
 
TOQUERVILLE CITY 

PLANNING COMMISSION MEETING AGENDA 
August 13, 2025, at 6:00 p.m. 

212 N. Toquer Blvd, Toquerville Utah 
 

This meeting will also be broadcast via YouTube live on the Toquerville City YouTube channel at 
https://www.youtube.com/channel/@toquervillecity 

 
 

A. CALL TO ORDER: 
1. Call to Order – Pro Temp Haymore 
2. Pledge of Allegiance – Commissioner Christensen        
3. Statement of Belief/Opening Prayer – Commissioner Chamberlain  
4. Disclosures and Declaration of Conflicts from Commission Members. 
 

B. APPROVAL OF AGENDA: 
1. Approval of agenda order  

 
C. CONSENT AGENDA: 

1. Review and possible approval of meeting minutes from July 9, 2025, Planning Commission 
Meeting. 

D. REPORTS: 
1. Planning Commissioners 
2. Planning & Zoning Administrator, Emily Teaters 
3. Assistant City Manager, Darrin LeFevre 

 
E. BUSINESS ITEM(S): 

1. Discussion and possible recommendation on a zone change application submitted by 
Raymond & Kathy Bence for 1816 S Shangri La (Tax ID: T-168-G). Current zoning is 
Multiple Use (MU-20), and the proposed zoning is Agricultural (A-1 District).  
A. Public Hearing: Public input is sought on a zone change application submitted by 

Raymond & Kathy Bence for 1816 S Shangri La (Tax ID: T-168-G). Current zoning is 
Multiple Use (MU-20), and the proposed zoning is Agricultural (A-1 District). 
 

2. Discussion and possible approval of a Lot Line Adjustment Application submitted by 
Raymond  & Kathy Bence for Tax ID: T-163-C-1-A & T-168-G.  
 

3. Discussion and possible approval of lot widths and size on a MPDO Modification 
Application and Site Plan for Residential Planning Area 11 within the Firelight MPDO.  
 

4. Discussion and possible approval of a Sign Permit Application submitted by Clovis Signs 
on behalf of Sinclair Co.  

F. ADJOURN: 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary communicative aids and services) during this 
meeting should notify the City Office 435.635.1094, at least 48 hours in advance. This Agenda will be posted on the State website at http://pmn.utah.gov, posted on the 
Toquerville City website at www.toquerville.utah.gov, and at the City Office Building at 212 N Toquer Blvd. Posted August 12, 2025, by Toquerville City Recorder, 
Emily Teaters. 

https://www.youtube.com/channel/UCOn3wYhjwc2gKbc91YPRIAA


07.09.2025 Planning Commission Meeting Minutes Page 1 of 2 

 

 

 
 

TOQUERVILLE CITY 
PLANNING COMMISSION MEETING MINUTES 

June 9, 2025, at 6:00 pm 
212 N. Toquer Blvd, Toquerville Utah 

Present: Commissioners: Dean Haymore, Jenny Chamberlain, Angela Harrison; Commissioner 
Alternates: Mila Allinson; Staff: Assistant City Manager Darrin LeFevre, Planning and Zoning 
Administrator/Recorder Emily Teaters; Absent: Chair: Val Preslar; Commissioner Lonnie 
Christensen; Commissioner Alternate Glenn Leavitt. 

 
A. CALL TO ORDER: 

https://www.youtube.com/live/gCyTEY3zCYg?si=LbUTdvT9LGdVIeti&t=2       
Chair Pro Tempore Dean Haymore called the meeting to order at 6:00 p.m. Commissioner 
Chamberlain led the Pledge of Allegiance. The invocation was led by Commissioner Harrison. 
There were no disclosures or declarations of conflicts from the commissioners. 

 
B. APPROVAL OF AGENDA: 

https://www.youtube.com/live/gCyTEY3zCYg?si=p-K3QgC-WFKOknab&t=131       
The Commissioners reviewed the agenda.  

 
Commissioner Chamberlain made a motion to approve the agenda order. Commissioner 
Harrison seconded the motion. Motion carried, 4-0. Dean Haymore – aye, Angela Harrison – 
aye, Jenny Chamberlain – aye, Mila Allinson – aye.  

C. CONSENT AGENDA: 
https://www.youtube.com/live/gCyTEY3zCYg?si=G_xlShpRoRNJ4sF8&t=170        
1. Review and possible approval of meeting minutes from April May 14th, 2025, Planning Commission 
Meeting. 

 
Commissioner Chamberlain made a motion to approve the minutes as they are for the May 14th 
meeting. Commissioner Harrison seconded the motion. Motion carried, 4-0. Dean Haymore – 
aye, Angela Harrison – aye, Jenny Chamberlain – aye, Mila Allinson – aye.  
 

D. REPORTS: 
https://www.youtube.com/live/gCyTEY3zCYg?si=VypH12qY2nAh-9-P&t=204        
1. Planning Commissioners 

There were no reports from the Planning Commissioners. 
2. Planning and Zoning Administrator Emily Teaters 

Emily reminded everyone of the Toquerville Parkway Ribbon Cutting Ceremony.  
3. Assistant City Manager Darrin LeFevre 

Darrin gave a report on the Toquerville Parkway project, summarizing the ongoing work at the north and 
south tie-ins. He explained that these areas will be limited to a one-lane road with traffic control in place. He 
also provided an update on the water tank and shared images highlighting progress on the bypass, Sapp Bros 
Travel Center, and IME Automations.  
 

E. BUSINESS ITEM(S): 
 

1. Discussion and possible approval of a Sign Permit submitted by Scott McCall of 
Sunriver Firelight. 
https://www.youtube.com/live/gCyTEY3zCYg?si=-kYqrPjoa49skZmA&t=1444     

https://www.youtube.com/live/gCyTEY3zCYg?si=LbUTdvT9LGdVIeti&t=2
https://www.youtube.com/live/gCyTEY3zCYg?si=p-K3QgC-WFKOknab&t=131
https://www.youtube.com/live/gCyTEY3zCYg?si=G_xlShpRoRNJ4sF8&t=170
https://www.youtube.com/live/gCyTEY3zCYg?si=VypH12qY2nAh-9-P&t=204
https://www.youtube.com/live/gCyTEY3zCYg?si=-kYqrPjoa49skZmA&t=1444
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Emily provided a summary of the submitted application discussing the signs with the 
Planning Commission and Firelight representative Scott Mcall. 
 
Commissioner Chamberlain made a motion to approve the Sign Permit. Commissioner 
Harrison seconded the motion. Motion carried, 4-0. Dean Haymore – aye, Angela Harrison 
– aye, Jenny Chamberlain – aye, Mila Allinson – aye.  

 
2. Discussion and possible recommendation on Ordinance 2025.XX – An ordinance amending 

and restating Title 10, Chapter 17 of the Toquerville City Code to establish standards and 
permitting requirements for temporary land uses.  
https://www.youtube.com/live/gCyTEY3zCYg?si=1ZgyJNzEEkELO4gU&t=1666     
Emily introduced this item providing background on the proposed ordinance. She went over 
temporary uses she added and the process for reviewing the permits. Attorney Gothard 
discussed the red lines she made with the Planning Commission and staff.  
 
A. Public Hearing: Public input is sought on Ordinance 2025.xx – An ordinance amending 

and restating Title 10, Chapter 17 of the Toquerville City Code to establish standards and 
permitting requirements for temporary land uses. 
 
Chair Pro Tempore Haymore opened the Public Hearing. There were no comments 
from the public. Chair Pro Tempore Haymore closed the Public Hearing.  
 

Commissioner Chamberlain made a motion to recommend approval to the City Council with the 
changes discussed and the attorney’s red lines. Commissioner Harrison seconded the motion. 
Motion carried, 4-0. Dean Haymore – aye, Angela Harrison – aye, Jenny Chamberlain – aye, 
Mila Allinson – aye.  

 
F. ADJOURN: 

https://www.youtube.com/live/gCyTEY3zCYg?si=1S8LON9Th7ElnCSD&t=2930        
 
Commissioner Chamberlain made a motion to adjourn the meeting. Commissioner Harrison 
seconded the motion. Motion carried, 4-0. Dean Haymore – aye, Angela Harrison – aye, Jenny 
Chamberlain – aye, Mila Allinson – aye.  

 
Chair Pro Tempore Dean Haymore adjourned the meeting at 6:49 pm. 

 
 

 
Planning Chair – Valerie Preslar Date 

 
 

 
Attest: City Recorder – Emily Teaters 

https://www.youtube.com/live/gCyTEY3zCYg?si=1ZgyJNzEEkELO4gU&t=1666
https://www.youtube.com/live/gCyTEY3zCYg?si=1S8LON9Th7ElnCSD&t=2930


Toquerville City Planning Commission Meeting 
Agenda Item Sheet 

Meeting Date: 08.13.2025 Department: Planning and Zoning  
 

Item Title: 
Discussion and possible recommendation on a zone change application submitted by Raymond 
& Kathy Bence for 1816 S Shangri La (Tax ID: T-168-G). Current zoning is Multiple Use 
(MU-20), and the proposed zoning is Agricultural (A-1 District).  

Presented By: Emily Teaters 

Attachments:  
• Application 
• Current Zoning Map 
• Proposed Zoning Map 
• General Plan Zoning Map 

Options:  
Recommend Approval/Denial/Table 

 Possible Motion (Approval): 
I move to recommend approval of the zone change application submitted by Raymond & Kathy 
Bence for 1816 S Shangri La (Tax ID: T-168-G), changing the zoning from Multiple Use (MU-20) 
to Agricultural (A-1 District),  with the condition that the zone change applies to the parcel as it 
will exist following the lot line adjustment, contingent on that adjustment receiving approval and 
being recorded. 

Background: 
 

The application has been deemed complete under Toquerville City Code Title 10, Chapter 6. 
 
The applicants are requesting a rezone from Multiple Use (MU-20) to Agricultural (A-1 
District) for the property located at 1816 S Shangri La. This request is part of the conditions for 
obtaining a Nightly Rental Permit and is intended to bring the property into compliance with 
zoning requirements. 

 
The current MU-20 zoning requires a larger minimum lot size than the property currently meets. 
The rezone is running concurrently with a lot line adjustment (also on this agenda). Both actions 
are necessary to bring the parcel into compliance. If the Planning Commission wishes to 
recommend approval of the zone change, the recommendation should be contingent upon the lot 
line adjustment being approved and recorded. 
 
The Toquerville City General Plan designates this area as Agricultural. The Agricultural (A-1) 
zoning will align the property with the General Plan and ensure compliance with the minimum 
lot size requirements for that zone. 
 



 

Standards for Review:  
Per Toquerville City Code §10-8-3, the Planning Commission must find that the proposed zone 
change meets the following standards: 

1. Addresses a recognized and demonstrated need in the community. 
2. Is compatible with the character of the neighborhood and surrounding structures in use, 

scale, mass, and circulation. 
3. Will not result in over-intensive land use or excessive depletion of natural resources. 
4. Will not have a material adverse effect on community capital improvement programs. 
5. Will not require a greater level of community facilities and services than currently 

available. 
6. Will not cause undue traffic congestion or hazards. 
7. Will not cause significant air, odor, water, light, or noise pollution. 
8. Will not otherwise be detrimental to the health, safety, or welfare of the community. 
9. Meets the requirements of the General Plan. 
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Toquerville City Planning Commission Meeting 
Agenda Item Sheet 

Meeting Date: 08.13.2025 Department: Planning and Zoning  
 

Item Title: 
Discussion and possible approval of a Lot Line Adjustment Application submitted by Raymond  
& Kathy Bence for Tax ID: T-163-C-1-A & T-168-G. 

Presented By: Emily Teaters 

Attachments:  
• Application 
• Proposed Lot Line Adjustment/Record of Survey 

Options:  
Recommend Approval/Denial/Table 

 Possible Motion (Approval): 
I move to approve the lot line adjustment application submitted by Raymond & Kathy Bence for 
parcels T-163-C-1-A and T-168-G, contingent upon City Council approval of the associated zone 
change for parcel T-168-G. 

Background: 
 

This lot line adjustment is being submitted alongside the zone change application for parcel T-
168-G. The goal is to adjust the property line between parcels T-163-C-1-A and T-168-G so 
both meet their zoning requirements. Parcel T-163-C-1-A will meet the minimum lot size for its 
current Multiple Use (MU-20) zoning, and parcel T-168-G will be brought into compliance 
with the proposed Agricultural (A-1) zoning. The adjustment also moves the radio tower and 
solar panels fully onto parcel T-163-C-1-A, which is another step in bringing the properties into 
compliance.   
 
The applicants have submitted a record of survey that meets all applicable policy and code 
requirements, including legal descriptions and clear depictions of the boundaries before and 
after the proposed adjustment. The Planning Commission is asked to review the record of 
survey based on the standards in Toquerville City Code § 10-19G-2, which require that: 
 

1. No new dwelling or housing unit will result from the exchange of title; and 
2. The exchange of title will not result in a violation of applicable zoning requirements. 

 
If the Planning Commission approves the record of survey based on these standards, it will be 
included as an exhibit to the conveyance document/deed, which must comply with Utah Code § 
57-1-45.5 and be recorded to officially transfer title between the owners. Prior to recording, 
staff will then verify that the conveyance document meets all state requirements, and once 
confirmed, the City will issue the certificate of approval as required by our code to finalize the 
Planning Commission’s approval of the lot line adjustment. 



 

 
Any motion for approval of this lot line adjustment should be contingent upon City Council’s 
approval of the associated zone change application for parcel T-168-G. 







 

Toquerville City Planning Commission Meeting 
Agenda Item Sheet 

Meeting Date: 08.13.2025 Department: Planning and Zoning  
 

Item Title: 
Discussion and possible approval of lot sizes and setbacks on a MPDO Modification 
Application and Site Plan for Residential Planning Area 11 within the Firelight MPDO. 

Presented By: Emily Teaters 

Attachments:  
• Application 
• Site Plan 
• Planning Area Map 
• Resolution 2025.05 MPDO Clarifications and Applicable Restrictions  

Options:  
Approve/Table/Deny  

 Possible Motion (Approval): 
I move to approve the proposed lot sizes and widths submitted with the MPDO Modification 
Application and Site Plan for Residential Planning Area 11 within the Firelight MPDO, based on 
consistency with the adopted MPDO ordinance and applicable restrictions. 

Background: 
Firelight Development, Inc. has submitted a request for a Master Planned Development Overlay 
(MPDO) Modification and a Site Plan for Residential Planning Area 11 within the Firelight 
MPDO. The proposal includes an updated site plan with lot sizes and widths for this planning 
area, which would amend the ‘Final Site Plan (Exhibit C)’ in the approved development 
agreement. 
 
Under Toquerville City Code Section 10-15C-5(E), the Planning Commission is responsible for 
approving lot sizes and widths within an MPDO when the request is consistent with the 
approved concept plan and meets the intent and standards of the MPDO ordinance. Resolution 
2025.05 established MPDO Clarifications and Applicable Restrictions for this zone, including 
specific setbacks and frontage requirements. 
 
The Planning Commission should review the proposed lot standards in light of the adopted 
clarifications and restrictions and the overall intent of the MPDO. 

 

https://www.toquerville.utah.gov/media/2676
https://www.toquerville.utah.gov/media/2676






























Toquerville City Planning Commission Meeting 
Agenda Item Sheet 

Meeting Date: 08.13.2025 Department: Planning and Zoning  
 

Item Title: 
Discussion and possible approval of a Sign Permit submitted by Jordyn Stowe of Clovis Sign 
Service Inc.  

Presented By: Emily Teaters 

Attachments:  
• Sign Permit Application 
• Site & Signage Plan 

Options:  
Approve/Table/Deny  

 Possible Motion (Approval): 
I move to approve the Sign Permit submitted by Jordyn Stowe of Clovis Sign Service Inc.  

Background: 
 

Sinclair has submitted signage for two canopies at the SAPP Bros Travel Center: one large 
main canopy and one smaller RV canopy.  The submitted signs have been updated from 
Sinclair’s traditional branding to neutral colors as required by the City’s sign code. However, 
the proposed signs exceed size limits established in the Toquerville City Code. 
 
In our code, canopy signs are classified as awning signs and fall under the building-mounted 
sign regulations, which limit their size to the lesser of 40 square feet or one square foot per 
linear foot of building frontage. Based on this standard, the large canopy, with 190 feet of 
frontage, is only allowed to have a maximum sign area of 40 square feet. The small canopy, 
with 50 feet of frontage, is likewise capped at 40 square feet. The proposed signs exceed these 
limits significantly. The large canopy sign measures 760 square feet and the small canopy sign 
measures 200 square feet. The code further restricts signage by allowing each licensed business 
one primary and one secondary sign with specific size limits and location rules. 
 
In your packet, you will find two versions of the canopy signage submittal, which differ 
primarily in logo size. City code limits logos to a maximum of 25% of the total sign area unless 
the Planning Commission approves an exception. If each canopy side is treated as an individual 
sign, the applicant favors the larger logos. If all logos on a canopy are considered collectively, 
the smaller logo version complies with the 25% limit. The Planning Commission has discretion 
to determine which logo size plan is appropriate should the applicant appeal a denial. 
 
In addition to the canopy signage, Sinclair submitted service station signs defined in City Code 
as signs with no more than eight (8) square feet of area and not more than eight feet (8') in 
height for their pump islands. Additionally, one “self/min/full serve” sign not exceeding three 



 

(3) square feet is allowed on each end of each pump island. These signs are currently under 
staff review for compliance with code standards and because there is one on each side of each 
island, they should be sent to the appeal authority for further review. They are exempt from 
permit requirements. 
 
Staff has reviewed the signage and confirmed that both canopies exceed the size limits 
established in City Code Section 10-22-7(B)(3). The travel center also appears to have 
reached or exceeded the number of signs allowed. Two versions of the signage, differing 
primarily in logo size, were submitted; the Planning Commission has discretion to determine 
which version should proceed should an appeal be filed. Lighting details have not yet been 
fully reviewed and will require separate compliance evaluation. If denied,  the applicant may 
apply for a variance if they wish to request an exception from the size and sign quantity limits 
established in the City Code. 



Application Review Status

Application Form Data

(Empty fields are not included)

First Name

Jordyn

Last Name

Stowe

Email Address

jordyn@css-ngd.com

Phone Number

(575) 763-5623

Address

Toquerville Planning and Zoning

600 1700 N

08/07/2025 - 08/06/2026

Sign Permit Application
General

Under Review

Printed: 08/11/2025

Active

Pre-Review Approved

Planning & Zoning Not Reviewed

Final-Review Not Reviewed

08/07/2025

Fees

Application Fee $35.00

Subtotal $35.00

Processing Fee $2.05

Total $37.05

Amount Paid $37.05

Total Due $0.00

Payments

08/07/2025 Online $35.00

Total Paid $37.05



1312 E 1st Street Clovis, NM 88101

City

Clovis, NM 88101

State

NM

Zip Code

88101

Is your mailing address different than the address above?

Yes

Mailing Address

PO Box 789

City

Clovis

State

NM

Zip Code

88102
Do you own the subject property?

No

Are you an authorized agent for the property?

Yes

Owner Name

SAPP Bros

Owner Phone Number

(575) 799-2259

Owner Email Address

DDunstan@SAPPBROS.NET

Upload Notarized Property Owner Affidavit signed by property owner and agent.

Street Address

600 1700 N

City

Toquerville

State

  Property Owner Affidavit.pdf



UT

Zip Code

84774
Project Engineer/Sign Contractor or Erector

Clovis Sign Service

Mailing Address

PO Box 789

City

Clovis

State

NM

Zip Code

88102

Phone Number

(575) 763-5623

Email Address

jordyn@css-ngd.com

A site plan showing the proposed location of the sign in relation to the face of the building or to the boundaries
of the lot on which it is situated, existing and proposed buildings or other structures, control curbs and parking

areas and the extent to which the sign is proposed to project into or over public property, if any.



Upload Site Plan

Elevation drawings of the proposed sign, drawn to scale, showing the type of sign, sign display, sign height and

sign area.



Upload Elevation Drawings

Plans indicating the scope and structural detail of the work to be done, including details of all connections, guy

lines, supports and footing, and materials to be used.



Upload Plans

Type of sign illumination, if any, including description of proposed illumination, technical data sufficient to

allow evaluation of proposed light levels and identification of fixtures, types, locations, mounting and wattage
on plans and elevations, (See Lighting Ordinance Title 10 Chapter 24 of the Toquerville City Code).

  Untitled Extract Pages.pdf

  2025-08-07 I-15 7 N Toquer Blvd - St George, UT - 48 in System Signage BB.pdf

  2025-08-07 I-15 7 N Toquer Blvd - St George, UT - 48 in System Signage BB.pdf





Upload Sign Illumination

Upload Notarized Professional Services Agreement

Signature
I hereby acknowledge that I have read the Toquerville City Code Title 10 Chapter 22 - Sign Regulations as applicable to my
application herein, and that I understand the provisions of the Code as it applies to this application and that I will fully and
completely comply with the provisions and requirements to the best of my ability and pay all fees required therein. I hereby
agree to hold Toquerville City harmless for any and all liability which may arise as a result of my exercise of this permit.

Jordyn Stowe - 08/07/2025 11:48 am

  5100693L.pdf

  Professional Services Agreement.pdf



Messages

Hi Jordyn,

You’ll need to upload a signed and notarized Property Owner Affidavit and Professional Services
Agreement. I’ve attached the forms to this message. You can return them either by emailing
mary@toquerville.utah.gov or by sending them back here.

Let me know if you have any questions!

Thanks,
Mary

 Owner Affidavit and Agent Authorization 03.18.2024.pdf  Professional Services Agreement
03.18.2024.pdf

Comments:

Attached are the requested documents.
 SKM_C55825080715240.pdf  08072025_TOQUERVILLE CITY.pdf

mailto:mary@toquerville.utah.gov
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