TOQUERVILLE

TOQUERVILLE CITY ClTY
PLANNING COMMISSION MEETING AGENDA
March 11, 2026, 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 — Chair Haymore
2. Pledge of Allegiance — Commissioner Harrison
3. Statement of Belief/Opening Prayer — Commissioner Christensen
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 January 14, 2026, Planning
Commission Meeting.

D. BUSINESS:

1. Discussion and possible recommendation as the Hillside Review Board on a Hillside
Development Permit submitted by Firelight Development Inc./SRC Landholdings, LLC for
Indigo @ Firelight, Phase 1. Tax ID: T-182-A and T-3-15-110.

2. Discussion and possible approval of a preliminary site plan for a parking lot expansion at
Sapp Bros Travel Center, submitted by Tad Griffiths of Royal T Enterprises, Inc. Tax ID: T-
3-0-27-3410 and T-3-0-27-315.

3. Discussion of the purpose and key elements of Toquerville City’s General Plan.

E. REPORTS:
1. Planning Commission Chair
2. Planning Commissioners
3. Planning & Zoning Administrator, Emily Teaters
4. Assistant City Manager, Darrin LeFevre

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 March 10, 2026, by Toquerville City Recorder,
Emily Teaters.
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TOQUERVILLE CITY CITY
PLANNING COMMISSION MEETING MINUTES
January 14, 2026, at 6:00 pm
212 N. Toquer Blvd, Toquerville Utah

Present: Dean Haymore; Commissioners: Lonnie Christensen, Angela Harrison, Glenn Leavitt, Mila
Allinson; Commissioner Alternates: Mark Welker; Staff: Planning and Zoning Administrator/
Recorder Emily Teaters, Assistant City Manager Darrin LeFevre.

A. CALL TO ORDER:
https://www.youtube.com/live/XJWGTDCiBX0?si=gnS_xsmV3AktVGTB&t=7
Chair Dean Haymore called the meeting to order at 6:00 p.m. Commissioner Leavitt led the
Pledge of Allegiance. The invocation was led by Commissioner Harrison. There were no
declarations of conflicts.

B. APPROVAL OF AGENDA:
https://www.youtube.com/live/ XJWGfDCiBX0?si=kdp6dAx0x10nb7N7&t=108
The Commissioners reviewed the agenda.

Commissioner Christensen made a motion to approve the agenda. Commissioner Harrison seconded
the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye, Angela Harrison — aye,
Lonnie Christensen — aye, Mila Allinson — aye.

C. CONSENT AGENDA:
https://www.youtube.com/live/XJWGIDCiBX0?si=DPhvrP9L 5bGGZ8vu&t=125
1. Review and possible approval of meeting minutes from December 10, 2025, Planning Commission
Meetings.

Commissioner Harrison made a motion to approve the meeting minutes from December 10, 2025.
Commissioner Christensen seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn
Leavitt — aye, Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

D. BUSINESS ITEM(S):

1. Discussion and possible approval on a Nightly Rental Application for 2 W Willow Lane,
submitted by Travis and Janiece Olds. Tax ID: T-WLAN-1, current zoning is R-1-20 Single
Family Residential.
https://www.youtube.com/live/XJWGTDCiBX0?si=GGCwpM86FZbRcTXn&t=160
Emily Teaters introduced this item by summarizing the submitted application. She provided
clarification on how the distance between rentals is measured. The Commissionerss moved
into a Public Hearing.

Commissioner Leavitt made a motion to move into a Public Hearing. Commissioner
Harrison seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye,
Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

A. Public Hearing: Public input is sought on a Nightly Rental Application for 2 W Willow
Lane, submitted by Travis and Janiece Olds. Tax ID: T-WLAN-1, current zoning is R-1-20
Single Family Residential.

Gary Lunt brought up concerns with a potential conflict of wanting to rent out a long-term next
door. The Commissioners moved back into the regular meeting.
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Commissioner Allinson made a motion to close the public hearing. Commissioner Harrison
seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye, Angela
Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

Chair Haymore brought up his concerns with the rental.

Commissioner Harrison made a motion to recommend approval of the Nightly Rental
Permit Application submitted by Travis and Janiece Olds for 2 W Willow Lane.
Commissioner Leavitt seconded the motion. Motion carried 5-0. Dean Haymore — aye,
Glenn Leavitt — aye, Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

2. Discussion and possible approval of a Preliminary Plat Application submitted by Firelight
Development for phases four through seven of Residential Planning Area 1 within the Firelight
MPDO (Tax ID’s T-3-1-10-441-PV1 & T-3-1-10-442-PV1).
https://www.youtube.com/live/XJWGfDCiBX0?si=rbS4x15L 7pPt7C7q&t=549
Emily introduced the item, displaying phases 4-7 on a map and noting mistakes that should be
clarified in the motion. Darrin LeFevre answered commissioners' questions regarding road
maintenance. Stephen Wood from Firelight Development addressed questions about private
streets and parking. Emily conveyed a question from the Attorney about rock wall
maintenance responsibilities. Chair Haymore expressed concerns about drainage. Adam Allen
from American Consulting and Engineering addressed questions about the design plans for
detention ponds and drainage within the community. The Commissioners moved into a Public
Hearing.

Commissioner Leavitt made a motion to open the Public Hearing. Commissioner Harrison
seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye, Angela
Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

A. Public Hearing: Public input is sought on a Preliminary Plat Application submitted by
Firelight Development for phases four through seven of Residential Planning Area 1
within the Firelight MPDO (Tax ID’s T-3-1-10-441-PV1 & T-3-1-10-442-PV1).

Lynn Olds spoke during this time regarding the Westfield Connection Road. Adam responded
to Lynn’s comments stating the road tie-in will be shown on the next plat. The commissioners
further discussed the Westfield connection with Adam and Stephen. Gary Lunt spoke
regarding whether the ponds are reviewed by the state hydrologist. The Commissioners moved
back into the regular meeting.

Commissioner Christensen made a motion to close the Public Hearing. Commissioner
Allinson seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt —
aye, Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

The commissioners further discussed this item. Commissioner Allinson brought up bonus
densities.

Commissioner Christensen made a motion that Planning Commission as a preliminary land
use authority approve the Preliminary Plat for phases four through seven in Residential
Planning Area 1 of the Firelight MPDO, with the corrections of the private to public right of
way and cross-section as well as the easement added. Also noting that this approval is
preconditioned upon a hillside development permit being approved prior to final plat
approval if required. Commissioner Harrison seconded the motion. Motion carried 5-0.
Dean Haymore — aye, Glenn Leavitt — aye, Angela Harrison — aye, Lonnie Christensen — aye,
Mila Allinson — aye.

3. Discussion and possible approval of a Preliminary Plat Application submitted by Firelight
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Development for phases eight through sixteen of Residential Planning Area 1 within the
Firelight MPDO (Tax ID’s T-100-A, T-3-1-10-142-A, T-3-1-3-200-PV1, T-199-PV1, T-196-
PV1, T-1231, T-3-1-3-201-PV1, T-101-PV1, T-197- PV1, & T-104-A-1, T-3-1-10-140-PV1,
T-3-1-3-232-PV1).
https://www.youtube.com/live/XJWGIDCiBX0?si=yA-vvsb4zzdxYBMg&t=2613

Emily introduced this item sharing a map that showed phases eight through sixteen. She went
over the preliminary plat noting is has area that isn’t owned by Firelight yet, also noting some
newer Tax IDs weren’t included on the agenda item. Chair Haymore asked for some
clarification on the Preliminary Plat. The Commissioners moved into a Public Hearing.

Commissioner Leavitt made a motion to open the Public Hearing. Commissioner Harrison
seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye, Angela
Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

A. Public Hearing: Public input is sought on Preliminary Plat Application submitted by
Firelight Development for phases eight through sixteen of Residential Planning Area 1
within the Firelight MPDO (Tax ID’s T-100-A, T-3-1-10-142-A, T-3-1-3-200-PV1, T-
199-PV1, T-196-PV1, T-1231, T-3-1-3-201-PV1, T-101-PV1, T-197- PV1, & T-104-A-1,
T-3-1-10-140-PV1, T-3-1-3-232-PV1).

There were no comments from the public. The Commissioners moved back into the regular
meeting.

Commissioner Harrison made a motion to close the Public Hearing. Commissioner
Allison seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt —
aye, Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

The Commissioners further discussed this item

Commissioner Harrison made a motion that the Planning Commission as a preliminary
land use authority give conditional approval of the Preliminary Plat for phases eight
through sixteen in Residential Planning Area 1 of the Firelight MPDO, finding that the
application is complete under 10-19C-3 and the City Subdivision Submittal Policy, and
that this approval is preconditioned upon a Hillside Development Permit being approved
prior to final plat approval, as well as the addendum to the Firelight Development
Agreement allowing for conditional approvals is recorded. Commissioner Christensen
seconded the motion. Motion carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye,
Angela Harrison — aye, Lonnie Christensen — aye, Mila Allinson — aye.

E. REPORTS:
https://www.youtube.com/live/XJWGfDCiBX07?si=OB_kWZolLahShMSUi&t=3314

1. Planning Commission Chair

Chair Haymore noted that reports will now be at the end of the meetings moving forward as requested
by Mayor Catlin.

2. Planning Commissioners
Commissioner Leavitt brought up concerns with speed limits throughout the city.

3. Planning & Zoning Administrator, Emily Teaters

Emily reported on the code revisions she’s working on in between applications. Commissioner Leavitt
mentioned concerns with a home that received a Certificate of Occupancy while out of compliance.
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4. Assistant City Manager, Darrin LeFevre

Darrin provided updates on projects in Toquerville. A TDS line was moved on the South cut, Boulder
Ridge subdivision is progressing toward paving, and IME Automations is behind on construction. He
also shared progress pictures from Sunriver Firelight. Darrin answered questions from Commissioner
Christensen about the opening of the new Ash Creek Special Service District Facility.

Gary Lunt brought up concerns regarding flooding.

F. ADJOURN:

Commissioner Leavitt made a motion to Adjourn. Commissioner Harrison seconded the motion. Motion
carried 5-0. Dean Haymore — aye, Glenn Leavitt — aye, Angela Harrison — aye, Lonnie Christensen —
aye, Mila Allinson — aye.

Chair Haymore adjourned the meeting at 7:22 pm.

Planning Chair — Dean Haymore Date

Attest: City Recorder — Emily Teaters
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Toquerville City Planning Commission Meeting
Agenda Item Sheet

Meeting Date: 03.11.2026 Department: Planning & Zoning

Item Title:

Discussion and possible recommendation as the Hillside Review Board on a Hillside
Development Permit submitted by Firelight Development Inc./SRC Landholdings, LLC for
Indigo @ Firelight, Phase 1. Tax ID: T-182-A and T-3-15-110.

Presented By: Emily Teaters

Attachments:
e Application
e Hillside Development Plans

Options:
Recommend Approval/Denial/Table

Possible Motion (Approval):

I move to recommend approval of the Hillside Development Permit for Phase 1 of the Indigo @
Firelight subdivision.

Background:

The Toquerville City Code 10-16A establishes a Hillside Development Overlay Zone for
hillsides in the City with a slope greater than 10%. The Code sets standards for development in
these hillside areas to minimize soil and slope instability, erosion, and the adverse effects of
grading, cut and fill operations, while preserving the character of the City’s hillsides.

The overlay zone is intended to:
« Prohibit development that could create hazardous conditions due to slope instability,

rockfalls, or excessive erosion.
« Ensure safe vehicular circulation and access.
« Encourage building site design and development that minimizes the visual and erosion

impacts of cutting, filling, and grading.
« Promote preservation of open space through clustering or other design techniques that

maintain the natural terrain.
« Require buildings to be located in cut areas where excavation occurs to reduce the visual

effects of scarring.

The Planning Commission acts as the Hillside Review Board, responsible for evaluating these
applications and making a recommendation to the City Council.

The applicant has submitted all required materials for the Hillside Development Permit, which
have been reviewed by the City Engineer. The engineer’s comments were emailed with your
packet. Density calculations are included in the plans and have been reviewed for compliance



https://codelibrary.amlegal.com/codes/toquervilleut/latest/toquerville_ut/0-0-0-4170

with the standards in the 10-16A-5. To calculate density allowances, slopes are mapped and
delineated into intervals of 0—10%, 11-16%, 17-23%, 24-30%, and greater than 30%. The
submitted plans show the acreage for each of these slope categories and the corresponding
density calculations, based on the chart provided in the Sensitive Lands Ordinance (see below).

Percent Natural Minimum Lot Size For Single- | Maximum Number Of Dwelling Units
Slope Family Residential And Per Acre In Zones R-1-12, R-1-20
Commercial And A-1
0-10 See existing zone
11-16 20,000 square feet 2 if zoning permits
17 -23 40,000 square feet 1 if zoning permits
24 - 30 5 acres 1 per 5 acres if permitted
30+ Development not permitted
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TOQUERVILLE
CITY

HILLSIDE DEVELOPMENT PERMIT APPLICATION

Fee:- See Current Fee Schedule

RC land | : LC
Applicant Name: Fivels ji,\\' ch\o‘oku\-l—-: \nc. / 5 Telephone:%

Address: 1404 W SuaRives P\CMJEA} i%’%CZOOi st (Qwvgl. Ut {4d790

Email:_&;\&g@zﬂ.@@id&km cpw-dogm{f. Com
Agent (If Applicable): Qc()Q() m A\ Le N Telephone: HAS-288-323320

Email: odam @ alc 53 L0

Address/Location of Subject Property: F\\(‘@\t 6\/\1{ PA - @ %&e \
Zone District: €\-10 «/ MPDO _ Subdivision Name & Phase: \r\o\(%o ok F;r-é\(ﬂké Fhase. |

Tax ID of Subject Property: _ T-1eT-A& & T-3-1-15-1\0
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Submittal Requirements: Permit is required for all major development on slopes in excess of ten
percent (10%) or within a geologic hazard area. The application shall be submitted with the required fee,
Toquerville City’s Owner Affidavit and Consent. Professional Services Agreement and as well as all
reports and plans required by Toquerville City Code 10-16A-8 in PDF format. Applicant may choose to
also submit a twenty-four by thirty-six inch (24” x 36”) paper copies to the Planning Department.

Note: All required information listed above, along with the fee, must be submitted with the
application. Incomplete applications will not receive full staff or JUC review.
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(Office Use Only)

DATE RECEIVED: 2Jzalzs  RECEIVED BY: M)
DATE PAID: 22a]2¢6  PAYMENT TYPE: ||

COMPLETE: YES NO [
DATE APPLICATION DEEMED TO BE COMPLETE: ?/Zb 20
COMPLETION DETERMINATION MADE BY:

[FA g

212 N Toquerville Boulevard | P O Box 27 | Toquerville. UT 84774 | Ph: (435) 635-1094 | www.toquerville.utah.gov

Page 1 of 4 Created: 02.19.2026



TOQUERVILLE, UTAH

INDIGO AT FIRELIGHT PHASE |

FEBRUARY

GRADING PERMIT NOTES:

1. ALL IMPORTED STRUCTURAL FILL SHALL BE APPROVED BY THE
GEOTECHNICAL ENGINEER PRIOR TO DELIVERY TO THE SITE. ALL
IMPORTED STRUCTURAL FILL SHALL BE PLACED AND COMPACTED IN
ACCORDANCE WITH CITY STANDARD SPECIFICATIONS AND GEOTECHNICAL
RECOMMENDATIONS.

2. ALL EXCAVATION, GRADING, AND FILL OPERATIONS WITHIN THE BUILDING
AREA SHALL BE OBSERVED BY THE GEOTECHNICAL ENGINEER TO
VERIFY SUBSOIL CONDITIONS AND DETERMINE ADEQUACY OF SITE
PREPARATION, SUITABILITY OF FILL MATERIALS AND COMPLIANCE WITH
PLACEMENT AND COMPACTION REQUIREMENTS.

3. THE CONTRACTOR SHALL PROVIDE APPROPRIATE EQUIPMENT TO
CONTROL DUST AND AIR POLLUTION CAUSED BY CONSTRUCTION
OPERATIONS. THE CONTRACTOR SHALL ALSO PROVIDE APPROPRIATE
MUD AND DIRT CONTAINMENT TO MAINTAIN THE WORK SITE, ACCESS
ROADWAYS, AND ADJACENT PROPERTIES IN A CLEAN CONDITION.

4.  ALL EXCAVATION AND GRADING SHALL BE IN ACCORDANCE WITH CITY
STANDARDS AND SPECIFICATIONS ALONG WITH APPENDIX J STANDARDS
OF THE INTERNATIONAL BUILDING CODE 2018 EDITION OR NEWER AS
ADOPTED BY THE STATE OF UTAH AND CITY.

5.  CONTRACTOR TO NOTIFY ENGINEER IMMEDIATELY IF THERE ARE ANY
CONFLICTS BETWEEN THE REQUIREMENTS OF THE PLANS AND
GEOTECHNICAL REPORT AND/OR GEOTECHNICAL FIELD OBSERVATIONS.

6. GEOTECHNICAL ENGINEER TO PROVIDE GRADING COMPLETION REPORT
TO CONFRIM THAT WORK HAS BEEN PERFORMED IN CONFORMANCE
WITH GEOTECHNICAL RECOMMENDATIONS.

7. THESE PLANS DO NOT IDENTIFY THE CONSTRUCTION METHODS,
EQUIPMENT, PROCEDURES, AND/OR SEQUENCING TO BE EMPLOYED BY
THE CONTRACTOR. ALL GRADING OPERATIONS INCLUDING BUT NOT
LIMITED TO SITE PREPARATION, SCARIFICATION, EXCAVATION,
OVER—EXCAVATION, PLACEMENT OF FILLS, COMPACTION OF FILLS, ETC.
SHALL BE PERFORMED BY THE CONTRACTOR IN CONFORMANCE WITH
THE GEOTECHNICAL REPORT ALONG WITH ONSITE FIELD OBSERVATIONS
AS REQUIRED BY THE GEOTECHNICAL ENGINEER.

8. SEE CONSTRUCTION DRAWINGS FOR DETAILS OF PERMANENT DRAINAGE
FACILITIES SUCH AS PIPES, INLETS, DETENTION PONDS, CULVERTS, ETC.

9. IF THERE ARE UNFORESEEN EROSION PROBLEMS AND/OR IF THE
SUBMITTED PLAN DOES NOT PERFORM AS INTENDED THE PERMITEE(S)
MAY BE REQUIRED TO PROVIDE ADDITIONAL GRADING, EROSION, AND
SEDIMENT CONTROL MEASURES.

10. THE GRADING PLAN INCLUDED HEREIN HAS BEEN PLACED IN
WASHINGTON CITY FILE FOR THIS PROJECT AND APPEARS TO FULFILL
APPLICABLE WASHINGTON CITY GRADING CRITERIA. ADDITIONAL GRADING,
EROSION AND SEDIMENT CONTROL MEASURES MAY BE REQUIRED OF
THE PERMITEE(S) DUE TO UNFORESEEN EROSION PROBLEMS OR IF
THE SUBMITTED PLAN DOES NOT FUNCTION AS INTENDED. THE
REQUIREMENTS OF THIS PLAN SHALL RUN WITH THE LAND AND BE
THE OBLIGATION OF THE PERMITEE(S), UNTIL SUCH TIME AS THE PLAN
[5 PROPERLY COMPLETED, MODIFIED OR VOIDED.
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2| H21 CUT FILL JOB # 25-506-3
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SHEET: 1 OF: 12
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LEGEND:

DETAIL
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- — —-3000-— — -

3000

3001

PROPOSED PARCEL BOUNDARY

EXISTING/ADJACENT PARCEL BOUNDARY
PROPOSED CENTERLINE ALIGNMENT

EXISTING CENTERLINE ALIGNMENT

PHASE LINE
SHEET MATCH LINE

PROPOSED RETAINING WALL
EXISTING RETAINING WALL
PROPOSED ROCK RETAINING WALL
EXISTING ROCK RETAINING WALL
GRADING LIMITS OF DISTURBANCE
EXISTING GROUND MAJOR CONTOUR

EXISTING GROUND MINOR CONTOUR

FINISH GROUND MAJOR CONTOUR

FINISH GROUND MINOR CONTOUR

10%-16% SLOPES
16%-24% SLOPES
24%-30% SLOPES
30%+ SLOPES

SLOPE TABLE

# | MINIMUM SLOPE

MAXIMUM SLOPE | COLOR

ACRES

1 10.00%

16.00%

1.21

16.00%

24.00%

0.24

24.00%

30.00%

0.05

S| W (N

30.00%

829.027%

0.21

REVISIONS

DESCRIPTION

DATE

NO.

PRELIMINARY
NOT FOR

CONSTRUCTION

HILLSIDE DENSITY CALCULATION PHASE 1

TOTAL ALLOWED

CONSULTING & ENGINEERING
1173 S. 250 W. #504 * ST. GEORGE, UT 84770

AMERICAN

SLOPE. CATEGORY ALLOWED DENSITY | TOTAL ACRES NS
SLOPES 0%-10% MF’,’S’OZ I_EIJ,Z'/I\TLSQTCE EHN 40.51 199.31
SLOPES 10%-16% 2 UNITS/AC 1.21 2.42
SLOPES 17%-23% 1 UNIT/AC 0.24 0.24
SLOPES 24%-30% 1UNIT/5AC 0.05 0.01
SLOPES ABOVE-30% = NON-BUILDABLE 0.21 0

TOTAL 201.99
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GRADING PLAN NOTES:

1. THE CONTRACTOR SHALL PROVIDE APPROPRIATE EQUIPMENT TO CONTROL
DUST AND AIR POLLUTION CAUSED BY CONSTRUCTION OPERATIONS. THE
CONTRACTOR SHALL ALSO PROVIDE APPROPRIATE MUD AND DIRT
CONTAINMENT TO MAINTAIN THE WORK SITE, ACCESS ROADWAYS, AND
ADJACENT PROPERTIES IN A CLEAN CONDITION.

ALL EXCAVATION AND GRADING SHALL BE IN ACCORDANCE WITH CITY
STANDARDS AND SPECIFICATIONS ALONG WITH APPENDIX J STANDARDS OF
THE INTERNATIONAL BUILDING CODE 2018 EDITION OR NEWER AS
ADOPTED BY THE STATE OF UTAH AND CITY.

3. CONTRACTOR TO NOTIFY ENGINEER IMMEDIATELY IF THERE ARE ANY
CONFLICTS BETWEEN THE REQUIREMENTS OF THE PLANS AND
GEOTECHNICAL REPORT AND/OR GEOTECHNICAL FIELD OBSERVATIONS.

4.  GEOTECHNICAL ENGINEER TO PROVIDE GRADING COMPLETION REPORT TO
CONFRIM THAT WORK HAS BEEN PERFORMED IN CONFORMANCE WITH
GEOTECHNICAL RECOMMENDATIONS.

5. IT I5 THE PROPERTY OWNER'S RESPONSIBILITY (DEVELOPER, HOMEOWNER,
HOA, ETC.) TO COMPLETE AND MAINTAIN THE FINAL GRADING ON THEIR
PROPERTY IN ACCORDANCE WITH THE GRADING AND DRAINAGE PLAN
ALONG WITH ALL RECOMMENDATIONS FROM THE GEOTECHNICAL ENGINEER.
THE PROPERTY OWNER IS5 RESPONSIBLE IN PERPETUITY, FOR INSPECTING
AND MAINTAINING PROPER DRAINAGE FOR THEIR PROPERTY.

REVISIONS

DESCRIPTION

DATE

NO.

PRELIMINARY
NOT FOR

CONSTRUCTION

LEGEND: DETAIL
PROPOSED PARCEL BOUNDARY
EXISTING/ADJACENT PARCEL BOUNDARY
— PROPOSED CENTERLINE ALIGNMENT
— EXISTING CENTERLINE ALIGNMENT
I BN BN B = PHASE LINE
I EEN BEE EEE B SHEET MATCH LINE
e e w PROPOSED RETAINING WALL
EXISTING RETAINING WALL
- SOOOOOOOOOO - PROPOSED ROCK RETAINING WALL
XX - EXISTING ROCK RETAINING WALL
AN~ GRADING LIMITS OF DISTURBANCE
- — — - 3000 - — — — EXISTING GROUND MAJOR CONTOUR
EXISTING GROUND MINOR CONTOUR
3000 FINISH GROUND MAJOR CONTOUR
3001 FINISH GROUND MINOR CONTOUR
SD PROPOSED STORM PIPE (SIZE PER PLAN)
—— — —s50— — —— EXISTING STORM PIPE (SIZE PER PLAN)
CURB INLET SINGLE CATCH BASIN 200
CURB INLET DOUBLE CATCH BASIN 205

STANDARD STORM DRAIN MANHOLE

FLARED END SECTION

GRATE INLET AREA DRAIN BOX

PROPOSED DRAINAGE SWALE/DITCH (SEE SECTIONS)
EXISTING DRAINAGE SWALE/DITCH

10%-16% SLOPES

16%—-24% SLOPES

24%—-30% SLOPES

30%+ SLOPES

SLOPE TABLE
# | MINIMUM SLOPE | MAXIMUM SLOPE | COLOR | ACRES
1 10.00% 16.00% 1.21
2 16.00% 24.00% 0.24
3 24.00% 30.00% 0.05
4 30.00% 829.02% 0.21

CONSULTING & ENGINEERING

AMERICAN

1173 S. 250 W. #504 , l ST. GEORGE, UT 84770

HILLSIDE DENSITY CALCULATION PHASE 1

SLOPE CATEGORY ALLOWED DENSITY | TOTAL ACReS | TOTAL ALLOWED
SLOPES 0%-—10% M;fb%z I_EIJ,\']‘/I\TLSQTCE N 40.51 199.31
SLOPES 10%- 16% 2 UNITS/AC 1.21 2.42
SLOPES 17%-23% 1 UNIT/AC 0.24 0.24
SLOPES 24%-30% 1UNIT/5AC 0.05 0.01
SLOPES ABOVE—-30% = NON—BUILDABLE 0.21 0

TOTAL 201.98
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ABOVE GRADE CONCRETE WASHOUT
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INSTALLED WITHIN 30 FT. OF THE TEMPORARY

ACTUAL LAYOUT DETERMINED IN THE FIELD
CONCRETE WASHOUT FACILITY

THE CONCRETE WASHOUT SIGN SHALL BE

1.
2.

NOTES:
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Toquerville City Planning Commission Meeting
Agenda Item Sheet

Meeting Date: 03.11.2026 Department: Planning and Zoning

Item Title:
Discussion and possible approval of a preliminary site plan for a parking lot expansion at
Sapp Bros Travel Center, submitted by Tad Griffiths of Royal T Enterprises, Inc.

Presented By: Emily Teaters

Attachments:
e Application
e Preliminary Site Plan

Possible Motion (Approval):

I move to approve the preliminary amended site plan for the Sapp Bros Travel Center parking lot
expansion, subject to staff comments, Commercial Design Standards, JUC review, all applicable
Toquerville City Standards and Specifications, and approval of the final site plan and construction
drawings prior to development.

Background:

Royal T Enterprises, Inc. has submitted a site plan application to expand the existing semi-truck
parking area at Sapp Bros Travel Center. This is essentially an amended site plan because it
modifies the currently approved layout. The property is zoned Highway Commercial, and the
proposed parking expansion is associated with an allowed use in that zone.

The preliminary site plan application has been deemed complete based on the requirements of
the application and the Toquerville City Code. Staff completed an initial review and provided
redlines to the applicant to ensure the proposal complies with the Commercial Design
Standards. The corrections based on those comments are reflected in the plan before you
tonight.

If approved, the applicant will still need to obtain a grading permit and submit a final site plan
and construction drawings prior to any construction or site improvements. Detailed
requirements will be reviewed as part of that process to ensure all applicable standards are met.




Toquerville City

Preliminary Site Plan Review Application
fuop $256-Application Fee

Name: Sapp Bros Lot Expansion Telephone:

Owner(s) Name:_Sapp Bros Inc Telephone:

Address: 9915 S 148th St, Omaha, NE 68138 Fax No.

Agent (If applicable): Royal T, Tad Griffiths Agent’s Phone: I

Email: tad@royaltusa.com

Address/Location of Subject Property: 600 W 1700 N

Tax ID of Subject Property: _ T-3-0-27-3410 Zone District: H-C

Proposed Use: (Describe, use extra sheet if necessary) grading activities (no site development)

Existing commercial building and uses to remain.

s sk o sk ok sk ok ke o ke ok ke sk ok s ok ke ok ook sk ok ok ok ok sk ok sk ok sk ok s ok sk s st ke sk ok s sk sk ok sk sk ok sk ook sk ook ook ok sk sk ok ook skeok sk stk sk stk ko skokok ok ok sk ok ok ok

This application shall be accompanied by the following:
/ _X__1. Avicinity map showing the general location of the project;

X 2. Three (3) copies of a site plan showing:

v x Topography showing 2’ contours, identification of 30% or greater slopes,

/ _na The layout of proposed uses,
v _na Location of open space when applicable,

X Proposed access to the property and traffic circulation patterns,

v© X Adjoining properties and uses,

/ na Proposed reservations for parks, playgrounds, school, and any other public facility

sites, if any;

na 3. Preliminary utility plan, including water, sewer, and storm drainage plans, and including access
points to utilities;

\/ X 4. Tables showing the number of acres in the proposed development and a land use summary;
\/ na 5. A phased development plan if applicable; and RYI 60( u (C

\/ 6. Warranty deed or preliminary title report or other document (see attached Affidavit) showing
evidence that the applicant has control of the property.

NOTE: It is important that all applicable information noted above is submitted with the

application. An incomplete application will not be scheduled for Planning Commission
consideration. Contact the Planning Department for the deadline date for submissions.

212 N Toquer Boulevard ** P O Box 27 ** Toquerville, UT 84774 ** Ph: (435) 635-1094 ** Fx: (435) 635-5761 ** www.toquerville.org

Page 1 of § Updated: 1/7/2020



Once your application is deemed complete, it will be put on the agenda for the next
Planning Commission meeting. A deadline missed due to an incomplete application could

result in a month’s delay.

Stk s o ok o sk ok ok ok ok sk sk ok o ok o ok ot s ok o ok sk ok ok ok ook sk ok ok ok ok ok ok sk sk ok sk ok ke ok sk ok sk sk ke sk ok sk sk ok sk sk ok ook ok sk sk ok sk sk sk sk sk sk skl skok ok stk stk skl ok skokok ok skokok ok

(Office Use Only)

DATE RECEIVED: 2206 RECEIVED BY: TD.
DATE APPLICATION DEEMED TO BE COMPLETE: 3/ 9 [ 2

COMPLETION DETERMINATION MADE BY: %(”“‘3

- Signature
v v [
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Toquerville City Planning Commission Meeting
Agenda Item Sheet

Meeting Date: 03.11.2026 Department: Planning and Zoning

Item Title:
Discussion of the purpose and key elements of Toquerville City’s General Plan.

Presented By: Emily Teaters

Attachments:
e General Plan - Adopted February 2024
e Strategic Plan FY25-26

Background:

This discussion item is on the agenda as part of the FY 25-26 Strategic Plan developed by the
City Council. The Strategic Plan provides a roadmap for the City, outlining priorities,
objectives, and tasks to carry out the Council’s vision. One of the plan’s key objectives,
“Manage Growth and Development,” focuses on ensuring new growth is consistent with the
land use code, guided by the General Plan, and supported by up-to-date code, policies, and
practices that ensure consistent implementation. As part of this objective, staff are reviewing
the General Plan with the Planning Commission to discuss its purpose, key elements, and how
it is applied in practice.

The General Plan guides land use, development, and long-term growth in Toquerville. It
informs zoning decisions and ensures development reflects the City’s priorities.

This 1s a discussion-only item. Staff would like the Commission to share their observations and
perspectives on how the General Plan is applied in practice, including:

« How well the General Plan’s purpose and key elements are understood and reflected in
day-to-day decisions.

« How current land use and development decisions align with the General Plan, including
areas where guidance works well or could be clarified.

« Any challenges or gaps in applying the plan, including areas where the code, policies, or
processes could better support consistent implementation.

« Suggestions for improving clarity, communication, or practical use of the General Plan in
planning and development reviews.

Your feedback will help staff and the City Council understand how the General Plan is
functioning in practice and identify opportunities to strengthen its use in guiding growth and
development.




Strategic Plan

Fiscal Year 2025-2026

Toquerville City's strategic planning process kicked off
with two productive meetings between the City Council
and staff on February 6 and 13. During the first
meeting, the Council explored the city’s values and
identity, focusing on what truly matters to the
residents. This conversation laid the foundation for a
clear strategic directive statement, as well as a ranking
of the Council’s top priorities for the coming year.

Following this, city staff worked on crafting 8-10
actionable objectives for each goal, which were then
reviewed and ranked in the second meeting. This
strategic plan will now guide the city’s efforts over the
next year, beginning with the budget process and
continuing as staff focus on the Council’s most
pressing priorities.

PLANNING PROCESS

PLAN STRUCTURE

Toquerville City’s FY25-26 Strategic Plan establishes five priority areas
determined by City Council:

MANAGE EXPAND CONTINUE LONG ENSURE RESILIENT
GROWTHAND  RECREATIONAL TERM PLANNING AND SUSTAINABLE
DEVELOPMENT OPPORTUNITIES AND VISIONING INFRASTRUCTURE

TERMS DEFINED

Strategic Plan - Provides a comprehensive roadmap that outlines clear goals,
priorities, and actionable steps aimed at addressing key challenges and
driving growth, with a focus on sustainable development, community well-
being, and economic vitality within a 12-month timeframe.

Strategic Directive Statement - concise declaration that outlines the city’s
primary focus and overarching goals, providing clear guidance for decision-
making and actions aimed at fostering growth, improving quality of life, and
ensuring long-term sustainability and prosperity for its residents.

Goals - guide the city's efforts in addressing challenges, improving services,
and enhancing the overall quality of life for its residents. Typically broad and
could cover a 3-5 year period.

Objectives - Specific, actionable, and measurable steps that support the
achievement of broader goals. Objectives are time-bound to a one-year
period.

Tasks - Used to establish benchmarks for achieving objectives. Set by staff
with clear deadlines, they outline the specific steps needed to accomplish
the objectives and track progress along the way.
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TOQUERVILLE

MANAGE GROWTH AND
DEVELOPMENT

OBJECTIVES
1.1 Work with
developers to attract
desired commercial
projects

1.2 General Plan
relevancy

1.3 Identify
vulnerabilities in land
use management

1.4 Commercial Design
Standards relevancy

1.5 Update select
portions of Land Use
Code

CITY

EXPAND
RECREATIONAL
OPPORTUNITIES

2.1 Complete Westfield
Park

2.2 Develop community
trail plan

2.3 Phase Ash Creek
streambank cleanup

2.4 Chief Toquer
Reservoir park
development plan

2 6

STRATEGIC DIRECTIVE

WHO WE ARE

OUR COMMUNITY EMBRACES A RURAL WAY OF LIFE
THAT VALUES SIMPLICTY, STRONG NEIGHBORLY
BONDS AND HONORS OUR RICH HERITAGE.

WHAT WE PRIORITIZE

WE PRIORITIZE CONTROLLED GROWTH AND
PROTECTION OF OPEN SPACES THAT PROVIDE
NATURAL BEAUTY TO MAINTAIN THE ESSENCE OF

OUR SMALL TOWN SPIRIT.

3.1 Develop a Truth in
Taxation Ordinance

3.2 Create a Grant
Application Roadmap

3.3 Ensure water utility
rate relevancy

STRATESG

4.1 Adopt an
Emergency Operations
Plan

4.2 Develop a Water
System Emergency
Response Plan

4.3 Develop a Main
Street Plan

4.4 Prioritize Culture
and Recreation
opportunities that
unify community

I C PLAN

N

5.1 Update Capital
Facilities Plan

5.2 Develop Water
Asset Management
and Maintenance Plan

5.3 Increase Water
Pump Generator
Propane Tank Capacity

5.4 Refresh Pavement
Preservation Plan




MANAGE GROWTH AND DEVELOPMENT

1.1 Work with developers .. 1.3 Identify 1.4 Maintain Commercial 1.5 Update select
to attract desired 1.2 Maintain General Plan

vulnerabilities in land Design Standards portions of the Land Use
X . relevancy
commercial projects use management relevancy Code

Task 1 Task 1 Task 1 Task 1 Task 1
Identify key development Internal review to Review zoning uses with Internal review to Staff and PC identify
areas and property document gaps or various zones and document gaps or three problematic or
owners outdated elements identify conflicts outdated elements ambiguous code sections
Deadline: 8/31/2025 Deadline: 8/31/025 Deadline: 11/30/25 Deadline: 12/31/25 for revision
Deadline: 8/31/25
Task 2 Task 2 Task 2 Task 2
Develop support Planning Commission Develop action plan to Planning Commission Task 2
mechanisms to attract discussion on purpose address most urgent discussion on purpose Draftminary
desired projects and key elements of GP vulnerabilities and key elements revisions
Deadline: 9/30/2025 Deadline: 11/30/25 Deadline: 12/31/25 Deadline: 1/31/26 Deadline: 12/31/25
Task 3 Task 3 Task 3 Task 3 Task 3
Meet with each property City Council discussion Present findings to PCto City Council discussion Ad as_d dif
owner to highlight City incorporating PC seek direction on closing incorporating PC ORI ELT codity
support and priorities discussion gaps discussion select.ed.sectlons
Deadline: 2/28/26 Deadline: 1/21/26 Deadline: 1/31/26 Deadline: 2/28/26 Deadline. 5/30/26
Task 4 Task 4 Task 4 Task 4
Market the City’s Amend if needed, Adopt appropriate Land Amend if needed,
favorable development develop framework for Use Code Amendments  develop framework for
environment on website ongoing monitoring to close gaps ongoing monitoring
Deadline: 6/30/26 Deadline: 6/30/26 Deadline: 6/30/26 Deadline: 6/30/26



EXPAND RECREATIONAL OPPORTUNITIES

2.1 Complete Westfield
Park

Project Owner
Public Works Director

Task 1
Apply for grant funding
to fund balance of
project
Deadline: 3/31/25

Task 2
Develop plan for
completion with sub
contracted work and
community volunteer
Deadline: 8/31/25

Task 3
Complete Park with
community event
Deadline: 12/31/25

2.2 Develop Community
Trail Plan

Project Owner
City Manager

Task 1
Coordinate with UDOT
and MPO for connectivity
junctions
Deadline: 7/31/2025

Task 2
Draft trail development
guidelines, rough layout,
priority of trail network
Deadline: 11/30/2025

Task 3
Outline proposed
phasing for trail
construction
Deadline: 12/31/2025

Task 4
Begin first phase of
acquisition and
construction
Deadline: 6/30/26

2.3 Phase Ash Creek
streambank cleanup

Project Owner
Assistant City Manager

Task 1
Verify erosion control
plan relationship to BRIC
streambank funding
Deadline: 4/30/25

Task 2
Perform site assessment
with floodplain
administrator
Deadline: 6/19/25

Task 3
Prioritize and phase
cleanup areas
Deadline: 1/31/26

Task 4
Organize volunteer
events and hire
contractors as needed
Deadline: 4/30/26

2.4 Create a Chief
Toquer Reservoir
development plan

Project Owner
City Manager

Task 1
Confirm park status and
area with WCWCD
Deadline: 8/31/25

Task 2
Develop rough plan for
park phasing
development
Deadline: 10/31/25

Task 3
Formalize plan for park
development
Deadline: 4/30/26

Task 4
Identify funding sources
for operations and
capital
Deadline: 5/31/26



3.1 Develop a Truth in
Taxation Ordinance

Project Owner
City Manager

Task 1
Research TNT code and
collaborate with other
cities on possibilities
Deadline: 7/31/25

Task 2
Discuss options with
Council
Deadline: 8/31/25

Task 3
Draft proposed
ordinance language
Deadline: 10/31/25

Task 4
Adopt Truth in Taxation
Ordinance
Deadline: 12/31/25

3.2 Create a grant
application roadmap

Project Owner
Treasurer

Task 1
Identify upcoming
programs and projects
that could be grant
funded
Deadline: 8/31/25

Task 2
For each project, identify
possible funding sources
Deadline: 10/31/25

Task 3
Develop narrative for
each project for grant

application
Deadline: 11/30/25

Task 4
Apply for funding as
grants are available
Deadline: Ongoing

3.3 Ensure water utility
rate relevancy

Project Owner
City Manager

Task 1
Comprehensive review of
the water utility rate
study
Deadline: 10/31/25

Task 2
Update Water Utility
Rate Study (internally) if
needed
Deadline: 11/30/25

Task 3
Develope and propose
multi-year rate
adjustment to Council
Deadline: 2/28/26

Task 4
Final adoption of water
utility rates
Deadline: 4/30/26



CONTINUE LONG TERM
PLANNING AND VISIONING

4.2 Develop a Water 4.4 Prioritize culture and
recreation opportunities
that unify community

4.3 Develop a Main
Street Plan

4.1 Adopt an Emergency

Operations Plan System Emergency

Response Plan

Project Owner Project Owner Project Owner Project Owner
City Manager Public Works Director City Manager Culture and Rec Director




5.1 Update the Capital
Facilities Plan

Project Owner
Assistant City Manager

5.2 Develop Water Asset

Management and
Maintenance Plan

Project Owner
Public Works Director

5.3 Increase Water Pump
Generator Propane Tank
Capacity

Project Owner
Public Works Director

5.4 Refresh Pavement
Preservation Plan

Project Owner

Assistant City Manager

Task 1
Review current CFP with
staff to identify gaps
Deadline: 7/31/2025

Task 2
Collect data on projected
growth, infrastructure
needs and costs
Deadline: 10/31/25

Task 3
Draft updated plan and
host public input
sessions
Deadline: 1/31/26

Task 4
Finalize and present plan
for Council approval
Deadline: 3/31/26

Task 1

Gather and compile data
on water system age and

materials
Deadline: 7/31/25

Task 2
Develop maintenance
plan with compiled
conditions data
Deadline: 9/30/25

Task 3
Develop replacement
plan with compiled age
and leak related data
Deadline: 10/31/25

Task 4
Prepare financing plan
and budgetary
requirements for plans
Deadline: 12/31/25

Task 1
Purchase and install
additional 500 gallon

propane tank
Deadline: 8/31/25

Task 2
Schedule contractor to
connect second tank to

generator
Deadline: 9/30/25

Task 1
Conduct a pavement
condition index for all

pavement surfaces
Deadline: 7/10/25

Task 2
Identify priority areas
and estimated budget

needs

Deadline: 9/30/25

Task 3
Draft preservation plan
including maintenance
schedules
Deadline: 12/31/25

Task 4
Review with Public
Works and finalize for
budget inclusion
Deadline: 2/28/26
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The Plan The Plan

An Introduction An Introduction

Suggestions to make the plan an impactful part of the The City of Toquerville’s policies, with regard to consistency, review, and update of the General Plan are as follows:
community: General Plan Update Process
Data Collection 1. The General Plan and the Zoning Ordinance shall development of streets, parks, utilities, and the provision
Review decisions against the goals, II Land use inventory — An assessment of conform to one another. of public services, shall be consistent with the General
objectives, strategy, and overall vision %%\ zoning and land use patterns within the 2.The General Plan wil be comprehensively reviewed at ~ Flan and associated Master Plans, including its maps,
of the general plan. city's corporate boundary and potential least every 5 years or when major changes occur in the  99als and policies.

annexation areas. community. 5.All zoning and land use proposals in conflict with the

Cite the general plan goals in staff Traffic circulation and patterns. 3. The City Council and Planning Commission are committed ~ ©€neral Plan should not be supported.
reports. Collection of dat to let zoning and other development proposals be 6. Any proposed deviations from the General Plan require
oliection of data. governed by the General Plan. that the General Plan be reviewed and amended in

: : ; - ; ; advance through a public hearing process.
Review the goals and strategies. Community Preferences Survey 4. All zoning and land use decisions, including the

This General Plan is intended to be A survey of the citizenry was conducted

general, which leaves discretion to to determine opportunities, constraints,
the city council and city staff and and preferences,

administration on how to achieve

the goals. Many of the goals can be
achieved through a variety of actions.
Staff, administration, and the city
council will need to determine what
steps will work best to achieve those.

Public Open House

| The city sponsored an open house to
gather feedback, including preferences
to conceptual preferred alternatives
outlining various approaches to growth
management.

Set benchmarks to complete these
goals with target completion dates. ——"  Staff Review

Sunrise Engineering also worked closely

Keep the plan relevant through with staff to analyze input.

amendments. Growth happens. ’ Throughout 2023, Sunrise worked to
A change in market conditions, a new update the general plan to reflect the
school, relocation of a major employer, vision, priorities, and goals outlined by
or new development may impact the residents. The themes obtained from the
growth trajectory and vision. survey and visioning were used to drive
the creation of the vision and goals of

CREATION OF THE GENERAL PLAN the plan.

This plan was created in consultation with Toquerville
residents, the stakeholder committee, Planning Commission,

Sunrise Engineering drafted an updated
general plan based on the goals and

City Council, and city staff. The City contracted with Sunrise vision.

Engineering to engage the public, gather input, and assemble .

the plan. Utah State Code requires the planning process to p& ngew

use public participation through adequate public notice and W This draft was pregented o St?ﬁ_ and the
open public meetings. Nearly 120 individuals responded to AAA Toquervile Planning Commission and

City Council to obtain input. Residents

a community survey sent out to residents. This survey was "
were encouraged to participate.

noticed through utility billing, email, website, social media,

and posted at city hall. A public hearing was held at Planning The updated general plan was presented

Commission in November, 2022 to share the results of the by Sunrise Engineering to the Toquerville

public survey. Planning Commission and City Council at
a public hearing for final comment and
adoption.

Toquerville City General Plan 2023 Toquerville City General Plan 2023



Community Context

Chapter 2: Community Context

Toquerville is a picturesque city located in southwestern
Utah in Washington County. With 1,870 residents as of the
2020 Census, the State of Utah classifies Toquerville as a fifth-
class city. The city is primarily residential and is located along
Highway 17, also known as Toquerville Boulevard. Toquerville
is located approximately 20 miles northeast of St. George,
10 miles west of Zion National Park, and 30 miles south of
Cedar City. Immediately to the south of Toquerville is the
City of La Verkin.

The City has a semi-arid climate, with hot summers, mild
winters, and minimal annual precipitation. The region has
unique topography and geography, with scenic vistas of
the Pine Valley Mountains and Toquerville Hill amidst black
lava rock and red rock ridgelines. The Ash Creek gorge and
La Verkin Creek run through town, providing vegetation in
its surrounding riparian habitat. The city's desert location
makes it home to vibrant desert skies and starry nights.

COMMUNITY BACKGROUND AND VISION

Toquerville was incorporated as a town in 1917. It is named
after Paiute Chief Toquer, who lived in the area prior to the

Toquerville City General Plan 2023

arrival of the Mormon pioneers. The town grew rapidly in
early years of pioneer settlement before remaining steady
for several decades. The population began to rise around
1980, tripling from 1980 to 2000 and then doubling from
2000 to 2020. Projections anticipate a high growth rate to
continue.

Residents enjoy a community with strong neighborhoods
and a family-friendly atmosphere A number of historic
homes and buildings connect residents to the city’s pioneer
heritage. Residents overwhelmingly support maintaining the
look and feel of the community and suggest this is why they
chose to make Toquerville home.

DEMOGRAPHIC SNAPSHOT

As of 2020 Decennial Census, the population was 1,870.
Under Utah State Code 10-2-307, as of 2023, Toquerville is
classified as a 5th Class city.

Utah Municipal Class System'

Class Population

5th Class 1,000-9,999

3rd Class 30,000-64.999

1st Class Over 100,000

Historical Population Growth - Toquerville City'

Population

1870 264 234.2%

1890 260 -29.9%

1910 186 29.2%

1930 228 -13.0%

1950 219 -16.7%

1970 185 -6.1%

1990 488 76.2%

2010 1,370 50.5%

Community Context

Population Growth'

_III-IIIIII-IIII
r r > . o r £

Percent by Age Distribution’

Percent Oy Age Diakribubson

Median Age'

Toquerville
35.8

#

Utah
31.3

Gender'

(4 a2 ]

Washington
County
38.2

"httos.//www.census.gov/programs-surveys/decennial-census.html
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Community Context

Race and Ethnicity Percentage’

i = — 596 Housing Units Median Home Price $523,000

WHO WE ARE

A Family-Friendly Community
Strong residential neighborhoods

comprise the majority of the city, with
single family detached homes, yards,
and city parks.

Household Income'

A Connected Community
Parks and trails connect neighborhoods.

The city is rather compact, nestled in a
valley along the highway.

Median household income: $80,357
Median per-capita income: $31,392
Surrounded By The Great Outdoors
From Toquerville Falls to Babylon Arch

and the nearby Zion National Park, the
E— natural recreational amenities of the
region help make this place home.

Poverty (Children under 18)'

A Shared Sense Of History

Interspersed throughout the
community, historic residences and
buildings connect the city to its past.

[
EAE

A Growing Community
In coming years, the city will welcome

new residents, schools, shops, and
opportunities.

Educational Attainment'

P
W
]
107
]
R e

Wi | ] g e

THE FUTURE

Land Capacity Analysis

The historic city is constructed in a relatively flat verdant river
valley. Much of the surrounding area is buildable, however
there are topographic constraints and considerations that
affect the transportation grid layout and often require

n Toquerville City General Plan 2023

mitigation measures. The soil near Ash Creek is sandy, while
much of the land east of Highway 17 is lava fields with black
soil and steep slopes. Most development will occur west of
the historic city center, where a gradual slope rises about
300 feet over 2 miles until reaching the western municipal
boundary at I-15.

Based on the Washington County Area Soil Survey, the
region is characterized by fine sandy soils, typically 8-20
inches deep, with a reddish-yellow hue. These well-drained
sails extend until they encounter shallow bedrock. The area
features slopes ranging from 2 to 20 percent and elevations
varying between 2,700 and 4,000 feet. Native vegetation in
this desert landscape consists of shrubs, forbs, grasses, and
cacti.

Anticipated Changes

Growth models predict continued growth for the region.
The city has a unique opportunity to capture new growth
and business opportunities while protecting the historic
nature of its residential core. The city can do this by focusing
new development in two areas:

+ Toquerville Bypass Road: By bringing new housing and
development to the area around the Bypass Road, traffic
concentrates away from the historic center.

» Anderson Junction: Housing, jobs, and shopping in the
Anderson Junction area is only 20 minutes away from St.
George, Utah Tech University, and St. George Regional
Airport. Additionally, 1-15 has an average daily traffic
volume of 28,000 which enhances the economics of new
commercial near the intersection.

Existing Conditions’

Washington County Projected Population Growth
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Community Context

Growth projections show substantial regional growth
in coming years. Regional growth will create added
growth pressure on Toquerville. Maximizing public policy
preferences is an important goal of this General Plan. The
land use policies of today impact how that growth occurs,
and to what extent the City can develop in line with public
preferences.

Over the past ten years the number of new single family
home building permits have seen an annual average
increase, with a drop in 2022 likely due to changes in the
broader housing market. This trend of increasing numbers of
single-family building permits is poised to increase, especially
with the approval of the Firelight community.

Number of Single Family Dwelling Building Permits’
)

.".
L - .
il BG4l Edd s T T T TR L

The Firelight Community is a new development approved in
the fall of 2022 that will bring significant growth to the west
side of the city along the new bypass road. The development
is situated on over 1500 acres of land and includes a range
of housing types, active adult (55+) housing, mixed use,
commercial, and resort uses. It will be constructed in several
phases over a series of years. The Development Agreement
includes a Master Trails Plan, Master Park Plan, Land Use
Map, and a distinct permitted use table, which outlines the
range of permitted uses by commercial planning area (CPA).

SCENARIOS

Each land use and policy decision comes with tradeoffs
and scenario planning helps a community sort out their
preferences. At the beginning of the General Plan process, a
survey was sent out to households throughout Toquerville.
Survey responses indicated several trends and preferences
among respondents, including support for:

* Agricultural Land and Open Space Preservation

2Kem C. Gardner Institute https.//gardner.utah.edu/demoagraphics/population-projections

3Toquerville City internal records
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* Single-Family Homes / Larger Lots

+ Trails and Bike Infrastructure

* Recreation Projects

* Parks Improvements

« City Services (Police and Fire)

¢ Clustered Commercial Development (Bypass Road and
Anderson Junction)

The surveys highlighted concerns, including:

 Tourism Management (Short-term rentals and hotels,
disfavor toward additional tourist-oriented facilities)

» Commercial Growth

* Water Use

Many of these public preferences are in opposition to each
other. For example, while large lot development maintains a
similar look and feel of the community, it requires the most
amount of land, which results in greater loss of open space
and agricultural land.

Tradeoffs

LOT SIZE AGRICULTURE

- ot

PRESERVATION Density

DWELLINGS DWELLINGS

° 2

PRICES INFRASTRUCTURE

When new residential development is kept low, scarcity
causes prices to rise. As the number of dwellings per acre are
increased, the costs of infrastructure and services decrease

To better understand the tradeoffs, key themes from the
survey were highlighted and residents were asked to select
their top five (5) most important preferences (see figure 2.1).

Scenario Planning
How do we maintain our character?

Four conceptual scenarios were created to guide the
conversation on how to balance the competing interests.
Each scenario was designed to conceptually visualize the
impact of using different land use policies to accommodate
equivalent population growth. These scenarios were
reviewed and discussed by the Stakeholder Committee and
the public at a Public Open House in January, 2023.

*Each map is a conceptual visualization intended to
demonstrate the themes, not identify which properties
would be included.

Dark Skies Preserve Housing
Agriculture Variety
Limit New Water Reduce

Hotels/Resorts Conservation Traffic

Open House Preference Selection

Invest in New Promote Homes Limit Commercial
Trails on Large Lots Growth

Preserve Open Limit Short-Term Economic Growth

Space Rentals

Figure 2.1 - Open House Preference Selection

Open house policy preference selection. Larger and more bold indicates greater frequency of selection.
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Scenario 1

Scenario T — Inertia Model

Features:

* Larger lots and single-family homes

» Commercial concentrated around Anderson Junction and
Bypass Road

Considerations:

* Familiar streetscapes

* Requires the most space

* Land scarcity puts pressure for hillside and infil
developments

* Highest likelihood of ag land loss

* Increased service costs per unit for municipal and other
services

* Leaves little land for future generations

* Lack of housing affordability

Community Context

Scenario 2

Scenario 2 — Some Concentration

Features:

* Single-family homes with mix of lot size

* Clustered townhomes near freeway and/or bypass road
provide more affordable housing options and reduce
overall housing demand

+ Commercial concentrated around Anderson Junction and
Bypass Road

Considerations:

+ Mostly familiar streetscapes

* Loss of open space with some ag land loss

* Reduced per unit costs for services, but greater costs than
scenario 3 &4
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Community Context

Scenario 3

Scenario 3 — Concentrated

Features:

+ Little change within existing city footprint

+ Mix of single family, townhomes, and apartments along
Bypass Road and Anderson Junction

Considerations:

* Maintains a significant amount of open space with
expanded city footprint

+ Costs to service new areas, however clustering reduces
tax-payer burden

* New areas have a different “look and feel” than historic
Toquerville

* Greater housing affordability
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Scenario 4

Scenario 4 — Concentrated Infill

Features:

+ Mix of single family, townhomes, and apartments

* Development occurs within existing city footprint

» Commercial in Anderson Junction, City Center, and some
on Bypass Road

Considerations:

* Preserves the greatest amount of open space and hillsides

+ Could utilize zoning tools, such as a TDR program, to
preserve ag land

* Best fiscal choice—least amount of utility lines and road
mileage per unit

* More space and resources available for new trails and
parks improvements

» Walkable city core, reduced reliance on vehicle

Of the Open House attendees, twenty-five (25) people
submitted preferences, which showed a plurality of opinions
and a slight preference toward Scenario 3.

Scenario Preferences Average Score

Scenario 2: Mid-Density 23

Scenario 4: Infill 23

Creating a Vision

While the scenario planning indicated a slight general
support for Scenario 3, the results represented a plurality of
opinions, and land use goals and policies should be careful
to address the breadth of vision residents hold. Feedback
from residents voiced support for maintaining single family
detached homes with ample yard space in areas already
established with that development pattern and expectation.
This policy supports the vision of residents who scored
Scenario 1 highly.

However, there was also significant support for preserving
open space by concentrating growth in new growth areas,
and support for scenario 4, which includes concentrating
growth in the existing city footprint to avoid growth in
areas currently used as open space. These results were in
line with the Community Survey which showed respondents
indicated that six (6) factors stood out in their decision to live
in Toquerville:

1. Quiet Community
2.Small Town Atmosphere
3. Prevalence of Open Space

4. Safe Environment
5.Dark Skies
6.Clean Air

Community Context

It is important for residents to recognize and appreciate the
diverse range of preferences that exist among individuals, as
these preferences reflect the varied needs, values, and life
experience of each resident. What may be in the best interest
of one resident may conflict with that of another resident. In
creating this General Plan, the city seeks to balance those
preferences and their tradeoffs and maximize its ability to
meet the needs of a varied and growing population.

GOALS AND STRATEGIES

Understanding the Goals and Strategies

The goals and strategies lay out a path forward. The City
should take actions to work to achieve the goals and further
the vision laid out in the General Plan. However, just because
an action would be aligned with one of the goals, does not
mean the dity is obligated to pursue it. The City maintains
discretion as to the timing and methods of pursuing a goal.

Annual Review

Achieving the goals requires concerted effort and broad
support. Each year staff and Council should review the goals,
efforts implemented in the past year to advance those goals,
and concrete steps for the current year. The Council may set
goal priorities and can use its legislative power to amend the
goals and strategies as new realities impact the desirability of
certain policies, goals, and strategies.

Staff Usage

Staff should consider what efforts need to be made to
achieve and advance the goals. A best practice is to cite
applicable General Plan goals in Staff Reports for projects
reviewed by Planning Commission and City Council. This will
help decision-makers consider the impact on the General
Plan when reviewing applications and city actions.
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Land Use Element

Chapter 3: Land Use Element

OVERVIEW

Toquerville affords a high quality of life that residents want
to maintain. Residents cherish the smalltown charm, scenic
mountain vistas, quiet streets, neighborly communities, and
vibrant night sky. Land use policies wield substantial influence
in shaping the community and preserving this way of life.
These policies are outlined in this chapter and encompass
crucial aspects such as protecting the night sky through
lighting ordinances, containing growth areas, preserving
open space, growth management in a way that preserves the
geographic heart of Toquerville's look and feel, walkability,
and housing. These polices should drive decision-making
with careful consideration to the anticipated fiscal impact of
policy choices.

The land use element in the general plan is required by state
statute. It provides a vital reference guide for city leadership.
It plays a pivotal role in crafting future land use patterns and
development. The formulation of land use goals stem from
public participation, through the use of scenario planning.
These goals serve as a compass for achieving the desired
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development scenario. Careful consideration should be paid
to achieving the goals, strategies, and actions of this element.

PRESENT CONDITIONS

As of 2023, land uses within Toquerville consist primarily
of low-density residential, agricultural and agricultural
residential, boutique commercial, and natural or otherwise
undeveloped land. In 2020, the city had 648 housing units,
with ongoing development predominantly focused on new
single-family detached homes largely occurring on the
western and southeast areas of the city. Most single-family
homes occupy lots ranging from approximately 12,000 to
20,000 square feet. Open space areas located north and
east of Toquerville are typically mountainous and generally
fall under the jurisdiction of government agencies, primarily
the Bureau of Land Management (BLM) and State Trust
lands (SITLA). Development is progressing to the south,
although limited availability of developable land exists due to
proximity to neighboring La Verkin City. The most substantial
growth potential for the city lies on the west side, which has
received approvals for a new master planned community.

CURRENT LAND USES

Much of the city comprises single family detached homes.
These neighborhoods have two broad categories of zoning
designations—single family residential and agricultural. The
following describes zoning classifications presently located
within the Toquerville Zoning Ordinance:

Agricultural (A-0.5, A-1, and MU-20)

=i

Agricultural single family zoning has minimum lot sizes that
range from half an acre and greater.

Residential (Single Family R-1-12, R-1-15, R-1-20,
RM-1 and RM-2)

Residential single family zoning has minimum lot sizes that
range from 12,000 to 20,000 sq ft.

Land Use Element

Multifamily residential housing—RM-1 and RM-2—has a
maximum of eight to ten units per acre.

Mixed Use (Historic District Overlay)

This overlay, when applied, could be used for adaptive reuse
of historic buildings and greater flexibility in uses, including
housing, along Toquerville Bivd.

Commercial (HC Highway Commercial, NC
Neighborhood Commercial, PCPlanned Commercial,
M-1 Light Industrial, Extraction Industries Overlay)

il i : -
This includes a wide range of commercial, retail, and light
manufacturing uses as outlined in their respective zones.
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Master Planned Development Overlays

A master planned development can include a wide range
of housing types and uses. This is seen with the approved
Firelight Development on the west side of the city. Uses
range from single family detached homes to townhomes,
apartments, and commercial development.

This planned community includes a wide range of housing
types, including single family attached and detached homes,
and commercial uses. The types of uses are laid out in an
approved development agreement.

In addition to the standard zoning districts and zoning map,
the Firelight Community has received approvals, including
a signed Development Agreement. This agreement
outlines land uses, which include residential development
at low density (@pproximately 2 acre lots), medium density
(@pproximately 1/3 acre lots), and high density (from % acre
lots to multi-family at 10 units/acre), active adult residential,
mixed-use / resort development, and commercial.

UNDERSTANDING THE LAND USE
MAP

The land use map serves as a guide for future land use
decisions. It is not the city’'s zoning map. Unlike a zoning
map, which details permitted uses and exact properties,
this map represents a wide range of possible land use types
and densities the city could pursue through zoning and the
general area of where those zones could be located. The City
Council maintains discretion to determine the exact location
and type of zoning. An applicant is not entitled to any
particular land use, density, or zone. While newly approved
zones should be generally consistent with the map’s overall
geographical and land use themes, the map is not intended

Open Space / Agricultural

This area supports open space and
agricultural goals. This can range from
residential agricultural  zoning (A-0.5
and A-1) to other zones that permit
agricultural uses (such as the MU-20), open space, large
lot residential (half acre to fifty acre minimums), and
agricultural or open space related business.

Residential

This area primarily supports residential

uses. This includes the R-1-12, R-1-15,

and R-1-20 zones and any other similar

zone created that supports single family
detached zoning as well as the RM-1 and RM-2 zones,
which permit attached housing.

Mixed-Use Residential

This area supports a mix of residential
uses with limited commercial and other
services. Zones could include the Historic
District Overlay and any zone or overlay
created in line with these goals.

Commercial

This area supports a variety of commercial
enterprises. This may include the HC
Highway ~Commercial, PC  Planned
Commercial, M-1 Light Industrial, or
Business Manufacturing zones, or any other similar
commercial-oriented zone.

Master Planned Development

Overlays

This area supports land use as outlined

in approved overlay documents. Please

consult any applicable development
agreement for specific information. Permitted land
uses may include a wide variety of land use types. The
general principle is to promote a mix of housing types
with supporting services.

*Public facilities permitted in any land use
category

Land Use Element

Toquerville General Plan Land Use Map

4T

to be a parcel by parcel depiction of land use locations, nor fA|||ive version of the map can be accessed using the
prescribe specific zones. Please see the current Zoning Map ~ '©"o"IN9 web address:
for specific land use and parcel information.

https.//webaps.cloudsmartgis.com/ClientRelated/

Utah/WashingtonCounty/Toquerville/

ToquervilleZoningDistrictViewer/
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BALANCING GROWTH AND
PRESERVATION

Residents of Toquerville are no stranger to change. From
2010 to 2020, Toquerville grew 36.5%'. Projections anticipate
continued growth, with the Kem C. Gardner Institute
projecting that from 2023 to 2033 Washington County as
a whole will grow by 39%, adding an additional 80,776
residents?. As growth in St. George Metropolitan Area
expands, demand increases for housing, employment, and
economic growth toward the periphery of Washington
County. The demand for rapid growth poses a challenge
for residents who would like to maintain the current look
and feel. The question becomes how do we accommodate
growth in a way that enhances our community and preserves
what we value?

Preserving the cherished smalltown atmosphere is a priority
that drives this plan. Careful planning can channel growth in
a way that is thoughtfully managed and aligned as much as
possible with the values of the community. The community
survey and scenario planning provided insights into how
planners can best achieve the vision of protecting the current
way of life while managing growth. When comparing the
most important themes from the survey, four stood out:

Protecting the night sky
Agricultural preservation

Open space preservation
Water conservation

This data provides support for land use decisions that
promote these four policy preferences. The results of the
survey were consistent with the conceptual scenario plan
preference survey, which indicated support for taking steps
to preserve the look and feel of the historic city area while
providing growth opportunities on the west side away from
where current residents live.

Several policy positions came out of this public feedback,
which are in line with best planning principles and outlined
in this chapter and the corresponding goals. Residents
prefer to reduce the impact of the population growth by
using open space saving tools, which may include clustered
developments or density bonuses with a mix of housing
types to make the way for open space preservation. By
bringing housing on smaller lots, including townhomes
and other multi-unit housing, new development can be

more concentrated and support a higher population on a
smaller footprint. This will help reduce loss of agriculture and
open space. The concentrated development reduces water
usage per capita for landscaping, while household water loss
remains relatively low due to high recapture rates.

CONTAINING GROWTH AREAS -
WEST SIDE GROWTH

The vision for the central and east areas of the city is to retain
single-family zoning, with an emphasis on single family
detached homes on larger lots. New development will be
channeled to the west side, with the growth concentrated
around the bypass road and toward |-15. This is portrayed
in the Scenario Plan models, which show new growth
concentrated out west, while much of the existing city
remains relatively unchanged.

The land use goals of this general plan include an emphasis
of keeping existing neighborhoods as is. In established
single-family neighborhoods, zoning should be used to limit
housing types and lot sizes to match the neighborhood.
This will help preserve the small-town charm and keep
existing neighborhoods minimally impacted by any regional
growth. The process of changing zoning to allow a higher
density, or “upzoning,” should only be employed when an
area is adequately prepared for new development and the
development is consistent with the general plan and policy
goals of the city. Most of this will occur on the west side
of the city, with minimal upzoning occurring in the historic
heart of the city and eastern bench.

To ensure that the city can determine the nature of future
growth on the west side, the annexation policy plan will be
updated to reflect all future growth areas. This document
puts neighboring jurisdictions on notice as to where the
city intends to grow. If the city does not include this land,
neighboring jurisdictions could include it in their own
annexation policy plans and provide zoning designations
that run counter to the desires of Toquerville residents. By
including this land in Toquerville's annexation policy plan,
residents can be assured that their elected officials will
exercise jurisdiction over future land use decisions in those
areas.

COMPREHENSIVE PLANNING

The west side of the city offers the rare opportunity for
development of untouched land. This is land that has
been open space and includes few barriers from the built

https.//www.census.gov/programs-surveys/decennial-census.html

’Kem C. Gardner, “State and County Projections,” https.//gardner.utah.edu/demographics/population-projections,
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environment. It is crucial to carefully consider the provision
of essential facilities to support the anticipated future
growth in population, including educational institutions,
places of worship, regional and local trail connections,
areas for future commercial developments, parks, and
other necessary services. While these services may not
be immediately required, future population increases will
undoubtedly warrant and demand their presence. Failure
to allocate adequate space for future services may result in
inconvenient placement on the city’s outskirts, reliance on
neighboring jurisdictions for their provision, or result in the
lack of a desired service altogether.

MAINTAIN OPEN SPACE

Growthon the western side of the city W||| bring development
to an area that has historically been open space. The city
may elect to employ zoning tools to maintain usable open
space around new development. One mechanism is a
planned unit development (PUD), which allows clustered
housing, flexible lot sizes, or density bonuses in exchange
for open space preservation. This zoning tool can be used
to obtain space for and around neighborhood trails, to keep
open space for aesthetic and recreational purposes, protect
wetlands and habitat, and preserve access to hillsides and
public land. Any PUD ordinance or multi-family zoning
ordinance should include open space standards, with an
emphasis on providing usable open space for residents.
By clustering open space together in a way that is usable,
the “look and feel” of an open desertscape is maintained as
much as possible.

Land Use Element

Sending Zone Receiving Zone

A key component of policies toward open space is making
open space accessible and visible. Fencing standards along
trails, hillsides, parks, and open space can significantly impact
the feel of the area. Fences that are see-through, such as
wrought iron fencing, provide a sense of open space even
though property may be under private ownership, in addition
to enhancing public safety. Incorporating view corridor
planning as part of trails and parks planning can improve the
sense of place. The primary goal of view corridor planning is
to safeguard and accentuate the scenic qualities of the park
trail system. This may involve identifying key viewpoints or
scenic overlooks and ensuring that development or land use
decisions do not obstruct or otherwise compromise those
views.

SITIVE LANDS

-

e .

Part of open space policy goals include protection of
sensitive lands. This includes hillsides, waterways, riparian and
wildlife habitat, and culturally sensitive areas. 91% of survey
respondents indicated support for protecting these lands
through regulation. A sensitive lands ordinance addresses
how to preserve and protect these areas. Toquerville
encompasses land that falls within the designated FEMA
flood plain area. In addition to meeting FEMA building
requirements, mindfulness with open space placement
along FEMA flood areas can reduce the risk of flooding and
the amount of flood insurance residents pay.
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HOUSING

The scenario planning process showed greatest support for
Scenario 3, which emphasizes maintaining the status quo in
the existing city core while establishing a mix of smaller lot
and multifamily housing on the west side as a way to reduce
the impact of and footprint needed to house the up-and-
coming generation. Housing on smaller lots, including multi-
family housing, is more affordable for both homebuyers and
renters and reduces the per capita impact on the community.
Flexible zoning tools that allow a mix of housing types lead
to the creation of more cohesive communities, with a range
of price points and house sizes that attract a diverse array
of residents. Communities with a mix of housing types allow
residents to age in place, as local housing options can fit the
differing housing needs an individual or family may need
over time. Additionally, these communities provide social
connection across social strata, which is repeatedly shown as
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a benefit to the community.

City codes will need to be updated to ensure that standards
for HOA amenities in multifamily projects meet the needs of
residents, especially young professionals and young families,
who tend to disproportionately live in multifamily housing
developments. Design standards put in place through
zoning ordinance updates and development agreements will
ensure that the new developments are aesthetically pleasing
and are consistent with or enhance the overall character of
the community.

SHORT TERM RENTALS

Another challenge is the impact of short term housing
for tourists and other visitors to the region. The demand
for short term housing places significant pressure on the
local housing market. The city has implemented caps on
short term rentals, however monitoring and enforcing the
restrictions is difficult. The city can continue to impose and
enforce caps and ramp up code enforcement on violators.
Another method of reducing demand for rentals within
neighborhoods is to provide zoning options for hotels close
to 1-15. This would provide revenue to the city and alleviate
some of the pressure for undesired and unpermitted short
term rentals in neighborhoods.

HISTORIC MAIN STREET

Running through the core of Toquerville, Historic Main Street
is home to several historic buildings. The new bypass road will
divert much of the traffic using this thoroughfare, providing
opportunity for a rebranding of Historic Main Street as a
walkable historic neighborhood. As outlined elsewhere in
this plan, the city can pursue grants for improvements to
sidewalks, bike lanes, and street lighting, as well as employ
adaptive reuse zoning to provide flexibility for owners of
historic structures and historic architectural standards as
options for residents. The city can also connect property
owners of historic structures with historic preservation grants
to help funding restoration projects.

NIGHT SKIES PRESERVATION

One policy preference that stood out was support for dark
skies. Dark sky efforts are popular as lighting policies can
bring several benefits. First, residents should understand that
dark skies lighting policies do not equate to “dark ground.”
Maintaining visibility for drivers and pedestrians is still
paramount. Second, any lighting standard does not require
residents to change pre-existing light fixtures. Instead,
lighting standards apply to new lighting fixtures and new
development.

Toquerville has an existing lighting ordinance that addresses
the principles involved in maintaining a vibrant night sky and
reducing harmful lighting. These regulations will need to be
periodically reviewed to adjust for the City’s experience with
existing ordinances and for changes in best practices. Dark
sky lighting ordinances center around quality, quantity, and
location of light. Light is shielded to areas where lighting is

Land Use Element

useful and desired, and shielded away from other areas such
as the night sky and neighboring properties. With dark sky
lighting policies, light is oriented toward streets, crosswalks,
sidewalks, trails, and yard areas in use by residents. By
preserving the night sky, a crucial part of Toquerville's
heritage is preserved.

Dark sky lighting policies reduce the harmful impacts of
improper lighting. This can include glare, which is often
caused by cool bright lights oriented toward drivers. Policies
that encourage or require "warm” street lighting with a
correlated color temperature of 3000 Kelvin or lower and
have a lower lumen output result in reduced glare and
skyglow and increased public safety. The reduction in
needed electricity due to light shielding, orientation, and
lumen reduction in street lighting leads to municipal cost
savings. Light shielding reduces light trespass, which occurs
when undesired light from neighboring properties comes
onto your property. Light trespass, especially from cool white
or blue lights, can negatively impact sleep cycles and lead to
other negative health outcomes.

The reduction in nighttime light reduces light pollution and
increases Vvisibility of the night sky. This provides a desired
aesthetic and cultural value that is an important part of life
in Toquerville. By implementing standards, especially on new
development, Toquerville can experience population growth
while preserving its vibrant starry nights.
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LAND USE GOALS

Goal 1: Keep Our Sense of Place for Future Generations to Enjoy

Utilize PUD or clustered developments to open
access along rivers, hillsides, and trail corridors.

C. Contain Growth Areas

Identify hillsides to protect as part of a sensitive
lands ordinance or hillside protection overlay.

Implement view corridor planning as part of trails
planning.

Annexation Policy Plan.

Limit annexations to Annexation Policy Plan areas
and timelines.

Only upzone properties once they are adequately
prepared for development or subdivision.

A. Protect Our Spaces

Consider all future growth areas as part of

B. Let Our Night Sky Shine
/I Maintain best practices for outdoor lighting in city
lighting ordinance.

3

As municipal infrastructure is replaced, phase out to
meet lighting ordinance standards.

Require new development to adhere to updated
lighting ordinance.

D. Align the Ordinance to Support the Public’s

Vision
Update fencing standards for new development

and require see-through fences along trails and
open space areas.

Continue code enforcement efforts to keep
properties upkept.

/
3

For PUDs and multifamily projects, Include open
space standards to provide usable open space.

Goal 2: Facilitate a Balanced Approach to Growth that Protects our Quality of Life

A. Preserve the Geographic Heart of Toquerville

/I In established single-family neighborhoods, limit
housing types and lot sizes to match neighborhood.

3

C. Provide Space for the Rising Generation

Include housing types that are more affordable,
such as smaller lot sizes and multi-family dwelling
units, in new development areas.

Enhance standards for HOA or common space

amenities to better meet the needs of young
professionals and young families.

Continue to implement caps on short-term rentals
in existing traditional neighborhoods.

Pursue grants or other funding mechanisms to
make improvements to Historic Toquerville Blvd.

N

Toquerville City General Plan 2023

B. Channel Growth to Strategic Areas

/I Concentrate growth around I-15 and the bypass road
to reduce demands on existing neighborhoods.

Use flexible zoning tools to allow a mix of housing
types in strategic areas, including along Main Street
and within master-planned development overlays
Employ design standards to new growth areas to
enhance visual quality, especially for new muilti-
family and commercial developments.

IS

D. Apply a Comprehensive Planning Approach to
New Growth Areas

Work with educational and religious institutions to
identify locations for future school and religious
institutions.

Link new neighborhood trails to schools, commercial
developments, jobs, churches, parks, recreational
facilities, and broader trails network.

Encourage placement of hotels next to services that
support tourists, such as restaurants and shops by
creating zones with similar allowed uses.

MNHl

Chapter 4: Transportation Element

This element outlines Toquerville’s transportation strategies
for future transportation decisions and investments.
Transportation issues directly impact the quality of life for
residents in and around Toquerville. The city and county
are experiencing rapid growth, which has put pressure on
the city to expand and enhance its streets network. As a
historic residential community within close proximity to
Zion National Park and vast outdoor recreational areas,
Toquerville supports a disproportionate amount of traffic
and visitors compared to other communities its size. This
presents a number of opportunities and challenges.

The intent of this transportation element is to address
these transportation challenges and guide a path forward.
Discussion regarding the town's grid, street maintenance,
rights-of-way, infrastructure, and strategies for future and
continued improvements to the town’s transportation
system follow.

EXISTING CONDITIONS

Toquerville has historically been a residential community,
with a grid of low-volume local residential streets. The historic
city center area is built using this residential grid, oriented
perpendicular to the highway with block width approximating
600 ft. This grid is constricted due to topography—rprimarily
hilly terrain and two creeks. Roads outside the grid network
often follow the land contours, which makes them curvilinear
in nature. Crossings over Ash Creek and La Verkin Creek are
limited. Ash Creek bisects the city, which significantly limits
East-West access across the city.

The city is responsible to maintain local roads, while UDOT
currently has jurisdiction over Highway T7—also known as
Toquerville Blvd. This is designated as a minor arterial road’
and provides access to the Toquerville City offices, Toquerville
Cemetery, commercial businesses and residences. With
the construction of the new bypass road, classification and

'UDOT Functional Classification Map, https./www.arcgis.com/home/webmap/viewer.

himl?webmap=494d57208ea4464bb664ac2da38f9c91&extent=-116.9385,35.9224,-106.17/19.42.8498
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jurisdiction of Toquerville Blvd through the city may be
subject to change. Toquerville Blvd through the city center
is a three-lane road, by virtue of a double permissive turn
lane in the middle. While traffic has increased in recent years,
the annual average daily traffic is within the desired level of
service and the new bypass road will pull traffic away from
this road and help accommodate increased overall traffic
demands induced by new growth. Nearly 77% of this traffic
consists of passenger cars (see graph below)?.

Toquerville Blvd Annual Average
Daily Traffic
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Traffic volume along SR 17 has increased over 80% in recent years

Funding for local roads comes from the Toquerville City
general fund, federal funds, and State Class C funds. As
of 2022, most roads that provide access to homes and
businesses are paved, however some streets remain
unpaved. New developments and portions of the historic
center city have curb, gutter, and sidewalk, while these
facilities have gaps or piecemeal installation along several
streets within the historic downtown grid area.

The town currently has street cross-sections based on the
functional classification system in Figure 4.1 (See Table 6,
Page 59, Toquerville Transportation Master Plan, 2018).

FUTURE TRANSPORTATION

To meet the growing demands of its residents, Toquerville
should persist in exploring diverse funding avenues and
grants to enhance and strategize improvements for
roadways and alternative modes of transportation.

One significant transportation improvement is the new
bypass road along the western edge of the city. This new
road is @ UDOT minor arterial status road designed to
accommodate a high rate of speed with limited access
points. This will divert vehicular traffic away from the historic
city center and provide new commercial opportunities on
undeveloped land west of the city.

Classification Tvoe Right of Way Pavement Sidewalk Recommended
yp (fv) Width (ft) Width (ft) DeS|gn Speed

Minor Local Public

Collector Public

Commercial Local Commercial

Figure 4.1 - Toquerville Street Cross Sections

2UDOT Traffic Statistics, https./www.udot.utah.gov/connect/business/tratfic-data/traffic-statistics,
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Two additional roads have been built or otherwise extended
to connectinto the the bypass road. This includes Old Church
Road and Westfield Road. Each of these are minor collector
status roads and will move traffic in a generally east/west
route between bypass road and the city center.

A key component of any transportation plan is safe routes to
school. This involves safe pedestrian routes, crossings, bike
trails, and roadways. At present, Toquerville does not have
any schools. However, with the projected growth, this may
change.

STREETS CONNECTIVITY

New development will impact the transportation network.
Future transportation patterns can either alleviate or
disperse traffic, depending on the vehicular grid network
created. Grid patterns with high street connectivity and
short to medium block length help disperse traffic across all
streets, which keeps traffic down on any given street. Shorter
block lengths promote walkability, active transportation, and
ease of movement. Conversely, street patterns that employ
cul-de-sacs and other dead-end streets, lead to traffic
being channeled onto a small proportion of streets, which
results in greater traffic and longer, less-desirable routes for
pedestrians and cyclists, which discourage active transit.
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20 minute walk in a neighborhood with grided streets vs
curvilinear and disconnected streets. Maps courtesy of
Lawrence Frank & Co. and the Sightline Institute.

Benefits of increased street connectivity includes improved:

Reduction in vehicular traffic and need for costly
collector/arterial roads

Connectivity & route directness

Wayfinding & orientation

Emergency vehicle response times

Fire station coverage areas

Routes for future public transit

Efficiency for utility lines, including looping and
pipe size

Walkability and neighborhood connectivity
Land use flexibility

Reduction in mileage traveled, mileage of utility
lines, and miles of vehicular lanes

Savings on infrastructure costs

Fiscal impact of trash collection and snow
removal

Mitigated impacts of road closures

A fundamental aspect of connectivity involves establishing
fluid connection to parks and open space. Development
patterns that block off visual and physical access to open
space reduces the community use and value of that land. A
common practice has been to put backyards against open
space, but this hides a prized community resource. The
community survey highlighted the importance of maintaining
open space, which can be achieved by accentuating its
presence through a street grid configuration that fronts
parks and open space. Preserving unrestricted access to
designated open spaces, such as hillsides, river gorges, and
parks, not only enhances aesthetic value and accessibility
but also fosters public safety. An open layout facilitates easy
accessibility for firefighters to assess and address fire hazards
and swiftly respond to and combat wildfires. Additionally,
crime can be reduced by allowing police and neighbors
to maintain surveillance, unobstructed by visual barriers, to
detect and prevent illicit activities.

INTEGRATING TRANSPORTATION
AND LAND USE PLANNING

Many of the benefits of street connectivity can be realized by
integrating transportation planning with land use planning.
Through conscientious placement of services, the impact on
total vehicle miles traveled can be lessened or altogether
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reduced, even as the city experiences growth. This may
include strategic site selection for future schools, places of
worship, commercial areas, parks, and multifamily housing.
Zoning and subdivision codes can be used to require
connectivity, remove the ability of developers to create
nuisance strips, create pleasant walkable streets designed
to accommodate traffic demands and active transportation,
and provide connections into trails and bike routes. To
achieve this vision, land use and transportation planning
must be intertwined and evaluated in conjunction with one
another.

In addition to impacting the streets network through the
grid design pattern, new development brings additional
vehicles. A common way to assess that impact is to require
developers to provide a traffic impact study. The city should
require a traffic impact study for new developments over a
certain size, such as ten units or equivalent dwelling units. By
providing information about traffic, elected officials and staff
can make informed data-driven analysis and decisions when
assessing growth and land use proposals. The traffic impact
study should not only include data about the number of
vehicles, but how the proposed streets network and land
uses will impact traffic.

IMPROVEMENTS

New development requires impact fees, which includes a
road impact fee. This road impact fee helps fund necessary
infrastructure to support the demand of new growth. The
fee promotes faimess by ensuring that the costs associated
with new development are borne by those responsible for
creating the increased transportation demand.

Many streetscapes in the historic area of Toquerville lack
improvements such as curb, gutter, and sidewalk. The
city should explore funding mechanisms to make these
improvements. Intersections only intermittently include stop
bars and crosswalks. The city should work toward completing
installation of these improvements, including installation of
street lighting that meets the lighting ordinance standards.
Consideration should be given to intersection and crosswalk
improvements that are designed to accommodate all users,
espedially ADA-compatible design.

Areas of new development should incorporate complete
street principles that prioritize active transportation in their
design. By prioritizing improvements for all user groups
in street design, streets become safer and more inviting
for pedestrians, cyclists, and other active transit users. This
improves public health and reduces reliance on automobiles
and reduces vehicular traffic. Areas of new development
should incorporate complete street principles that prioritize
active transportation in their design.

Toquerville City General Plan 2023

HISTORIC TOQUERVILLE BLVD
IMPROVEMENTS

For decades, Toquerville Blvd has carried pass-through
traffic from 1-15 to Hurricane and Zion National Park. With
construction of the new bypass road, this will change and
residents will experience a significant decrease in traffic.
At present, Toguerville Blvd, within the city center, has an
asphalt width of approximately 60 ft, a travel lane in each
direction, wide shoulders for parking and cycling, and a
center double permissive turn lane. With the reduction in
average daily traffic and a new truck route that will divert
commercial traffic, Toquerville Blvd can be redesigned as a
pedestrian-friendly downtown corridor.

Typical Section of a complete street. Lane widths and configuration
may vary. Image courtesy of http;/www.kauai.gov

Complete street principles can provide a safe and inviting
experience for many different user groups. This can
include installation of bike lanes. The city should study
active transportation design options, as the reduced traffic
demands coupled with an existing wide street cross-section,
may provide sufficient space for a variety of improvements.
This could include promoting and providing safe cycling
routes through protected, buffered, or separated bike
lanes, bike route signage, and wayfinding signage.
Pedestrian experience can be enhanced through bulb
outs at intersections, chicanes, roadway neckdowns, raised
crosswalks, and other street calming mechanisms.

Many of these potential complete street improvements
would likely result in reducing the rate of vehicular speed
along Toquerville Blvd through town. Rate of speed is
directly related to road design. In a busy area, like Historic
Toquerville, public safety is greatly improved through
achieving a reduction in travel speed.
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Part of the reason for improvement to Toquerville Blvd is
aesthetic. This can be accomplished through improvements
to park strip landscaping, sidewalk maintenance, planting of
street trees, and vintage street and neighborhood signage,
among other improvements. Burying powerlines along
the road can significantly enhance the aesthetic value by
eliminating overhead wires, poles, and clutter, creating a
visually appealing and unobstructed landscape.

STREET TREES AND LIGHTING

2 T:.»"f‘
Street trees serve a vital role in creating a pleasing
environment. Street trees provide a shade canopy to
reduce temperatures and counter the heat island effect
commonly found in cities. Toquerville currently has a Tree
Board to make and review decisions regarding street trees.
City staff and the board should continuously update street
trees policies to reflect best practices, especially with regard
to promoting water-wise native vegetation choices. Trees
and other vegetation that is compatible with surrounding

infrastructure, such as sidewalks, utility lines, and buildings,
should be encouraged.

Consistent with the lighting ordinance, street lights should
be designed to promote safety at night while protecting the
night sky, reducing glare, and shielding against light trespass.
A street lighting program can help residents identify locations
that need street lighting, including crosswalks, trails, and
sidewalks, and identify lighting that needs to be adjusted for
appropriate temperature, intensity, and orientation. Helping
residents know what to do when they experience concerns
with street lighting can lead to increased dialogue and
improved lighting.
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TRANSPORTATION GOALS

Goal 1: Practice Sustainable and Fiscally Conscientious Streets Planning

A. Amend Zoning and Subdivision Codes to
Mitigate Impacts of New Traffic and Create an
Efficient Streets Network

Require a road impact fee for all new development.

/

Require a traffic impact study for new large
developments.

Require  streets interconnectivity to  allow
efficient trafic movement, encourage walkability,
reduce public utilities cost, and enhance future
redevelopment potential for future generations.

4 Limit cul-de-sacs to instances where topography
makes all other street grid options impossible.

Expand the city’s existing grid as much as possible,
with small block lengths to encourage walkability
and ease of movement.

EISEENS

general plan to drive transportation policy.

B. Integrate Transportation and Planning Policies
Incorporate the policies of each element in this

Integrate transportation and land use policy
decision-making to enhance the sustainability of
transportation and land use policies.

Goal 2: Design Streets to Safely Accommodate Multiple Travel Modes and Users

A. Accessibility and Safety

Employ ADA standards to intersections and cross-
walks.

—\
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Explore funding mechanisms to strategically install
curb, gutter, and sidewalk on existing gaps.

N

Paint stop bars at each stop sign to increase visibility
of required stop.

o

Front hillsides with streets to avoid blocking off
public lands and to provide access to emergency
services.

Develop a street lighting program for residents
to identify locations that need street lighting and
install shielded lighting to illuminate sidewalks and
crosswalks without contributing to artificial light
pollution.
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B. Enhance Multi-Modal Transit Options

Prioritize safety of all user groups in street designs,
including complete street principles in  new
development areas.

Create a street trees policy to improve pedestrian
comfort and reduce the heat island effect; trees
should be water-wise and selected to not cause
future damage to sidewalks and other infrastructure.

Improve Toquerville Blvd experience for pedestrians

and cyclists.

Moderate Income
Housing Element

Chapter 5: Moderate Income Housing Element

MODERATE INCOME HOUSING
PLANNING REQUIREMENTS

The moderate income housing element lays out the city’s
approach to providing a variety of housing types and price
points to meet the needs of individuals and households
with a low to moderate income. This element is required by
Utah State Code. The proposals in the element shall provide
a realistic opportunity to meet the need for additional
moderate income housing within the city during the next
five years and must include a recommendation to implement
three or more of the moderate income housing strategies
described in 10-9a-403(2)(b)(ii).

The Planning Commission shall consider the Legislature’s
determination that municipalities shall facilitate a reasonable
opportunity for a variety of housing, including moderate
income housing, to meet the needs of people of various
income levels living, working, or desiring to live or work in
the community and to allow people with various incomes
to benefit from and fully participate in all aspects of
neighborhood and community life.

A city may include, but is not required to include, an analysis
of how the municipality will provide a realistic opportunity
for the development of moderate income housing within
the next five years.

UCA 10-92-103(39) Moderate income housing means
housing occupied or reserved for occupancy by households
with a gross household income equal to or less than 80% of
the median gross income for households of the same size in
the county in which the city is located.

Under Utah Code 10-9a-408, annual reporting is required
for cities and counties over 5,000. Toquerville does not meet
those requirements at this time.

SNAPSHOT

While the majority of the housing stock in Toquerville is
single-family, the architecture is varied and unique. The
historic city core along Toquerville Blvd maintains several
historic homes. As development takes place, residents want
new homes to fit within the city’s rural character. Residents
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Moderate Income

Housing Element

generally understand the need to allow affordable housing
for residents of varying income levels. As the city grows, there
will need to be significant consideration given to provision of
low-income housing that meets the city’s rural character to
the maximum extent possible.

Population

2020 1870

Absolute Change 619

2020 648

Absolute Change 214

Occupied Housing Units

2020

Absolute Change

Vacant Housing Units

2020

% Change -9%

Median Household
Income (2000) $34,038

Per Capita Income in 2021"  $31,392

*2030 estimates based off of projected county growth of 2.9% per year

Affordable Housing Rate? (monthly payment)

Average persons per household: 3.6

Percent of Home Owners Occupied

Doy lrl.'l.n:-ln:

As of June 2023, the median sale price for Washington
County was $523,000. This represents the median price
over the prior three months (90 days). Because Toquerville
represents a small sample size, the median price is subject to
variation—as exhibited in the graph below—however, the
general price trend is consistent with Washington County
and shows significant housing costs increase over the last
decade.

REDFIN

12021 American Community Survey, https./data.census.gov/table’g=Toquerville, +utah

Based on 80% of Washington County’s Median Household Income of $65,040 multiplied by .3 (30% of gross income
spent on housing) and divided by 12 (months per year). Affordable housing estimates utilize the County’s, rather than

Municipality’s, figure. See Utah Code 35A-8-2201
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MODERATE INCOME STRATEGIES

As required by Utah State Code, Toquerville has selected
three moderate income strategies from Utah Code 10-9a-
403(2)(iii) to pursue. These include:

1. Rezone for densities necessary to facilitate the
production of moderate income housing.

New developments on the west side of the city include
a number of small lot and multi-family developments.
This is included as part of projects in the Master Planned
Development Overlay. Future moderate income housing can
also be provided through use of the overlay, which allows for
a greater density than otherwise allowed in the zone.

2. Create or allow for, and reduce regulations related
to, internal or detached accessory dwelling units in
residential zones.

Internal accessory dwelling units (ADU'’s) are permitted in
residential zones throughout the city. An ADU is an area
within an owner-occupied dwelling that can be rented out
to a third party. They provide rental housing and assists
homeowners in meeting monthly mortgage payments.
ADU's also promote aging in place by allowing homeowners
to either expand or downsize without moving. Toquerville
has taken, and will continue to take steps, to ensure the city’s
ADU ordinance is inline with state code and appropriate
measures are in place to track the establishment of legal
ADUs.

3. Zone or rezone for higher density or moderate
income residential development in commercial or
mixed-use zones near major transit investment
corridors, commercial centers, or employment
centers.

Multiple efforts are being taken, or may be undertaken,
to achieve this objective. A Master Planned Development
Overlay has been approved along the new bypass road.
This provides a mix of housing types and commercial. The
layout brings small lot and multifamily projects near future
commercial development. Additionally, the city can explore
flexible zoning in the historic areas of town to allow adaptive
reuse of historic structures. This will allow a mix of uses in
close proximity.

AFFORDABILITY THROUGH ZONING

One helpful method to reduce housing costs and provide
deed-restricted affordable housing is through the use of
zoning. First, the city needs to identify how much affordable
housing is needed to support the local labor force. While

Moderate Income

Housing Element

some of this housing will need to be deed-restricted,
housing affordability can also be achieved through market-
rate housing, including smaller lot development, apartments,
and other multifamily dwellings.

There are several policies the city can explore. This may
include implementing density bonuses as a way to
incentivize developers to deed restrict a portion of their units
as affordable housing. This bonus permits the developer to
construct additional units if a certain number of units are
deed-restricted. Zoning can also be used to ensure that
housing intended for low to moderate income earners
is not used as vacation rentals or second homes. In these
developments, covenants can be recorded that restrict
occupancy to full time occupancy. This practice is used in
many cities that experience pressure for short term rentals
and vacation homes and helps keep purchase and rental
prices lower.

AFFORDABILITY THROUGH LAND
USE POLICIES

Land use policies impact the costs of living in a community.
The city should explore implementing additional inclusionary
zoning policies. This includes permitting “missing middle
housing,” such as townhomes, row homes, single family
homes on smaller lots, and other multifamily housing
options. Through land use policies that permit missing
middle housing, a wider economic range of residents can
find housing options within their household budget.

Transportation expenses, including vehicle ownership, pose
a substantial financial burden on many households. Through
proactive planning, individual household transportation costs
can be reduced simply by encouraging the placement of
affordable housing near schools, employment opportunities,
and services, and by establishing an active transportation
network.

CONNECTING TO EXISTING
RESOURCES

Toquerville can assist affordability by connecting builders,
buyers, and renters to existing resources. The State of
Utah, Five County AOG, and Washington County provide
resources, such as down payment assistance, weatherization
assistance, and tax credits. By having Toquerville staff trained
to point residents to these resources, Toquerville City can
help facilitate affordability.
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Housing Element

MODERATE INCOME HOUSING GOALS

Goal 1: Increase Housing Affordability by Employing Available Tools
A. Use Zoning Tools to Keep Down Prices of B. Connect Builders, Buyers, and Renters to
Intended Affordable Housing Existing Resources

/I Identify the desired amount and location of /I Promote the use of affordable housing vouchers
affordable housing. and buyer assistance programs.

When and where deed-restricted affordable
housing is desired, explore the use of incentives,
such as density bonuses, for developers to provide

Assist or encourage individuals to  seek
weatherization assistance from Five County AOG to
reduce utility costs and improve efficiency.

/

deed-restricted affordable housing units. Assist developers in qualifying for and obtaining
Reduce or limit short-term rentals in units intended 3 Low-Income Housing Tax Credits (LIHTC) or other

/

as housing for local workers. benefits for constructing affordable housing.

. : . - Prirs s
Goal 2: Reduce Costs for Low to Moderate Income Residents By Implementing Smart Growth Principles = s #—' e

B. Provide a Variety of Housing Types, With

A. Assist Affordability Through Conscientious

Emphasis on Desirable Housing for Low to
Locate housing intended for low to moderate Moderate Income Earners

Land Use Policies

Implement inclusionary zoning policies that allow
for desired housing types for low-income wage
earners, or may require that a certain percentage

of new housing be set aside for affordable housing. Cha pter 6 H |St0 r|C Prese rvatIOn Element

Provide a mix of housing types and price points to
meet the needs of each buyers and renters in each
income bracket.

income wage earners near future schools, jobs, and
services.

2 Allow for a housing density that facilitates the
production of affordable housing.
Collaborate with self-help building groups, such as

3 Self-Help Homes, to accommodate areas for self-
help buildable lots.

Historic preservation is vital to creating a cohesive thriving  important historical buildings. Four historic buildings are
_ . : : community. A shared history creates a sense of place and listed on the National Historic Registry. A walking tour has
el sl il BEesles ielel e belonging. The purpose of this historic preservation element  Deen created that highlights these four buildings along with
ordinance with state code. an additional fourteen (14) buildings of historic significance’.

3

is to enhance, preserve, and protect historic structures and

BN

Review ways to memorialize the establishment of cuttural heritage. Several monuments and signs th_roughout the city remind
4 and keep a log of approved ADUs. people of times past. The distinct city history as memorialized
in these historic structures and monuments contributes to

SU PPO RT FOR HISTO RIC the C]ty’s character.

PRESERVATION

In the General Plan community survey, residents were
asked if they support Toquerville City in undertaking historic
preservation. Over 92% of respondents replied in favor. Part
of this broad support is undoubtably because Toquerville
is home to a number of historic buildings. These treasured
buildings add an additional layer of charm and character to
the community.

Historic preservation takes on various forms and can
encompass a wide range of historical narratives and contexts.
One form of historic preservation is the preservation of

Monument to Pioneer Jail Shackles

"Toquerville Walking Tour, https./cdn.sghk.co/cityoftoquerville/5d7igSi/walkingtourHistoric. pdf
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Historic Preservation Element

HISTORIC STRUCTURES ON THE
NATIONAL REGISTER

Toquerville currently has four structures listed on the National
Register of Historic Places.

Thomas Forsyth House: 111 N Toquerville Blvd
Constructed: 1868. Listed February 11, 1982.
Material: Fieldstone

Naegle Winery: 110 S. Toquerville Bivd
Constructed: 1868. Listed February 20, 1980.
Material: Sandstone

Originally operated as a winery and house. Constructed for
German immigrant John C. Naegle to make sacramental
wine for religious use for Mormon settlers.

Toquerville City General Plan 2023
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John Steele House: 263 N. Toquerville Blvd
Constructed: 1862. Listed April 7, 1988.
Material: Adobe

Built by Irish immigrant and civic leader John Steele. Home
pictured here in 1900. The adobe has since been stuccoed
and the porch removed.

Toquerville Hall: 212 N. Toquerville Blivd
Constructed: 1865-1866. Listed January 17, 2020.
Material: Brick. Style: Greek Revival

Constructed as a meetinghouse for The Church of Jesus
Christ of Latter-Day Saints. Later converted into the city hall.

Enrollment on the national registry provides avenues to
assist property owners to obtain valuable resources to
preserve and enhance the property. The State Historic
Preservation Office, the Utah Heritage Foundation, and
the National Trust for Historic Preservation have funding
sources and programs to support preservation. Tax credits
specifically designed for historic preservation work can also

assist owners in their preservation endeavors. Various forms
of assistance, including grants and architectural consultation
are available. It is important to note that placement on
the National Registry is voluntary and does not guarantee
preservation. However, the registry creates awareness,
highlights the importance of preservation, and opens up
opportunities for both the property owner and city. The
city can actively engage with property owners and residents
to identify additional properties of historic value, including
those that are currently part of the city walking tour, which
may hold potential for nomination to the historic registry.

ZONING TOOLS

Historic structures often present challenges due to their non-
compliance with modern zoning regulations. Many buildings
were constructed prior to the dominance of automobiles
and housed several different uses in one building. Parking,
vehicle circulation, setbacks, awnings and other projections
over public right of ways, landscaping, building height, and
internal layouts rarely meet current codes. The land use and
design patterns originally intended for these buildings often
conflict with numerous regulations outlined in contemporary
zoning codes. When property owners are forced to maintain
a legal non-conforming use or comply with modern zoning
codes, they are left with reduced economically viability,
which limits their ability to properly and delicately preserve
the structure.

| Ii-r-lj-r.:nr‘qull H:l*l-LrH
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Historic structures rarely meet current codes. Flexible zoning can help
accommodate these buildings.

One way to provide zoning use flexibility, called “adaptive
reuse,” is through a historic district overlay. A historic district
overlay may be employed to provide use and site design
flexibility. In zoning, an overlay maintains all the options
afforded to the property owner as outlined in the regulations
of the base zone, but in addition provides alternatives as
outlined in the zoning overlay. In this regard, no legal right
is taken away from a property owner, but instead, additional

Historic Preservation Element

tools are provided. By providing flexibility, these property
owners can find economic avenues to restore and maintain
these culturally-significant properties. A historic  district
overlay would provide use and design flexibility to owners
of historically significant properties who preserve the historic
character of their buildings. The overlay could also be used
to promote design standards compatible with the desired
look and feel of the district.

HISTORIC DISTRICTS

The city can promote its historic heritage through the
informal designation of a historic district. Within the district
the city can install and update to-the-era signage, historical
markers, and interpretative signage. Wayfinding signage
can be used to promote the walking tour and awareness
of local historic places. As history is learned or access to
historic places changes, the walking tour should be updated
accordingly. Social media and other communication outlets
can be used to promote the walking tour and knowledge of
the City’s history.

NATIVE AMERICAN HISTORY

At the time of pioneer arrival, Toquervile was home to
a band of Paiute Native Americans. Around 2% of the
population of Toquerville today has Native American
ancestry. Preservation and promotion of Native cultural
and historical sites is part of the goals of this General Plan.
The Utah State Historic Preservation Office offers a Site
Stewardship Program that provides experts to inventory and
document petroglyphs and other Native American cultural
artifacts. Toquerville should consult with the State to verify,
inventory, and document any such historic resources.

Any Native American historical site should be treated with
care and emphasize the importance of protection. Efforts
may include educational and interpretative signage, standing
markers or barriers, and removal of obstructions to visibility,
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among others. By incorporating cultural heritage locations
into the active transportation network, additional “eyes”
are brought to the area, which reduces vandalism that may
occur in obscured areas.

TOQUERVILLE CEMETERY

r oy

The Toquerville Cemetery is located on a bluff on the south
end of town and offers a scenic vista over the valley. This

cemetery has pioneer roots and is in continued use today.
Surrounding parcels are subject to future development,
which limits the ability to expand the cemetery as needed.
The city will need to consider future sites for a new city
cemetery

COMMUNITY HISTORY

The process of history-making is continuous. To ensure the
ongoing preservation of historical heritage, the city must
persist in gathering and endorsing historical accounts. This
encompasses activities such as collecting narratives and
objects from residents and collaborating with organizations
dedicated to preserving history. The city can maintain its
promotion of history through digital platforms and physical
displays, utilizing social media to raise awareness. Additionally,
living history enactments is a creative way to help younger
audiences envision life in the past. By actively engaging in
sharing and advocating the city's history and culture, the city
can play an active role in supporting the value expressed in
the survey of maintaining the historic and small town feel of
the community
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HISTORIC PRESERVATION GOALS

Goal 1: Support the Protection and Restoration of Historic Buildings

A. Support the Restoration and Maintenance of B. Provide Guidance to Owners of Historic
Historic Buildings Buildings

Consider adopting a “Historic District Overlay” I Engage preservation groups to identify and

’I to provide adaptive reuse flexibility for historic promote funding opportunities for individual
structures and encourage preservation and property owners who want to pursue preservation
improvement of those properties. efforts.

2 Adopt and implement guidelines to promote 2 Assist owners who elect to take advantage of tax
historic architecture and preservation. credits available for historic rehabilitation.

Raise awareness among property owners of
3 preservation options and bengfits related to historic

preservation.

Goal 2: Promote Awareness of Local History and Culture

A. Promote a Sense of Historic Place B. Provide opportunities for public education

’I Install, update, and maintain monuments, markers, Enhance and promote online and physical
or signs at places of historic significance. 1 collections that promote Toguerville's history and

2 Designate a historic district and use street and cultu.re. .
wayfinding signage to promote its historic nature. Publicly recognize and reward efforts of those who
3 Update walking tour of Historic Toquerville and EUEIER NSO SresE et

include in wayfinding signage. 3 Encourage and support living history reenactments
and other forms of creative storytelling.

Goal 3: Preserve Historic Sites and Ongoing History

A. Preserve and Enhance Native Cultural Resources B. Collect History

Engage local history groups and residents to further

’I Inventory  cultural  resources and  explore
identify sites of historical significance.

conservation tools .
2 Incorporate cultural resources and educational Continue to collect stories from residents about the
signage into Active Transportation network. history of Toquerville.

2
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Recreation

Chapter 7: Recreation

Thiselement servesas aframework to guide the development,
enhancement, and  management of recreational
opportunities within the community. Its purpose is to ensure
the provision of accessible and diverse recreational amenities
that cater to the needs and preferences of residents, while
promoting a healthy and active lifestyle.

EXISTING CONDITIONS

Toquerville is located in an outdoor paradise, offering
abundant recreation opportunities. A principal objective of
this element is to outline strategies to enhance recreation
in and around the city. Recreation has a positive impact on
resident well-being and happiness, public health, the overall
appeal of the city, and the general standard of living within
the community. To achieve this goal of increasing recreational
opportunities, this plan identifies several key strategies that
aligned with best practices in recreation management and
urban planning.

CURRENT TRAILS

Trails are a popular outlet for outdoor exercise and enjoyment
and contribute to the preservation of natural landscapes and
wildlife habitat. Over 80% of survey respondent indicated
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support for expansion of the trails network. Trails promote
healthy lifestyles, connect neighborhoods, and provide safe
and accessible spaces for residents and visitors to explore
and connect with nature.

Toquerville is home to several trails. In recent years,
new neighborhood trails have been constructed. These
neighborhood trails connect residents to local parks and
nearby neighborhoods. This include the La Verkin Creek
Path, which is an HOA managed trail along the La Verkin
Creek on the southeast side of the city. This is a half mile long
trail constructed on private land and open for public use.

The La Verkin Creek Path provides a scenic place to walk, jog, or cycle along
the creek.

Trails provide access to recreational opportunities on federal
land. Currently, three locations provide such access.

Toquerville Falls (Main Trail)

A
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Topographic Map of Toquerville Falls Trail, Courtesy of
Alltrails

11.8 miles

1,978 ft elevation gain

Out & Back

Dirt/Gravel Road

Toquerville Falls via La Verkin Creek Trail

Recreation

Topographic Map of Toquerville Falls via La Verkin Creek
Trail, Courtesy of Alltrails

12.4 miles

797 ft elevation gain

Out & Back

Doubletrack

This is largely a social trail, meaning it was informally created.
The trail crosses private property and has little to no signage,
causing uncertainty among users as to where the public
can legally access. Additionally, the trail crosses La Verkin
Creek nearly thirty (30) times, and at times runs along the
creek. While some users report riding the route on OHV's,
this presents concerns for private property owners and
watershed protection.

Action: Coordinate with Washington County and
land owners, including private property owners, water
conservancy, and BLM to assess trail status, water
protection, property rights, and use groups. Formal
use restrictions, wayfinding signage, and educational
signage may be necessary.

OTHER SOCIAL TRAILS:

Many other social trails exist, such as Nephi's Twist (below),
which is a single track downhill black diamond mountain bike
trail. Over the years, mountain bikers, dirt bikers, and other
OHV users have created several trails around Toquerville.
By collaborating with adjoining jurisdictions and property
owners, Toquerville can assess these trails to determine
legality, user conflicts, trail quality, access and management
issues, and signage.
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Nephi's Twist is a good example of a popular social trail that
crosses multiple jurisdictions.
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The Strava Heat Map indicates significant usage of informal
trails, largely to the east and west of the city core.
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Strava Heat Map

PUBLIC LANDS ACCESS

Addressing accessibility is crucial. Proactive measures should
be taken to secure access and minimize disruption to private
properties. On the east side of the city, most of the trails,
including additional unmarked “social trails” (i.e. informal
trails), cross private property to reach public lands. In each
case, actions can be taken to reduce confusion and conflict
between the private property owners and the public.

The city can work with private property owners to secure
easements or reroute trails as needed. Once an agreed trail
locationis established, signage can alert trail usersto the public
trail location, regulations, and private property boundaries
that are off-limits. Additionally, signage alerting users as to
which recreation use groups are permitted, including a brief
explanation of why other types are not permitted, will help
increase user compliance with the regulations. Staff can work
with trails groups to identify non-permitted trails to retire,
which may include placing visual barriers or posted signs to
alert hikers to trails closures. By having clear guidelines, trails
maintenance can improve, conflicts between user groups
and conflicts between property owners and the public will
decrease.

Toquerville City General Plan 2023

ATV TRAIL DESIGN AND USER
GROUP CONFLICTS

Another aspect of enhancing recreational enjoyment is the
specialization of trails for specific user groups. Assessing
user group conflicts helps understand the unique needs
and preferences of different recreational users. Many of
Toquerville's trails are used by hikers, trail runners, mountain
and gravel bikers, and ATV/OHV riders. This mix of uses can
create friction as the needs of the groups often conflict. A
history of friction between user groups is likely a reason for a
mixed reaction in the public survey regarding ATV trails. 54%
supported new ATV trails while 34% opposed.

ATVs cause significant impacts on trails, including trail
widening, trail erosion, damage to vegetation, noise and
dust disturbances, and safety concerns for other users. To
reduce these impacts, enhance the ATV experience, and
protect recreational experiences for other user groups, ATV
trails should be managed and designed specifically for ATV's.
This includes:

1. Signage detailing which trails are designed for ATV's and
which are not. This signage should promote responsible
riding practices and trail etiquette.

2. Trail improvements to reduce erosion and rutting, such
asimplementing trail hardening and surface stabilization,
water bars and other water diversion to redirect water

off trail. This could also include vegetation management
to stabilize the soil and placing retaining walls or erosion
control fabrics to reinforce slopes and banks.

3. Seasonal restrictions based on trail conditions, ecosystem
protection, and trail demand management.

4.Regular monitoring to assess and address any harmful
impacts.
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OHV Map (OHV trails in green), Courtsey of Recreation.gov

Trail management efforts need to be coordinated with all
parties who have jurisdiction over the trail. Trails that are not
designed to accommodate ATVs / OHVs, especially those
trails intended for other user groups, should be appropriately
signed. Access gates may be necessary to deter unauthorized
entry. After ATVs start using a trail and convert a single track
to a double track, it is very difficult to undo the effects, which
makes prevention paramount.

TRAIL IMPROVEMENTS

Many of the trailheads currently lack improvements, such
as route and wayfinding signage, interpretative signage,
restroom facilities, and trash removal. Many grants are
available to help fund these improvements. These amenities
provide convenience, comfort, and contribute to the
preservation and cleanliness of natural spaces. After staff
has worked through any access issues with property owners
and a trail route has been formally established, the city
can then inventory desired trail improvements and pursue
funding resources. Many grants are available to assist in trail
improvements and maintenance.

Recreation 7

CYCLING IMPROVEMENTS

While Toquerville is in a popular location for cyclists, there are
currently no long-distance bike trails or bike lanes connecting
into the regional bike system. As of 2023, UDOT is finalizing
the design of the Zion Corridor Trail. This 18.7-mile-long
multi-use recreational trail will run from Confluence Park in
La Verkin to the towns of Virgin and Springdale. Toquerville
can connect a trail system into this multi-use trail to Zion
National Park by developing a trail along La Verkin Creek to
Confluence Park.

75% of survey respondents supported bike routes.

80% supported a trail system linking Toquerville with
nearby communities

Prioritizing the installation of bike lanes along busy
thoroughfares, such as Toquerville Blvd, Bypass Road, and
other roads with higher cycling volumes, is crucial. This
promotes active transportation, encourages cycling as a
sustainable mode of travel, and enhances safety for cyclists
and motorists. Cyclists heading north from Toquerville ride
along Hwy 17, since there are no viable alternatives to reach
Old Highway 91 and other routes up north. The Hwy 17
corridor is a popular route and part of the Quail Creek Loop,
a 26.6 mile recreational bike route. The new Toquerville
Parkway Bypass will include bike lanes and the intent of a
redesign of Toquerville Blvd (Hwy 17) through town is to also
include bike lanes. However, remaining portions of Hwy 17
have high traffic, a high average rate of speed, and narrow
shoulders, which make this section of road a good candidate
for future bicycle infrastructure improvements.

In addition to having safe and enjoyable places to ride, a
cycling network requires secure places to park bicycles.
New development codes should be updated to require bike
racks. Bike parking should meet best practices standards,
such as the Association of Pedestrian & Bicycle Professional’s
"Essentials of Bike Parking: Selecting and Installing Bike
Parking that Works” (2015)". These standards call for the use
of Inverted U or Post & Ring racks and list styles to avoid,
such as Wave and Schoolyard racks. Many organizations
offer grants to help existing businesses and services install
bike racks. As bike lanes and trails are established, the city
should identify existing destinations along those routes and
seek partnerships with those destinations to install bike racks.
The foothills to the east of town offer an opportunity to
continue a bike route above the city. This bike route would
connect several gravel / mountain bike rides and provide
a walking path leading to several trailheads. This would

'Essentials of Bike Parking (2015), Association of Pedestrian & Bicycle Professionals, https.//www.apbp.org/assets/docs

EssentialsofBikeParking_FINA.odf

Toquerville City General Plan 2023


https://www.apbp.org/assets/docs/EssentialsofBikeParking_FINA.pdf 
https://www.apbp.org/assets/docs/EssentialsofBikeParking_FINA.pdf 
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connect gaps in the trail system and open up new scenic
vistas to the public.

NEIGHBORHOOD TRAILS

As development occur, new neighborhood trails should focus
on connecting trails to parks, to allow children and youth to
walk and bike to parks with reduced exposure to vehicular
traffic. These trails should also emphasize connectivity into a

city-wide and regional trail system. Development ordinances
for multi-family, mixed use, and commercial should include
multi-use trail standards that connect proposed bike trails
and create new scenic routes along creeks, hillsides, and
open space. Some areas of town lack curb, gutter, and
sidewalk. The city should prioritize completion of curb,
gutter, and sidewalk along common pedestrian routes.

RECREATION GOALS

Goal 1: Increase Recreational Opportunities

A. Provide New Trails

]
/
3

Identify access issues and work with property
owners O secure access easements.

Use existing trails, or modifications to existing trails,
to establish a non-motorized connected trails
network that new growth areas can incorporate
into community design.

Explore the creation of new trails to fill gaps in trails
network and open up new scenic vistas.

Work with AOG and surrounding jurisdictions to
connect local trails and bike lanes into regional
network.

Link neighborhood trails into a city-wide trail system.

EIES RS

B. Enhance Safety

Install bike lanes along Toquerville Boulevard,
Bypass Road, and other roads with higher cycling
volume.

Explore funding for curb, gutter, and sidewalk
installation, with particular attention to pedestrian
routes.

Incorporate existing trails into new development in
a way that reduces conflict points between cars and
people.

Connect parks via trails that allow children and

youth to walk and bike with reduced exposure to
vehicular traffic.

Amend development codes to require large
commercial and multi-family developments to
connect into proposed bike trails.

EIENINIES

Goal 2: Enhance Recreational Enjoyment

A. Improve Recreational Facilities
’I Seek funding sources for trailhead and ftrail
improvements.
Identify trailhead improvements, such as restroom

facilities, trash removal, and signage.

Install wayfinding and trailhead signage for

3 pedestrians and cyclists, to highlight trails and
pedestrian  corridors, and encourage active
transportation.

4 Include bike racks in development codes for
commercial and multi-family development.

5 Collaborate with local businesses and user groups
to install bike racks at existing businesses.

Toquerville City General Plan 2023

B. Specialize Trails for Intended User Group

Assess user group conflicts.

Designate trails per user group, with trail
improvements that appropriately manage the
allowed use.

Coordinate with jurisdictions who share ownership
of ATV trails to ensure that trails are appropriately
designed, signed, and maintained for ATV use.

Utilities & Public Safety

Chapter 8: Utilities & Public Safety

This Element aims to promote a safe, sustainable, and resilient
future for the city and outlines strategies and reasoning to
achieve each of the goals at the end of the chapter. This
chapter should be reviewed periodically and updated as
necessary.

WATER INFRASTRUCTURE

Toquerville City provides culinary water services to its
residents. However, water sources are shared with other
jurisdictions. Much of the city water is extracted from
Toquerville Springs. This source is shared by the Washington
County Water Conservancy District, Hurricane City, and
La Verkin City. Meanwhile, water in the Anderson Junction
area is sourced from the Cottam Well purchased from
Washington County Water Conservancy District. Most
homes don't have secondary water, but for those who do,
the Toquerville Secondary Water System (TSWS) is managed
by the Washington County Water Conservancy District.

Toquerville has outlined water conservation plans and
goals, including existing and projected water connections,
an outline of conservation practices, and future water
conservation projects in the Water Conservation Plan the
city adopted in 2019. Among these goals is a reduction of
the city's per capita water use by at least 15% in 5 years,
maintaining a financially viable water system, and maintaining
or improving the appearance of street landscapes, opens
spaces, and yards, accomplished, in part, through improved
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irrigation practices. These plans, analysis, and goals need to
be periodically reviewed and updated to address the growth
of the community.

To optimize water delivery systems, Toquerville should
prioritize evaluating and upgrading its water infrastructure.
Assessing and enhancing pipelines, treatment plants,
storage facilities, and distribution systems will improve
efficiency, minimize water loss, and maintain water quality.
Incorporating modern technologies and monitoring systems
can enable real-time monitoring and efficient management
of the water infrastructure. The Water Conservation Plan and
Capital Facilities Plan outline numerous details on how these
goals can be achieved. Regular updates should be made
to these plans as development progresses to ensure their
successful implementation.

WATER CONSERVATION

In the face of escalating water scarcity and a growing
population, the «city must develop strategies to
accommodate the projected population expansion while
safeguarding its finite water resources. Toquerville is part of
the Lower Colorado River South region as designated by
Utah Department of Natural Resources’ water conservation
regions. The goal for this region, as found in Utah's 2019
Regional M&! Water Conservation Goals is to reduce water

o
é
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usage per capita by 14% from 2015 to 2030. The city has
outlined water conservation strategies in their Water
Conservation Plan (2019), which include a per capita water
use reduction of 15% in five (5) years. This plan, which outlines
goals, practices, and projects, will need to be continuously
reviewed, integrated with land use planning decisions, and
updated periodically.

Toquerville will need to continue coordinating growth plans
with jurisdictions that share water sources and engage in
proactive water conservation efforts. This can be achieved
through a combination of regulatory actions, such as
implementing zoning regulations, and voluntary initiatives.

PUBLIC EDUCATION AND ZONING TO
PROMOTE WATER CONSERVATION

To foster a culture of responsible water use, educational
campaigns may be used to promote water-efficient
fixtures, appliances, and landscaping practices. Local
organizations can provide resources to assist in educational
and conservation efforts. An example of this collaborative
approach is the residential rebate program offered by the
Washington County Water Conservancy District. Through
this program, property owners can receive assistance for
transitioning  from water-intensive lawns to xeriscaping
or other water-wise landscaping options. To qualify for

WATED

Water Infrastructure: Continue to improve water
infrastructure as needed, with an emphasis on water
conservation.

Protect Water Quality: Take proactive measures
to secure and protect water resources.

Waterwise Landscaping: Prioritize
drought-tolerant or low water-consuming
vegetation over water-intensive options.

'
o

Public Education: Educational campaigns may
be used to promote water-efficient fixtures,
appliances, and landscaping practices.

this program, the City must first enact a water efficiency
ordinance that aligns with the requirements set by the Water
District.

One effective water conservation method involves
establishing water-wise landscaping standards for new
commercial and industrial developments that prioritize
drought-tolerant or low water-consuming vegetation over
water-intensive options. Residential landscaping standards
should be revised to provide residents with greater flexibility
in adopting xeriscape landscaping. Xeriscape consists
of vegetation that requires minimal irrigation. Xeriscape
landscaping often incorporates native species that are
well-adapted to the local environment and its seasonal
droughts. It's important to note that xeriscape does not
imply “zeroscape,” which denotes the absence of vegetation.

FLOOD PREPAREDNESS AND
RESPONSE
| : ]

Some properties are located within a FEMA-designated
floodway or flood hazard area. These areas present an
increased anticipated occurrence of flooding. The city
reviews FEMA requirements during plan review, however a
risk of harmful flash flooding remains. While the likelihood
of a flood event happening in any given year is low, it is
likely that at some point a flood event will occur and the City
should be ready to respond.

Toquerville can mitigate the harmful impacts of flooding
through implementation of policies that place parks and trails
in and around floodways as riparian buffer zones. Waterways
and floodplain areas may need natural restoration efforts to
prevent erosion and undo any channelization of waterways.
Zoning policies should keep higher density development
well away from flood-prone areas.

To effectively respond to flood events, Toquerville should
establish and periodically review flood emergency response

Utilities & Public Safety

protocols. Swift and coordinated action is essential in
minimizing damage and ensuring the safety of residents
and their properties. The City should identify any risks for
potential flash flooding and may consider an early warning
system to provide timely alerts to affected residents. This
will help streamline communication, resource allocation,
and emergency services during flood events. Collaboration
with neighboring jurisdictions and other regional entities
will enable information sharing and coordination of flood
mitigation strategies, flood control projects, and emergency
response planning.

The city can raise community awareness about flood risks
and management efforts through periodic public outreach.
This should include materials about flood risks, floodplain and
stormwater management, and preparedness measures. The
City can collaborate with nearby schools to inform students
about what to do when confronted with floodwaters. By
providing information on flood protection measures, the
importance of individual actions, and the availability of
resources, the city can encourage proactive engagement
and foster a culture of resilience.

IMPACT FEES

Public infrastructure improvements often rely on impact fees.
These fees address roads, public utilities, parks, and facilities.
The impact fees are set at a level that allows expansion,
enhancement, and maintenance of the systems at a rate
consistent with the City’s growth. Toquerville City is updating
its impact fees this year and has established a process to
conduct comprehensive fee review, which includes issuing
public notices and involving the community through a public
hearing.

Impact fees are used for public improvement projects
identified in the city’s master plans. These master plans
need to be updated as new development is built to
ensure that public improvements adequately address the
needs required by growth and the desired level of service
is maintained. The City should strategically allocate and
utilize impact fee revenues to maximize their impact on
infrastructure improvements and public facilities, prioritizing
projects based on community needs, growth patterns, and
long-term planning objectives.

Impact fees should be reviewed at least every five (5) years
and whenever master plans that alter growth assumptions
are completed. As costs and growth projections shift, the
impact fee review and adjustment allows cities to re-tailer
their impact fees to present conditions, including inflation,
construction cost changes, and shifting community needs.
During this process, impact fees are reviewed to ensure
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that the amount constitutes a fair and equitable method to
fund necessary public infrastructure, maintain a consistent
level of service, and accommodate the impacts of new
development. Different types of development, such as
residential, commercial, and industrial, are associated with
specificimpacts, and impact fees are established to accurately
reflect the costs and demands generated by each type of
use. This process provides a predictable and transparent
fee schedule, which assists developers and property owners
to make informed decisions and better anticipate costs of
development.

STORMWATER MANAGEMENT

Sustainable Stormwater Management

Implementing  sustainable  stormwater  management
practices, such rain gardens and permeable pavement can
promote infiltration, retention, and natural treatment of
stormwater runoff. Toquerville should develop stormwater
management ordinances and guidelines. Compliance with
stormwater regulations and collaboration with relevant
agencies will ensure effective implementation.

Stormwater Management Strategies

Developing and implementing comprehensive stormwater
management  strategies is essential for controlling
runoff, reducing flood risks, and protecting water bodies
from pollution. Detention basins, swales, and channel
improvements can help control the flow of stormwater. This
will enhance flood resilience and support sustainable water
management.
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PUBLIC SAFETY

Police and fire services are provided by Washington County
Sheriff's Office and Hurricane Valley Fire District, respectively.
While the City does not currently provide its own services,
there are several goals the city can pursue to optimize public
safety.

While Toquerville does not have its own police and fire, the
city’s policies impact the efficiency of those services. Land use
and transportation decisions that promote street connectivity
improve response times and increase a station’s coverage
area. This results in improved service at a decreased cost.
Crime deterrence and hazard prevention can also be
achieved through increasing visibility. As addressed in other
elements, policies that enhance access to open space, such as
hillsides and public lands, facilitate wildfire mitigation efforts
and keep open space publicly visible. This enhances public
safety by maintaining an open line of sight. Implementing
design standards that require a certain percentage of
windows on residential walls that face trails and open space
results in increased visibility. Development patterns that
block off public access or obscure visual line of sight through
solid fencing, discourages open use of public property and
increases the likelihood that the property will be used in ways
that go against the public good.

Responsible street lighting plays a critical role in enhancing
public safety, preventing crime, and reducing harmful light
pollution. Conducting lighting audits and assessments will
help identify areas with improper lighting and take necessary
measures to address them. Utilizing full cut-off shielding,
a low correlated color temperature, and energy-efficient
lighting technologies will reduce glare and improve cost
savings and efficiency.

Building strong partnerships and fostering collaboration
between law enforcement agencies and the community is
essential for effective crime prevention and community well-
being. Initiatives such as neighborhood watch programs and
regular outreach events can promote trust, communication,
and mutual understanding. By establishing clear lines of
communication and creating opportunities for community
engagement, Toquerville can learn about and address
concerns by law enforcement and fire officials and can
strengthen the relationship between law enforcement and
the community.

UTILITIES & PUBLIC SAFETY GOALS

Goal 1: Prepare Public Utilities for Future Growth
A. Capital Facilities and Fee Structures B.
Continue to follow capital facilities plan and update /I

every five years.

s

Ensure that impact fees are set at a level that allows
for the expansion and maintenance of current level
of service.

Review impact fee analysis at least every five years
to align with master plan updates.

3
/

Establish a clear and transparent fee structure that
provides predictability in the development process.

IS
| oo

Utilities & Public Safety

ater and Utilities Infrastructure

Upgrade water infrastructure for efficiency and
water quality.

Ensure reliable and sustainable water supply
considering growth and limitations.

Explore ways to maintain low water usage rates for
residents.

Annually audit water system.

Continue to coordinate with utility companies to
provide services.

Goal 2: Develop Efficient Water Management Policies

A. Flood

B. Conservation

Develop flood emergency response protocols for
swift and effective action.

|
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Raise community awareness about flood risks and
preparedness measures.

N

Integrate flood management objectives with land
use, parks, and trails planning.

Collaborate with regional entities for flood
management expertise and coordination.
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Promote water conservation and efficient
landscaping practices to reduce consumption and
improve efficiency.

Consider adopting a water efficiency ordinance for
new construction.

Continue to review and update residential
landscaping standards to permit drought-tolerant
and native vegetation.

Coordinate establishment of the water efficiency
ordinance with the Washington County Water
Conservancy District to qualify for residential rebate
program.

Foster partnerships for long-term water resource
management.

Goal 3: Enhance Public Safety while Maintain a High Level of Service

A. Integrate Public Safety into Land Use,

Recreation, and Transportation Policies

Maintain visibility corridors along public trails.

. Maintain open access to hillsides and public lands.
3 Consider wildfire threat and fire safety as part of
land use decisions and ordinance.

. Install sufficient street lighting.

|
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B. Maintain a High Level of Service

Evaluate response times and identify opportunities
and strategies for improvements.

Enhance partnerships between law enforcement
and the community.

Coordinate with jurisdictions that share law
enforcement and fire to address concerns that arise.

Create and adopt Emergency Management Plan.
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Chapter 9: Economic Development Element

Economic growth, stability, and sustainability are key to
a dity’s success. Toquerville is located at an economically
strategic junction between |-15 and Zion National Park,
and well positioned to capture revenue from many other
outdoor recreational and tourist opportunities. This element
provides an analysis of the City’s revenue sources, identifies
potential missed revenue opportunities, outlines strategies
to enhance revenue generation, and establishes policies,
goals, and strategies aimed at capturing greater revenue
and fostering improved economic growth.

EMPLOYMENT SNAPSHOT

The city's workforce is supported by a broad range of
industries. According to the 2020 U.S. Census, many jobs
are located in the service; management and professional;
transportation; and sales and office sectors. The median
household income is $80,357 which is significantly higher
than the county and state’s median income. The city's
unemployment rate is 3.7%. This signifies a robust regional
job market that offers local residents significant economic
opportunities.
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Medium Household Income?

The amount and growth of taxable sales is an important
metric to assess economic health and identify the types
of businesses to attract to the community. At present,
Toquerville has little commercial presence, with much of
its sales likely coming from online shopping and most all
sales to brick and mortar businesses occurring outside the
jurisdiction.

2023 Sales Tax Rates?

Local Sales Tax 1.0%

Transportation Infrastructure Tax 0.25%

Total 6.45%

Sales tax is divvied up as shown in the 2023 Sales Tax Rates
chart. Total taxable sales have increased for Toquerville over
the past decade. Significant growth in sales tax occurred
from 2019-2021. This is likely attributed to an increase in both
online sales and disposable income during the COVID-19
pandemic. During that time, Toquervile saw the largest
increase in sales tax among neighboring cities. This may be
in part due to a lack of brick-and-mortar retail, which often
saw in-store sales outpaced by online sales growth during
the pandemic.

While online sales per household is likely to remain high,
its meteoric rise experienced during the global Covid-19
pandemic is likely an aberration and shouldn't be used to
forecast future sales tax growth. By outlining a path forward
to develop local commerce, Toquerville can diversify and
enhance its tax base, which would help support the services
and public improvements residents would like.

Economic Development Element
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SALES LEAKAGE ANALYSIS

One challenge facing Toquerville is capturing tax revenue
from local commerce and retail spending. In municipal
economic development, the outflow of money from a local
economy due to the purchase of goods and services outside
the region is called “leakage.” These dollars spent on goods
and services outside the local economy no longer circulate

22020 American U.S. Census, https./data.census.qov,

3Utah State Tax Commission https./tax.utah.qov/salestax/rate/23g2combined.pdf
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within the local economy. Rather than spur and sustain jobs
and economic health locally, the money is lost, or “leaked,”
to the broader region.

This analysis is important to understanding economic vitality.
A high leakage rate reduces the overall economic impact of
investments made inthe city. This is because money captured
from those investments is subsequently leaked. Conversely, a
low leakage rate allows money to continue circulating locally,
in what is called the "multiplier effect.” When money has a
high rate of recirculation, it creates a cycle of spending and
investment that sustains job and economic growth.

Leakage/Surplus Index*

Leakage by sector. A value of “0" indicates 100% leakage,
"1" indlcates for every dollar earned in the local economy, a
dollar is captured, and 2" indicate for every dollar earned,
twice as much as captured.

How to Interpret Leakage

A leakage/surplus index by sector highlights where local
dollars are lost from the local economy and spent outside
the city. Numbers less than one indicate leakage to other
communities, while numbers greater than one indicate
a surplus. A surplus means that money from outside the
community is entering at a greater rate than it is leaked.
The leakage rate per sector is an estimate, as state averages
are used to anticipate the amount of revenue for a given
population. In other words, positive numbers indicate that
Toquerville is attracting more than the state average relative
to that category, suggesting shoppers from outside the city
are attracted to the area for certain types of purchases or
that there is a high concentration of this type of spending.

Understanding leakage helps drive land use and economic
development policy. Sectors with high leakage rates could
strategically be targeted to better capture and maintain
local resources. These represent sectors where there is high
demand from Toquerville residents, who have to travel
outside the jurisdiction to shop or conduct business.

A leakage analysis indicates high leakage rates across nearly
all sectors. Areas of high leakage include:

Motor Vehicle Parts & Dealers

Furniture & Home Furnishing

Electronics & Appliances

Building Material, Garden Equipment, & Supplies

Food & Beverage Stores

Health & Personal Care
Clothing & Clothing Accessories
Miscellaneous Store Retailers
Foodservice & Drinking Places

In these high leakage sectors, nearly all dollars are spent
outside the local economy. Unless brought back into the
local economy through a sector with a surplus, these dollars
are only recaptured from earnings that occur outside the
community. Once recaptured, those earnings are then
leaked again. This cycles indicates that Toquerville has a very
low multiplier effect and tax revenue generation is far lower
than would occur if leakage rates approached equilibrium.

SALES TAX AND TOURISM

Residents have concerns about maintaining a balance
between keeping Toquervile as a small residential
community and accommodating the demands for regional
tourism. The city is situated midway between Zion National
Park's Kolob Canyon, St. George, and Zion National Park's
Zion Canyon. Zion National Park hosts millions of tourists per
year, with recreational visits increasing significantly in recent
years. This popularity is anticipated to continue, putting
added pressure and opportunity on Toquerville City. In
addition to the national park, there are multiple state parks,
popular hiking and ATV trails, cycling routes, and numerous
recreational events

“Utah State Tax Commission, analyzed by Alteryx.
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Recreation Visits Zion National Park®

Toquerville is well-situated to promote and capture revenue
from retail and tourism opportunities that align with local
values. While residents don't want to see the explosive
growth that has occurred around St. George, the city
could make eﬂbrts to prpmote I‘!’E.‘lr Mil Rate
local and boutique businesses o
while preserving Toquerville's
charm. This could include small
business incubator spaces, a
farmer's market, food truck
roundup events, or an annual
city festival. Each of these
would  provide opportunities
for residents to showcase their
crafts, socialize and connect
with  the community, and
capture revenue from tourists
visiting the area.

0.00127.2 |
0.001323 |

Additionally, the new bypass road and development around
Anderson Junction offers space for short-term housing
accommodations. Hotels provide a significant tax base, and
Toquerville is in prime location to capture this revenue.

PROPERTY TAX REVENUE

Property tax provides a significant financial resource to the
city, but is insufficient to cover maintenance costs for roads
and infrastructure on its own. Utah's municipal tax rate setting
process is designed to achieve annual budget neutrality. An
entity’s prior year budgeted revenue serves as the baseline
for current year certified tax rate calculations. To adopt a tax
rate that exceeds the Certified Tax Rate, an entity must go
through what is known as the “Truth-in-Taxation” process.
Truth-in-Taxation statutes require that entities proposing a
tax increase advertise the increase and hold a public hearing.
The Certified Tax Rate or the proposed rate, if adopted, is
applied to all taxable value within the boundaries of the
taxing entity.

Economic Development Element

IMPROVINGPROPERTYTAXREVENUE

Property tax revenue is one of many components that
should be considered when making land use decisions.
Properties with high property tax per acre revenue, such as
multi-family housing and commercial, tend to be cash flow
positive contributors to the city's financial abilities. Meanwhile,
properties with low property tax per acre revenue, such as
single-family large lot properties, parking lots, and untaxable
properties, reduce the city's financial ability to maintain
infrastructure.

Mill Levy Table®
Entty  |MillLevy | Percent |
localSchoolFund 5098 426 |

State School Fund 20.6

Hurricane Valley Fire

County General Fund 0.547 47
County Assessing & Collecting 023 29
County Library Fund 1.6
CountyGOBond 05
Charter School Fund 04
‘Mosquito Abatement 0023 03
Multicounty Assessing & 0.015 0.2
Collecting

A mill levy is the tax rate applied to the assessed value of a
property. One mill is one dollar per $1,000 of assessed value.
The percent represents that levy's percent of the total tax.

APPLYING ZONING TOOLS

Zoning tools can enhance property values. Flexible use
zoning for historic structures allows property owners to
creatively maximize revenue generation streams. This added
cash flow enables owners to make additional property
improvements. This creates a positive cycle of upward tax
revenue and revitalization. A focus on smaller lots for all uses,
including commercial, places an emphasis on land utilization,
which increases revenue per acre and reduces linear feet of
required city infrastructure. This revenue increase and cost
decrease is an efficient way to establish municipal financial
sustainability.

Implementing design standards plays a pivotal role in
promoting aesthetically pleasing and well-constructed

*NPS Stats, Zion NP Reports - Annual Park Recreation Visits, irma.nps.qgov/Stats/Reports/Park/ZION

®Utah State Tax Commission https./propertytax.utah.gov/tax-rates/area-rates/2022 pdf
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Economic Development Element

buildings, ultimately enhancing their lifespan and mitigating
urban decay. This leads to improved property values, which,
in turn, contributes to increased property tax revenue. The
city should establish design standards that are harmonious
with the unique look and feel of Toquerville's landscape and
historic setting.

ECONOMIC DEVELOPMENT
THROUGH PLACEMAKING

Property improvements and placemaking efforts can
improve property values, which in turn provide increased
property tax revenue. These efforts may include historic
preservation, facade improvements, public art installations,
murals, or gathering space improvements—such as plazas,
pocket parks, and multi-use trail improvements. Toquerville
has opportunity to boost property values along Historic
Main Street through building improvements of historic
buildings and can enhance property values in the new
growth areas by creating a pedestrian experience through
the use of public and quasi-public space that attract and
retain pedestrians in the area.

PRESENT AND FUTURE CONDITIONS

Currently, Toquerville has little commercial build out, with
approximately 292 acres presently located in the Highway
Commercial and Neighborhood Commercial zones. Much
of this is undeveloped property. However, new development
in the Master Planned Development Overlay along Bypass
Road is planned to bring retail and other commercial growth,
in addition to significant housing. This growth in the number
of rooftops will increase commercial viability.

The I-15 corridor offers good visibility with an Annual Average
Daily Traffic (AADT) of 29,000 vehicles. This is suitable for
big box retailers and hotels that attract regional travelers
and rely on high visibility. Coordinating with regional and
state economic development organizations can help with
site selection and future zoning needs and regulations, and
should be part of the land use decision making process. By
establishing a commercial presence, Toquerville can reduce
the leakage rate, increase spending locally, and capture sales
tax revenue to fund public improvements. As commercial
opportunities arise, the city should continue to analyze to
leakage data to identify ongoing economic development
needs.

PRESERVING FUTURE
OPPORTUNITIES

Properties ideal for commercial development are limited and
failure to protect and utilize those spaces can result in lost
economic vitality and future misaligned traffic patterns. A
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policy of identifying and protecting commercial corridors to
meet future commercial needs is an important component
of the city’s land use goals. This will provide flexibility for
future generations of residents and legislative officials to
make key decisions for Toquerville's economic prosperity.
The city should coordinate with regional and state economic
development experts, the county and AOGs office, and other
development experts to determine the extent and location
of land to set aside for future commercial, retail, hospitality,
and other key economic sectors.

The community survey highlighted an emphasis on
maintaining Toquerville's small-town feel. By keeping
commercial growth along I-15 and the bypass road, with
limited boutique commercial in the Historic Main Street
area, Toquerville can achieve the goal of maintaining the
small-town look and feel while also attracting the businesses
necessary to support the local population and provide a
stable tax base.

ADDRESS TOURISM ACCOMMODATIONS

The use of short-term rentals to address tourism
accommodations puts pressure on existing neighborhoods.
Establishing hotels near I-15 would alleviate demand for short-
term rentals and provide a significant source of revenue for
the city. The city should continue to monitor the number of
permitted short-term rentals and the number of listings on
publicly available websites, such as AirBnb and VRBO.

PROMOTING OPPORTUNITIES THAT
ALIGN WITH LOCAL VALUES

Managing growth is a balancing act. The survey and open
house showed many residents would like to keep commercial
presence limited, particularly in the residential core of the
city. In keeping with this vision, there are still several things
the City can do to engage in economic development while
maintaining and enhancing a sense of community.

The city could explore partnering to host special events,
such as farmers’ markets, food truck roundups, festivals, and
other local events. This would provide an outlet for small
boutique businesses and a gathering place for residents.
Additionally, promoting recreational opportunities, such as
bicycle races, running, or atv events, could bring additional
revenue and highlight Toguerville.

Another option to explore is coordinating with local
organizations to host public star parties. This action works
in conjunction with the city’s night time lighting ordinance.
Periodic public star parties raise awareness and appreciation
for the importance of protecting the night sky.

Economic Development Element

ECONOMIC DEVELOPMENT GOALS

Goal 1: Adopt Land Use Policies that Assist and Strengthen Commercial and Retail Opportunities Near

1-15 and the Bypass Road
B. Incorporate Placemaking into New Commercial
Areas
/I Adopt design standards that are harmonious with

. the unique look and feel of Toquerville's landscape. 1
2 Use flexible zoning tools where appropriate to
maximize use of properties. gathering spaces, and landscaping into new
developments.
3 Incorporate local talent, such as muralists and
sculptors, to create a greater sense of place.

D. Promote and Preserve Future Economic Growth
Opportunities

A. Apply Zoning Tools to Grow Desirable
Commercial Areas

Identify financial resources to assist with placemaking.

Include common space amenities, such as art,

C. Focus Efforts on Areas with High Leakage to
Increase Tax Revenue

’I Reduce overall leakage through commercial ’I Identify amount of commercial needed and
growth. potential sites.

3 Coordinate with regional and state economic
development organizations and sector experts.

Collaborate with State agencies, such as EDC Utah,
to identify opportunities.

Concentrate on west side, with visibility and access
from [-15.

!

Goal 2: Promote Economic Development through Recreation, Retail, and Accommodations

A. Promote Retail and Tourism Opportunities that

Align with Local Values

’I Allow for small business incubator spaces for artists
and other local boutique enterprises.

Coordinate with local organizations and provide

space for a farmer’s market, food truck roundup, or

other pop-up events.

Coordinate with community hobbyists to create star

parties.

Consider creating an annual local festival centered
4 around Toquerville unique history, culture, and/or

topography.
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Appendix A - City Survey Results

City of Toquerville General Plan Update Survey

115 Responses  18:27 Average time 1o compiete  Closed staws
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3. | own property zoned (mark all that apply):

i Feidents 1) \
P Agrecultusal 20

.. Corirmigrcual E

. D'y Kradw ]

Toquerville City General Plan 2023 _



4. How long have you lived in Toquervilie?

i Less than one (1) yem
@ 1t 5yean

i Gt 10 yeans

i 1120

i More tham 20 yean

5. Why do you choose to live in Toquerville? {Check all that apply)
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6. The City of Toquerville should:
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. The City of Toguerville should:
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9. The City of Toquerville should;
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10. The City of Toquerville should:
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11. What is your biggest concern about the future of Toquerville?

Latest Responses
115 *The rote of growth and high taxes”

Responses *Toa many people. nevwcomers coming in and changing agriculiure, o...
“The change in charecter and style ox new people move here.”
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	01.14.26 PC Meeting Minutes Draft.pdf
	A. CALL TO ORDER:
	https://www.youtube.com/live/XJWGfDCiBX0?si=gnS_xsmV3AktVGTB&t=7
	B. APPROVAL OF AGENDA:
	https://www.youtube.com/live/XJWGfDCiBX0?si=kdp6dAx0xl0nb7N7&t=108
	D. BUSINESS ITEM(S):
	E. REPORTS:
	https://www.youtube.com/live/XJWGfDCiBX0?si=OB_kWZoLahShMSUi&t=3314
	1. Planning Commission Chair
	Chair Haymore noted that reports will now be at the end of the meetings moving forward as requested by Mayor Catlin.
	2. Planning Commissioners
	Commissioner Leavitt brought up concerns with speed limits throughout the city.
	3. Planning & Zoning Administrator, Emily Teaters
	Emily reported on the code revisions she’s working on in between applications. Commissioner Leavitt mentioned concerns with a home that received a Certificate of Occupancy while out of compliance.
	4. Assistant City Manager, Darrin LeFevre
	Darrin provided updates on projects in Toquerville. A TDS line was moved on the South cut, Boulder Ridge subdivision is progressing toward paving, and IME Automations is behind on construction. He also shared progress pictures from Sunriver Firelight....
	Gary Lunt brought up concerns regarding flooding.
	F. ADJOURN:
	Commissioner Leavitt made a motion to Adjourn. Commissioner Harrison seconded the motion. Motion carried 5-0. Dean Haymore – aye, Glenn Leavitt – aye, Angela Harrison – aye, Lonnie Christensen – aye, Mila Allinson – aye.
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