IVINS CITY
PLANNING COMMISSION
MINUTES
February 17, 2026
435-628-0606

	1)
	WELCOME AND CALL TO ORDER


CHAIR AND COMMISSIONERS:   The meeting was called to order at 5:30 p.m. All present included Chair Pam Gardiol, Commissioner Perry Brown, Commissioner Doug Clifford, Commissioner Dave Robinson, and Commissioner Brandon Weight.
Staff Attending: Chuck Gillette-City Manager, Bryan Pack-City Attorney and Sharon Allen-Deputy City Recorder.
Audience Attending: Kaitlynn Kraus and Troy Dennett

	A.
	Acknowledgement of Quorum



	B.
	Flag Salute--Commissioner Perry Brown



	C.
	Invocation--Commissioner Perry Brown



	D.
	Disclosures--None.

	2)
	REPORTS, PRESENTATIONS AND APPOINTMENTS-None.

	3)
	PUBLIC HEARING AND ACTION ITEMS-



	A.
	Public hearing regarding a Class V Conditional Use Permit, located at approximately 27 North and 200 East. TJ Ventures, LLC-Owner. Troy Dennett-Applicant.


Sharon Allen reported that Mr. Dennett has submitted an application to use the elevated stage that they already have as a gathering place for live music for both customers, and to also allow surrounding elementaries to come perform. There is no list of conditions per se, since the stage is already there, but they do not intend to extend their existing parking to allow this. Chair Pam Gardiol opened Public Hearing. Hearing no comments and no one on Zoom, Chair Pam Gardiol closed the Public Hearing.
	B.
	Discuss and consider recommendation of a Class V Conditional Use Permit, located at approximately 27 North and 200 East. TJ Ventures, LLC-Owner. Troy Dennett-Applicant.


Commissioner Perry Brown stated that it looks pretty good. The stage is already there. It would not affect many people surrounding them and will provide us another location for community engagement. If they open it up to people for elementaries, there may be a parking problem there and might need to come in and ask for an expansion. Commissioner Doug Clifford stated that it doesn't seem to be too much of a problem as far as vicinity for noise. A loud rock band might be. There is parking at the University next door, and there own lot is fairly good-sized. It will be interesting to see how this will be used for schools and the community. They are reaching out to see how it turns out and he thinks it is a neat idea. Chair Pam Gardiol stated the narrative states that Spring, Summer and Fall they are open 10 am to 10 pm. She has experience living next to entities with entertainment late into the evening after children have gone to bed. She would stipulate that music will follow the noise ordinance so people are not being kept up by the noise. Even though performances stop, there is still breakdown of their equipment. It concerns her since it abuts residential. Bryan Pack stated that our current noise ordinance prohibits construction noise. It states "loud, unnecessary or unusual noise or any noise which annoys, disturbs, injures or endangers the comfort, repose, health, peace or safety of others within the limits of the City." There is an argument that a band could violate our noise ordinance. If you are concerned about that, it would be appropriate to put some limits on what that noise is. We have a special event permit that could be required if the event has a bigger impact than just a normal day-to-day business. Commissioner Dave Robinson inquired if our ordinance prevents obnoxious noise at any given time of the day? Bryan Pack stated potentially, it is vague enough. Commissioner Dave Robinson stated he has speakers on the exterior of his house that the neighbors can hear. He is courteous but they can be heard. Most cities give a time period in which they draw that line. Sharon Allen stated that our previous and current Building and Zoning Administrators have interpreted noise activity to be the same as construction hours. Chair Pam Gardiol stated this is a business with ongoing entertainment and it becomes tiring for the residents. This business closes at 10 pm, so she proposes 9 pm. Commissioner Brandon Weight stated that Tuacahn is within the city limit. They go well past 10 pm. Sharon Allen stated they also have a Conditional Use Permit. She would have to review what that says. Bryan Pack stated in recommending to City Council, put a limit on noise, or simply say it requires a special event permit every time they have an event that creates noise there. Commissioner Dave Robinson stated they are trying to do something good for the neighborhood. They are trying to gather people together for the good of the community to listen to music. Why do we want to strap them down? It blows his mind to regulate this so heavily. He is not trying to offend anyone, but we need to learn how to deal with the people around us. There are baseball diamonds down here that have loud noises. That is what they are trying to do, to create, to gather and have some fun. We are going to regulate it until they can't. Commissioner Brandon Weight stated he is trying to find a way to say yes. Chair Pam Gardiol stated finding that balance is saying 9 pm to give them the opportunity to enjoy the activity and still put children to sleep at a reasonable hour. She doesn't know that a special event is necessary, but let's have them stop the music at 9 pm. We want to encourage them to be successful but they are abutting a neighborhood. She finds Tuacahn to be inappropriate for the houses there. We want to create community rather than resentment. She feels that 9 pm is reasonable. Commissioner Dave Robinson stated that Tuacahn was there long before those homes. They took that fact into account. 10 pm is when they close. That is not a problem and is typical for most cities. Their business is not close to any residential. There are three homes within even 200 feet of his, maybe closer to 1000 feet. Chuck Gillette stated that one is the applicant's home. Commissioner Brandon Weight inquired if we should ask for a one-time signature from the adjacent neighbors before they begin? The time doesn't matter to him, as long as everyone agrees. Bryan Pack stated that is actually requiring more than a Special Event Permit. But it is possible to do that. Commissioner Doug Clifford stated we could be over-regulating this. We need more things like this. 9 pm is too early. Maybe 9:30 pm to be totally shut down by 10 pm. Troy Dennett stated that he is the owner of The Icebox. He hopes to be quiet by 10 pm. That is their hours in the summer because it isn't even dark by 10 pm. They close after 8 pm in the winter when everything gets quiet and shuts down. Commissioner Doug Clifford stated that how did this start? Do you have people that want to perform? Troy Dennett stated the elevated stage was put in when we built the store. We planned and intended then some sort of music or performances. He did not do it in the original Conditional Use Permit. At the time, Ivins didn't have anything here. We go to Kayenta and they have their community with art and sidewalks and events. We would also like to draw people in. It took him 8 years to turn in the application. It was to help create some atmosphere. It wasn't generated by anything, just something we'd like to do in the community. St George has a few similar locations. Commissioner Brandon Weight stated that Kayenta has live bands. Troy Dennett stated he is not planning any concerts. Small groups and performers. He is a school teacher in Mesquite. He has kids in the elementaries that want to perform and he would like to offer that, and to Lava Ridge as well. Commissioner Perry Brown stated that when you close now at 10 pm what would change in your routine? Troy Dennett stated nothing. They would be wrapping up cords and picking up chairs. It would be pretty limited and would not affect our closing or noise. Commissioner Dave Robinson inquired if there was an audio system in place? Troy Dennett stated we don't. We may pick up a few items but they will bring their own. We will provide electrical and the necessary plug-ins. Chair Pam Gardiol inquired if he would consider shutting down the performance at 9:30 pm so that it is closed by 10 pm? Troy Dennett stated we would prefer to go to closing. He lives at the house, his brother-in-law lives in one, and he owns the lot next door. We close at 10 pm and we still hear people sitting outside chatting. The lights do go out and are on a timer. They are mindful of that.
MOTION: Commissioner Dave Robinson moved to approve recommendation of a Class V Conditional Use Permit, located at approximately 27 North and 200 East. TJ Ventures, LLC-Owner. Troy Dennett-Applicant with the stipulation to have a 10 pm shutoff, following the noise ordinance. Brandon 2nd. 
SECOND: Commissioner Brandon Weight
VOTE: The motion carried.
	Commissioner Perry Brown
	AYE

	Commissioner Doug Clifford
	AYE

	Commissioner Dave Robinson
	AYE

	Commissioner Brandon Weight
	AYE

	Chair Pam Gardiol
	NAY

	4)
	DISCUSSION AND POTENTIAL ACTION ITEMS



	A.
	Discuss and consider recommendation amending Hafen Farms Development Agreement.


Sharon Allen stated that the developer has spoken with Tom Jorgensen, or City Engineer to make a change to their development agreement. Fieldstone Homes is going to contract the sale of this property and so for tax purposes they agreed to close before the final plat being recorded. They want to modify the development agreement to allow them to get a quit-claim signed, transferring a strip currently owned by the City over to Hafen Farms. Once completed, they will install storm drain improvements and the City will pay Royal T their required portion of the costs. The one line they have changed in the development agreement is on Item E under consideration of stormwater improvements asking that the conveyance shall occur once the stormwater improvements are completed by the City, signing and recording a quit-claim deed transferring ownership to Hafen Farms, LLC. Commissioner Perry Brown inquired who is completing the improvements? Chuck Gillette stated that we made an agreement to have their contractor put them in on our behalf, and the City will pay for it. The agreement may be directly with their contractor. Bryan Pack stated it is an agreement with the developer to put in the improvements and we reimburse them. Commissioner Perry Brown stated that if the developer is putting in the improvements, it should say that the conveyance shall occur transferring ownership to Hafen Farms LLC once the stormwater improvements are completed. Commissioner Brandon Weight stated maybe it would be best to say "improvements are completed by the City's contractor signing the quit claim deed." Chuck Gillette stated no we are reimbursing the developer. Part of the compensation is the property, so we won't transfer the deed until the improvements are completed, along with money paid to the developer. They are installing the improvements at the request of the City as part of our capital improvements program and part of their construction project. Commissioner Brandon Weight stated maybe it should say "improvements are completed by the developer and reimbursed by the City." Chuck Gillette stated that we are reimbursing the developer and they will pay the contractor. Commissioner Perry Brown stated so we need to recommend approval to convey the quitclaim deed after the stormwater improvements are completed. Bryan Pack stated that it is fine the way it is but we could clarify by saying "the City shall convey the land by signing and recording a quit claim deed transferring ownership to Hafen Farms, LLC once the stormwater improvements are completed by the developer."
MOTION: Commissioner Perry Brown moved to approve recommendation amending Hafen Farms Development Agreement, as amended. Roll Call Unanimous.
SECOND: Commissioner Dave Robinson
VOTE: The motion carried unanimously.
	Chair Pam Gardiol
	AYE

	Commissioner Perry Brown
	AYE

	Commissioner Doug Clifford
	AYE

	Commissioner Dave Robinson
	AYE

	Commissioner Brandon Weight
	AYE

	B.
	Discuss and consider approval of the Ivins City Planning Commission Meeting Minutes for February 3, 2026.


MOTION: Commissioner Doug Clifford moved to approve the Ivins City Planning Commission Meeting Minutes for February 3, 2026.
SECOND: Commissioner Dave Robinson
VOTE: The motion carried unanimously.
	Chair Pam Gardiol
	AYE

	Commissioner Perry Brown
	AYE

	Commissioner Doug Clifford
	AYE

	Commissioner Dave Robinson
	AYE

	Commissioner Brandon Weight
	AYE

	5)
	REPORTS



	A.
	Planning Commission Members


Commissioner Dave Robinson stated that he went to the Transportation Expo. He ran into Chair Pam Garidol there, and Commissioner Brandon Weight attended, but they did not get to see each other. It was great and informational for Ivins and surrounding cities. There is lot coming and he was impressed as well as scared. Commissioner Brandon Weight stated this Expo happens annually every February for anyone that wants to go. It is put on by the Dixie MPO and displays all the transportation projects in the area. Ivins had their projects and improvements there. Chair Pam Gardiol stated her takeaway was one of the cities has a philosophy to have as few straight streets as possible. That was their desire is to eliminate a straight shot. That was impressive.
	B.
	Chair


Chair Pam Gardiol stated that she had the opportunity to go to the Washington County Water Conservancy District tour of their facilities by Quail Creek to see how water was being managed. It was very informative. We went to the facility where they are expanding reservoirs and ensuring that the water is clean. Because of this process she asked what if the demand is greater than the amount of water coming into the system. They said should we get to that point, they will reach out to each community to say that cities have the responsibility to monitor that. Zack Renstrom invited all of the Commission. She received a communication from Councilmember Wayne Pennington regarding the new High Density zoning. What is that protocol? Chuck Gillette stated the recommendation goes to City Council unless they feel the need to have the Planning Commission re-analyze something. They have the ability to act on this themselves.
	C.
	Building and Zoning Administrator, Rob Dalley


Sharon Allen stated that lot averaging will be on the next meeting.
	D.
	City Attorney, Bryan Pack



	E.
	Items to be placed on future agendas.


Sharon Allen stated that there may be a new zoning text amendment on the next agenda.
	6)
	ADJOURNMENT


MOTION: Commissioner Perry Brown moved to approve ADJOURNMENT
SECOND: Commissioner Doug Clifford
VOTE: The motion carried unanimously.
	Chair Pam Gardiol
	AYE

	Commissioner Perry Brown
	AYE

	Commissioner Doug Clifford
	AYE

	Commissioner Dave Robinson
	AYE

	Commissioner Brandon Weight
	AYE
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