting details showed placement of parking lot and building-mounted lights.
• Design of the building had been changed to include revised finishes, colors and more rock to be
compatible with existing structures and the Town’s village character.

Mr. Pitti asked if parking would be out of compliance if the separate properties were sold.
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Mr. Dansie said the common parking agreement was recorded and would remain in place into
perpetuity. Additionally, the recorded access easement would remain if the subject property was
sold.

Ms. Elger questioned the setback and how it was different.
• Mr. Dansie explained parking spaces were required to have a ten-foot (10’) side setback;
however, code allowed a common parking agreement between two adjacent properties. A
common parking facility could straddle a lot line eliminating the side setback requirement.
Contractor Mark Fahrenkamp was in attendance to answer questions. He provided stone samples and
the plants selected from the approved list (Attachment #2).
Ms. Elger asked if there was an intention to build more buildings on the property.
• Mr. Fahrenkamp indicated there was but it would come in a separate application.
Ms. Elger asked the rental capacity.
• Ryan Lee indicated each duplex accommodated 1-2 people each; both sides of the gallery
generally accommodated 18 people total; and, the four-plex units could accommodate
approximately 16-20 people. Parking was more of a limitation than beds.
Mr. Pitti asked how they would handle overflow cars.
• Mr. Lee said guests could park on the lot to the south (currently known as the Bit 1 Lot) or they
would have to find public parking.
Ms. Elger liked the added stone and said the application met the parking requirements.
Mr. Burns struggled with the design of the building. He noted all three buildings were incompatible with
each other, detracting from the character of the Town.
• Mr. Young agreed and said the rooflines were very mismatched. He suggested the Commission
consider incentives for harmonious building styles.
• Mr. Pitti disagreed with incentives but preferred requirements be made in code.
Mr. Pitti said the applicant met what was required and did a good job changing the elements requested.
• Mr. Staker liked the addition of the stone and said the applicant met all requirements.
Motion made by Joe Pitti that the Commission approves the Design/Development Review for the
four-unit transient lodging building at 1214 Zion Park Boulevard as presented in the plans
submitted on July 17th for review by the Planning Commission.
The motion is based on the following findings: 1) The applicant has met the building code
standards in regards to lot area, building size, building height, landscaping, colors and materials,
and unit count, as well as parking;
With the conditions: 1) The applicant must submit to the Town a written, signed, notarized,
recorded agreement between the owner of the subject property and the owner of the property
adjacent to the south which includes all details regarding the common parking area required by
section 10-23-8B of Town Code; 2) The applicant must submit an updated outdoor lighting plan
which shows the proposed locations of all building-mounted outdoor lighting as well as details on
proposed building-mounted outdoor light fixtures and the updated plan must also provide details
on the height of parking lot lights demonstrating the lights meet the required setbacks of 2.5 times
the lights height; 3) The applicant must submit an updated landscape plan showing the total
quantity of landscape on the property after the proposed development is complete and the
updated plan must also include specifics on the types of vegetation and plants being proposed; 4)
And all items as outlined in the conditions must be completed before a building permit will be
issued; seconded by Tyler Young.
Staker: Aye
Young: Aye
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Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
5. Continued discussion from June 19th – Design/Development Review for a seven-car garage on
parcel S-12-E, located in the Central Commercial zone – Stan Smith: The Commission had asked for
revisions to the design to better reflect standards in Town Code sections 10-16-4 and 10-11A-14,
specifically addressing the lack of breaks in the building mass and shadow lines. In response, the
applicant submitted new designs. The revised plans showed a building height of twenty feet (20’) and a
total building size of 2500 square feet.
Stan Smith was in attendance to answer questions. The revised drawing was to scale and showed the
garage design would look like the other buildings on his property. There were no plans for outdoor
lighting.
Mr. Pitti expressed appreciation to the applicant for making the changes.
Motion made by Joe Pitti to approve the Design/Development Review for parcel S-12-E, the
Bumbleberry Lane garage. The Commission has reviewed the application and determined the
improved design before them meets the criteria discussed in the previous meeting in relation to
roof lines and the general design of the building and more secure numbers in relation to the size
and scale of the building. It also meets the conditions outlined in Chapter 10-11A: Central
Commercial Zone, and 10-15: Design/Development Review and meets the standards for lot area,
setbacks building size, building height, landscaping, colors and materials. There was indication
there would be no lighting but if the applicant choses to do lighting the Commission recommends
the applicant meets with the Town in regards to standards;
With the conditions: 1) The applicant must verify the side setbacks are ten-feet (10’) from the
adjacent property lines prior to the permit; 2) And, if the applicant decides to install outdoor
lighting they must provide an outdoor lighting plan and examples of dark sky compliant fixtures to
the DCD prior to the issuance of the permit; seconded by Tyler Young.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Consent Agenda:
Motion made by Jack Burns to approve the consent agenda; seconded by Allan Staker.
Staker: Aye
Young; Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
Motion to adjourn at 6:26pm made by Allan Staker; seconded by Tyler Young.
Staker: Aye
Young: Aye
Elger: Aye
Pitti: Aye
Burns: Aye
Motion passed unanimously.
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______________________________________
Darci Carlson, Town Clerk

APPROVAL: ______________________________________ DATE: ______________________

A recording of the public meeting is available by contacting the Town Clerk’s Office. Please call
435-772-3434 or via email at springdale@infowest.com for more information.
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