
 

 
 
Memorandum 

To:​ ​ Planning Commission​  

From:​ ​ Thomas Dansie, Director of Community Development​  

Date:​ ​ November 26, 2025 

Re:​ ​ Zone Change: Valley Residential to Public Use on Parcel S-137-C 

 
Executive Summary 
The Town of Springdale has requested a zone change from Valley Residential (VR) to Public Use (PU) on 
Parcel S-137-C. This two-acre parcel is located on Lion Boulevard, adjacent to the Town Hall property. The 
Town is requesting the zone change to facilitate the development of a medical clinic, as well as other 
future public uses. 
 
The property is designated “Mixed Use” on the Future Land Use Map. 
 
The Commission should evaluate the request based on the criteria in section 10-3-2(A) of the Town 
Code. The Commission should make specific findings detailing why or why not the proposed zone change 
meets those criteria.  
 
Background 

Property Overview 
The property is located on the north side of Lion Boulevard, immediately east of the Town Hall property. 
It is bounded on the front by Lion Boulevard and on the rear by Black’s Canyon wash. The property is 
undeveloped. It has uniformly sloping topography and a moderate amount of native vegetation. The 
flood hazard area associated with Black’s Canyon Wash covers approximately one-third of the rear of the 
property. 
  
The Future Land Use Map (FLUM) designates the property as “Mixed Use.”  The General Plan describes 
Mixed Use areas as follows: 
 

These are areas of mixed residential and commercial uses. The mixing of uses should help 
promote the town’s village atmosphere and small town feel. Higher density residential uses 
(including multifamily uses) are appropriate in this area, as well as small-scale commercial 
development. Both residential and commercial uses may be accompanied by incidental and 
limited agricultural uses. The combination of residential and commercial units in a single 
building or development is particularly encouraged. Moderate-income and employee housing is 
encouraged. While allowing higher density residential and commercial uses, this area should 
still seek to preserve open space where appropriate. Doing so will help promote the town’s 
small town feel and rural village atmosphere. 
 

 
Section 10-3-2(B) of the Town Code clarifies that the Future Land Use Map does not guarantee approval 
or denial of any zone change request. It merely provides a guide to assist the Planning Commission and 
Town Council in determining appropriate future uses of a property. The Town is able to approve or deny 
zone change requests regardless of compliance with the Future Land Use Map based on factors such as 
the timing, impact, or scale of the development proposed with the zone change.  

 



 

 
Proposal Overview 
The applicant is requesting the zone change to allow the development of a medical clinic. The current 
medical clinic on the Town Hall property has served the community for over 40 years. The Town has 
partnered with Family Healthcare to operate a new expanded and enhanced medical clinic in the Town. 
The Town is proposing to construct a new medical clinic on the property, and then lease the clinic to 
Family Healthcare who will operate the facility.  
 
The proposed new medical clinic will measure approximately 4,000 square feet in area. It will include a 
lobby / waiting area, exam rooms, a treatment room, spaces for providing behavioral health and virtual 
healthcare, a lab, provider workspaces, and a retail pharmacy. The proposed development on the 
property will include parking sufficient to provide the code required amount of parking, plus additional 
parking. Future phases could include covered parking with solar PV arrays which would power EV 
charging stations. Future development could also include a transit stop and a “resiliency hub” (a solar 
powered backup generator that can provide power for continuing operations during brownouts and 
natural disasters that interrupt power service).  
 
The property is large enough to accommodate other development in addition to the medical clinic. 
While there are no definite plans at this time for what additional public uses could be located on the 
property, the Town has proposed relocating the post office to this site, constructing a replacement Town 
Hall, and developing other public uses. The Town intends to develop the property as part of the overall 
municipal campus which includes the existing Town Hall and Canyon Community Center properties. 
Placing the property in the Public Use zone will allow the subject property to be developed in seamless 
coordination and design with the existing public uses in this area.   
 
Analysis 
According to section 10-3-2(A) of the Town Code it is the general legislative policy of the Town not to 
make zone changes, except in three specific instances: 1) to promote more fully the objectives and 
purposes of the land use ordinance and general plan, 2) to correct manifest errors, or 3) to 
accommodate substantial changes in conditions. The Commission should use these criteria in evaluating 
the applicant’s request.   
 
The Town’s application states the proposed zone change will both promote the goals and objectives of 
the General Plan and accommodate substantial changes in conditions. The Commission should reference 
the written justification in the Town’s application for additional detail on how the zone change will 
accomplish these two objectives.  
 
Planning Commission Action  
The Commission should 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 whether or not the proposed zone will accommodate substantial changes in conditions. 
The Commission may also consider other factors listed in 10-3-2(B) of the Town code such as timing, 
impact, or scale of the proposed development in determining if the requested rezone should be 
approved.  
 
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: 



 

 
-​ Is the location of the property suitable for a public uses, specifically including a medical clinic?  
-​ What are the likely impacts of the proposed development on traffic? Is the surrounding 

transportation network capable of handling these impacts? 
-​ What are the likely impacts of the proposed development on adjacent and nearby properties 

(noise, lighting, visual impact, etc.)? Will these impacts significantly impact the village 
atmosphere of the area?  

-​ Does the zone change request meet at least 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 Valley 
Residential to Public Use on parcel S-137-C, located immediately to the east of the Town Hall property. 
This motion is based on the following findings: 
 
​ [LIST FINDINGS] 
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The Town of Springdale is requesting a zone change from Valley Residential to Public Use on a 
two-acre parcel next to the Town Hall. The Town is planning to build a medical clinic, post office, 
and a new Town Hall on this parcel over the course of several years. The Public Use zone is 
necessary in order for these uses to be developed on this parcel. 

The requested zone change will accommodate substantial changes in conditions. It will also 
promote the goals and objectives of the General Plan. 

Accommodation of Changes in Conditions 

The Town provides services to a growing community of residents, businesses, and visitors. As all 
three of these components of the community grow, so does the demand for public services. The 
current post office was built in 1979. The current medical clinic was established in its current 
location in the mid 1980’s. And the current Town Hall was completed in the late 1990’s. Since 
that time there has been considerable growth in the Town’s residential population, the number 
of businesses in the community, and the number of tourists visiting. This has increased the 
demand for public services such as medical needs, postal needs, and general municipal 
government needs, including providing 24-hour police coverage.  

As a result of this increased demand for public services, several current municipal facilities 
including the medical clinic, Canyon Community Center, and Town Hall are either near capacity 
or over capacity. For instance, in 2019 the Town moved its public bodies and public meetings 
(Town Council, Planning Commission, and other public bodies) to the Canyon Community 
Center (CCC), and the Town Hall was remodeled to better accommodate changes in staffing. 
Moving the Town’s public bodies to the CCC provides better access to the community for public 
meetings but negatively impacts the availability of Center for community needs, recreation 
classes, and community events.  The current post office, located in a commercial zone on SR-9, 
is limited by its size and location and cannot provide or accommodate a number of services 
approved by the USPS, including passport and direct parcel services.  The Mayor has been told 
that a recommendation to the USPS that the current building has outlived its usefulness is being 
made and the Town continues to work with our federal delegation staff and the USPS on 
developing a new post office. 

In response to this change in conditions the Town acquired a two-acre parcel immediately 
adjacent to the current Town Hall with the intent of developing new public facilities. The Town 
has received a grant from the Governor’s Office of Economic Opportunity that has funded the 
architectural design of a new medical clinic and following that design process intends to 
construct the new medical clinic on this parcel, beginning possibly as early as the fall of 2025. 
The future development of a new post office or new Town Hall, or other public and municipal 
services as determined by the Town Council will occur in future years.  It is anticipated that once 



a new Town Hall is constructed, the current Town Hall will be converted to use by the Police 
Department, which will add necessary spaces for the Department’s functions. 

The Public Use zone is necessary in order to provide these additional and enhanced public 
services on the parcel. 

 

Promotion of the General Plan  

The General Plan contains an entire chapter dedicated to Public Health. The General Goal of this 
chapter is as follows: 

Springdale will promote community health and the wellness of its residents by facilitating first-
class medical facilities and providers, promoting a healthy and clean environment, and 
encouraging healthy lifestyles.  

Sub-Goal A of that chapter is as follows:  

Encourage and support the development of enhanced medical services in Springdale. 

1. The Town Council will support private and public medical providers and services 
in the Town to enhance and expand the types and availability of medical care in 
the Town. 

a. Assist the Zion Canyon Medical Clinic in researching and applying for 
federal grants through the Department of Health and Human Services 
and other potential grant sources. These grants may be available based 
upon the average age of the population of Springdale. 
b. The Town Council will consider providing housing for healthcare 
professionals who are willing to live in Springdale and staff the Clinic. 
The goal would be to have a physician on call or on duty at all times. 
c. The Town Council will seek to bring a pharmacy into Springdale, 
preferably with 24-hour access to critical supplies. The Council may 
investigate using a combination of incentives and direct financial 
support to accomplish this goal. 
 

The Town’s plan to construct a new medical clinic with enhanced services on the subject parcel 
will help promote these goals. The existing medical clinic is not large enough, nor does it have 
the amenities necessary in order to provide the services contemplated in these General Plan 
goals. In order for the Town to achieve these goals a new clinic building is necessary.  

The Town has researched numerous potential locations for a new medical clinic building. After 
researching all these options, it has become evident a location near the current clinic building is 



the most feasible. Changing the zone on the two-acre parcel adjacent to the Town Hall will allow 
the Town to develop a clinic building in an appropriate location that will promote the goals and 
objectives of the General Plan.  

Permitted Uses in Springdale Code 

The existing medical clinic was established on the Town’s property in the mid-1980s, before the 
current Public Use zoning was established.  Chapter 10-2 of the town code defines a medical 
clinic as: 

Clinic, dental or medical: A building in which a group of dentists, physicians and allied 
professional assistants are associated for the conduct of their profession. The clinic may include 
a dental and/or medical laboratory and pharmacy, but it shall not include inpatient care or 
operating rooms for major surgery. 

The clinic provides family care services along with urgent care primarily focused on visitors to 
Zion National Park.  In its current configuration, the care provided is limited and the building is 
not suitable for including services contemplated in the General Plan, including behavioral health 
or a pharmacy.   

In its present location, the clinic has been a direct benefit to the community for 40 years.  The 
current Public Use zoning does not permit medical clinics as an allowable use in the PU zone.  
Administrative, professional, or medical offices are permitted uses in the Village Commercial 
and Central Commercial zones, and medical clinics, while defined in code, are not specifically 
included in the list of permitted uses. 

As noted in the General Plan, promoting community health and wellness and facilitating first-
class medical facilities is a general goal.  However, the size of Springdale’s population, even 
including the visitor daily population, makes providing first-class medial facilities an economic 
challenge.  In order to meet the goals of the General Plan and to provide the range of services 
contemplated, there needs to be public support to bring costs down to make clinic operations 
economically feasible.  For instance, in the past the Town provided significant subsidies to the 
Zion Canyon Medical Clinic to help it remain economically viable.   

Including the new medical clinic on the Town’s property in the Public Use zone allows the Town 
to support the development of the clinic, reduce costs, and contribute to the development of 
the medical services contemplated by the General Plan. Including a provision to allow medical 
clinics in the PU zone also recognizes the long-term benefits provided to the community by the 
former and current Zion Medical Clinic. 







ZONING 

The parcel is currently zoned as Valley Residential. It will be rezoned as Public 

Use and consolidated with the parcel to the west that includes the current town 

hall. Consolidation with the existing town hall parcel will dissolve the parcel 

setback to the west. The town hall parcel also includes the disc golf course to 

the north, which will contribute to the new site's landscape requirements once 

consolidated. 

Below are the relevant requirements for developments zoned as Public Use: 

Maximum Building Height: 26 feet 

Required Landscaping: 60% 

Setbacks: 10 feet on all sides (front, rear, and sides). 

Building Size: 4,000 square feet to 10,000 square feet, not including 

below-grade floors 

Parking Requirements: 1 parking space per 600 square feet 

VOBO AROHITEOTURE 
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